
DELEGATED REPORT

PLANNING APP No: 18100658/FUL

Date Application Valid: 10th May 2018
KPI Deadline: 10.07.18. (PA TO 28.08.18.) KPI Target Met? Yes

Proposal Retail Shop Unit With Two Flats Above

Address Site West Of 1−6 Case Officer:
Old Gartloch Road Mr Paul Williams
Gartcosh
North Lanarkshire

Local Plan Policies North Lanarkshire Local Plan

Policy HCF 1A − Existing Residential Area − Supports Uses appropriate to a Residential Area
when no detriment to Residential Area.

DSP 4 (Quality of Development)

Planning History
• 1 0/00885/PREAPL Improvement of Existing Seating, Tree and Shrub Planting and Provision of

Two Gateway Seating Areas
• 12/00276/FUL Formation of Car Wash and Valeting Facility
• 14/00559/PREAPL Change of Use for Empty Property to MOT Station
• 14/01780/FUL Construction of Shop Unit
• 1 7/00808/ADV Directional Sign Board

Site Visit Date(s) 2405.18.
Weekly List Date 17th May 2018 Weekly List Expiry Date
Neighbour Neighbour Notification
Notification Sent 10th May 2018 Expiry Date 31st May 2018

Advert Date 23rd May 2018 Advert Expiry Date

Detailed Considerations COMMENTS

Siting The application site is an existing vacant commercial yard located to the west of 1−6
Old Gartloch Road, Gartcosh. The yard is located adjacent to an existing traditionally
built Edwardian style two storey building with shop units comprising a hot food
takeaway, shop, restaurant, hairdressers and pharmacy on the ground floor and
residential properties above. The existing Edwardian style building is of two storeys
with a dual−pitched roof with bookend fronting gables and integrated bay windows with
a central eyebrow dormer. It is finished in render and sandstone and was built in 1914
for the Gartcosh Cooperative Society. The surrounding area is predominantly
residential in nature. The site is bounded by residential to the north and west as well
as a grassed area immediately to the west which is part of the curtilage of the dwelling
to the north. There is open space to the south and the existing shop building to the
east.

Design and Materials The proposed building is two−storey with a dual−pitched, hipped roof with a central
eyebrow pediment and clock feature to echo the existing adjacent Edwardian building.
Either side of this pediment would be two symmetrical tripartite windows on the first
floor above two traditionally design shopfronts. The two flatted dwellings proposed on
the first floor would be accessed from a central doorway on the ground floor. Each flat
would have an external patio area to the rear on the first floor facing north. The
proposed building measuresl5.5m deep with a width of approx. 12.5 metres. The
height would be 6 metres to the eaves and 9.8 metres to the ridge. The applicant
proposes materials to match the adjacent Edwardian building. However, it is
considered that contrasting materials would be better in order not to compete with the
older building.

Daylight/Sunlight Potential issue with rear garden of 95a Lochend Road.

Boundary Treatment The external walls of the unit will effectively form the boundary of the site.

Privacy No substantive privacy issues, duo to 1.8 metre screen fence proposed for patio areas.

Adjacent Levels Lower lying ground level to the north.

Landscaping (including garden No landscaping due to traditional street fronting nature of proposal and possible
ground) overdevelopment.

Access, Parking & Turning None proposed public parking facilities are located in the area, including on street
availability around the corner.



Site Constraints Coal Authority Zone − not high risk.

Consultation Responses The Coal Authority has confirmed that the site does not fall within a High Risk area
therefore a CMRA is not required and standing advice would apply.

NLC Protective Services have offered standard advice regarding hours of operation for
the proposed shops as well as a BS 10175:2001 S.I. required and any associated
mitigation carried out prior to construction work.

Representations 5 representations have been received from surrounding residents outlining the
followingconcerns:−•

Impact/overshadowing/Loss of outlook on side (western) gable bedroom
window of flatted dwelling at 95 Lochend Road (proposed building too
close and too tall).

• Loss of privacy to dwellings to the north of the site.
• Overshadowing of garden immediately to the north.
• Concern about the size and massing of the proposed western gable wall

in relation to side garden of 8 Old Gartloch Road and overall context of cul
de sac.

• Proposed bin area would lead to vermin.
• Impact on sewage/drainage infrastructure.
• Failure to reinstate northern boundary wall after demolition of previous

building.
• Concern about possible Hot Food Takeaway.
• Potential operational noise from shop ventilation and chilling systems
• Impact on levels of traffic and existing parking.

Any Other Material No
Considerations

Report

This application seeks full planning permission for the construction of a two−storey building containing two shop units
on the ground floor and two flatted dwellings above on the first floor.

The proposed building has been designed to reflect the style and features of the adjacent former Edwardiantwo−storey
Co−op building immediately to the east of the application site. This has resulted in a proposed two−storey

building with hipped gables with a central pediment clock feature finished in dry−dashed render and facing brick panels
and grey rooftiles. Traditionally proportioned shopfronts and windows are also proposed.

The application site once contained a vacant commercial yard and derelict buildings which is understood was once a
stables associated with the adjacent Co−op building. The site is located at Old Gartloch Road, Gartcosh. The adjacent
former Co−op building is a traditional two storey building dating from the Edwardian period with book−end gable
features and a central eyebrow feature. The original Co−op shop has been sub−divided into separate units containing
a hot food takeaway, shop, restaurant, hairdressers and pharmacy on the ground floor and flatted dwellings above.
The surrounding area is predominantly residential in nature with a variety of architectural styles and eras and material
finishes reflecting the changing development over the years within the village.

The site falls within an area covered by Policy HCF 1 A (Protecting Residential Amenity and Community Facilities
(Residential Areas) where there is a presumption against developments detrimental to residential amenity in primarily
residential areas. The policy advises that developments of an ancillary nature may be acceptable subject to impact on
residential amenity and provision for servicing and parking.

As a result of initial assessment of the proposal concern was expressed regarding the impact on the garden of 95a
Lochend Road and also the outlook and daylighting of the bedroom window of the flat at 95 Lochend Road. The
proposal would result in the eaves of the proposed building being approximately 0.9 metres from this bedroom window
at it nearest and approximately 3.3 metres away from the top of the window with the apex of the proposed building
rising approximately 3.8 metres above the sill of the bedroom window. As a result of this, amended drawings were
submitted which set the proposed 1.8 metre high screen wall associated with the proposed outdoor patio areas for
both proposed flats 1 metre back from the mutual boundary with 95a Lochend Road. Nothing was amended in terms
of the issue with the window of 95 Lochend Road.

Although the application site is part of a residential area and is subsequently zoned as such in the adopted local plan,
it is clear that the existing vacant yard area and associated derelict industrial buildings are adjacent to and form part
of a local convenience centre due to the historical context of the site. It is recognised that a previous Planning
Permission has been granted for a single storey shop unit on the same plan as the current proposal. The proposed
shop units are acceptable in principle as the site forms part of the retail/service core of the village as reflected in the
previous planning consent. However, it is considered that the 2 no proposed flatted dwellings constitute inappropriate
over−development of the application site in terms of plan, scale and massing. The fact that the design incorporates
light wells in both the eastern and western first floor gables to provide natural light to a proposed WC and bedroom for
each proposed flat reflects the fact that the proposal constitutes over−development of the site. It is considered that the
previously approved single storey scheme represents the limit of acceptable development on the site. Concerns over



the overdeveloped nature of the proposal, massing and impact on the adjacent flatted dwelling at 95 Lochend Road
have been put to the applicant but no further amendments to the proposal have been made in this regard.

In terms of the points of objection these are assessed as follows:−•

Impact/overshadowing/Loss of outlook on side (western) gable bedroom window of flatted dwelling at 95
Lochend Road (proposed building too close and too tall).

Comment: Although the proposed building has hipped gables, it is considered that the proposed
overdevelopment of the site and inappropriate massing would have a detrimental impact on this adjacent
flatted dwelling. In other words, the proposed building is too tall and too close to the existing building to the
east which would result in an unacceptable impact on the side bedroom window of 95 Lochend Road in
terms of loss of outlook and loss of light

. Loss of privacy to dwellings to the north of the site.

Comment: It is not considered that the proposal will result in a loss of privacy in this way due to the
proposed 1.8 metre high screen fence proposed near the northern boundary in relation to the proposed first
floor patio areas.

• Overshadowing of garden immediately to the north.

Comment: This garden is already currently overshadowed by the existing boundary wall and it is
considered that the proposed building will add to this overshadowing due to the height of the proposed
building.

• Concern about the size and massing of the proposed western gable wall in relation to side garden of 8 Old
Gartloch Road and overall context of cul de sac.

Comment: It is considered that the proposed massing of the building and in particular the western gable of
the proposed building is inappropriate and will have an incongruous and overbearing impact in the context
of the Old Gartloch Road cul de sac which would be exacerbated by the lower lying ground levels of the cul
de sac.

• Proposed bin area would lead to vermin.

Comment: This would be dealt with under separate Environmental Health legislation.

• Impact on sewage/drainage infrastructure.

Comment: This is an issue for Building Standards and the relevant utility bodies.

• Failure to reinstate northern boundary wall after demolition of previous building.

Comment: There are no planning conditions to this effect on Planning Permission 14/01 780/FUL (the single
storey shop consent), although re−instatement of the wall is inherent on the approved drawings.

• Concern about possible Hot Food Takeaway.

Comment: This planning application seeks consent for Class 1 retail units. Any proposal for a Hot Food
Takeaway would need a separate Planning Permission for a Change of Use after the proposal (if permitted)
came into use.

Potential operational noise from shop ventilation and chilling systems.

Comment: This would be dealt with under separate Environmental Health legislation.

• Impact on levels of traffic and existing parking.

Comment: The proposal will have an impact in terms of traffic generation and parking provision but not
significantly more than the impact of the previous consent for the single storey shops (Planning Permission
14/01780).

In conclusion, it is considered that the proposal represents an unacceptable overdevelopment of the site which would
result in unacceptable impacts on adjacent residents and the character and amenity of the locale. It is considered that
the proposed shop units and flats will result in an unacceptable loss of residential amenity in terms of the first floor
side window on the western gable of the flatted dwelling at 95 Lochend Road. The NLLP also requires proposed
developments to be assessed against policies DSP 1 (Amount of Development), DSP 2 (Location of Development),
DSP 3 (Impact of Development) and DSP 4 (Quality of Development). Given the scale and nature of the development,
DSP 1, DSP 2 and DSP 3 are not relevant. Policy DSP 4 states that development will only be permitted where high
standards of site planning sustainable design are achieved. The proposed shop unit is considered to incorporate a
design compatible with the adjacent commercial units. Whilst it is recognised that the redevelopment of this site will
remove an existing derelict and unsightly area by the construction of a new building, it is considered that the proposed
building represents an unacceptable overdevelopment of the site to the detriment of surrounding residential amenity



and in particular to the residential amenity of 95 Lochend Road (overbearing structure in close proximity to a bedroom
window resulting in a loss of light and outlook). The impact that the proposed building mass will have on the rear
garden of 95a Lochend Road in terms of being overbearing in relation to height and massing along the mutual
boundary of the site with the southern boundary of the rear garden of 95a Lochend Road is also considered to
unacceptable. It is also considered that this relationship will have an unacceptable impact on the natural light afforded
to this rear garden. It is noted that the proposed building mass on the boundary with 95a Lochend Road will be similar
to that of the original buildings on site but the rest of the proposed building fails to recognise the relationship with 95a
Lochend Road (especially the side bedroom widow) or the remainder of the cul de sac. Also the historical context has
been lost and is no longer relevant and has been superseded by more recent developments and the proposed massing
is not considered acceptable in terms of modern standards. It is therefore considered that the proposal does not accord
with policies HCF 1 A and DSP4 of the North Lanarkshire Local Plan.

For the above reasons it is concluded that the proposed shop units and flats will have an unacceptable detrimental
impact on the residential amenity of 95 Lochend Road and 95a Lochend Road and the surrounding residential area
both in terms of massing and inappropriate over−development. It is therefore considered that the proposal does not
accord with the terms of Policies HCF 1 A in terms of residential amenity and DSP 4 in terms of design in the North
Lanarkshire Local Plan. It is therefore recommended that planning permission be refused.

Date 27th August 2018

Reasoned Justification

The proposal will have an unacceptable detrimental impact on the residential amenity of 95 Lochend Road and 95a
Lochend Road and the surrounding residential area both in terms of massing and inappropriate over−development. It is
therefore considered that the proposal does not accord with the terms of Policies HCF 1 A in terms of residential amenity
and DSP 4 in terms of design in the North Lanarkshire Local Plan.

Recommendation: Refuse for the following reason:

The proposed shop units and flats will have an unacceptable detrimental impact on the residential amenity of 95
Lochend Road in terms of overbearing nature, loss of light and outlook to the gable bedroom window; with regards to
95a Lochend Road in terms of overshadowing of the rear garden and with regards to the surrounding residential area
both in terms of the impact of the massing and inappropriate over−development on the character and amenity of the
Old Gartloch Road cul de sac. It is therefore considered that the proposal does not accord with the terms of Policies
HCF 1 A in terms of residential amenity and DSP 4 in terms of design in the North Lanarkshire Local Plan.


