
DELEGATED REPORT

PLANNING APP No: 191004931FUL

Date Application Valid: 25th April 2019
KPI Deadline: 31 August 2019 KPI Target Met? N

Proposal Demolition of Existing Manse and construction of 3 Detached Two Storey Dwellings

Address 14 Holmbrae Road Case Officer:
Calderbraes Mrs Susan Hunt
Uddingston
Glasgow
North Lanarkshire
G71 6AP

Local Plan Policies North Lanarkshire Local Plan 2012(NLLP)

• HCF1 A (Residential Amenity)
• DSP 4 (Quality of Development)

Planning History No relevant history
Site Visit Date(s) 03rd May 2019
Weekly List Date 2nd May 2019 Weekly List Expiry Date 16th May 2019
Neighbour 30th April 2019 Neighbour Notification 21st May 2019Notification Sent i Expiry Date
Advert Date n/a Advert Expiry Date n/a

Detailed Considerations COMMENTS

Siting The application site comprises a 1 ½ storey detached church manse of traditional red
sandstone construction and associated garden ground located in an established
residential area.

The application site fronts onto Holmbrae Road and is roughly square measuring
approximately 36.5m by 36m (1300 sq.m). The site is bounded by residential properties
of similar age and style to the north and south, Holmbrae Road to the east and open
space to the rear (west).

Holmbrae Road is on a hill and rises from the junction with New Edinburgh Road to the
roundabout junction with Old Edinburgh Road. The plot follows this gradient with the
lower point along the southern boundary with No. 16 and the highest point at boundary
with No. 12.

Design and Materials The proposed 3 dwellinghouses are of two storey design (8.9m to ridge) with hipped
roofs and two storey bay window features on the front elevation. The houses would
measure 7.6m wide by 12.5m deep with an overall footprint of 95 sq.m. Plot 3 has a
single detached garage within the rear garden. The dwellinghouses would be finished
in a mix of render and reconstituted stone detailing with grey concrete slate look tiles
and UPVC windows.

Daylight/Sunlight The proposed dwellinghouses would be located closer to No.12 and No.16 Holmbrae
Road than the existing dwellinghouse. Each has a gable window which would be
affected by the proposed new dwellinghouses but these are secondary windows and as
such the impact is acceptable.

Boundary Treatment A mature hedge encloses the plot rising from approx. 1.5m around the front garden onto
Holmbrae Road and 2−2.5m around the rear garden.

The proposed layout shows 1 m high timber fencing around the front garden and 2m
high around the rear.

Privacy It is noted that there are windows on each of the proposed gables at both ground and
first floor. The impact of these windows is discussed fully in the report below.

Adjacent Levels The plot follows the surrounding topography which gently rises from the south eastern
corner to north western reflecting the incline of Holmbrae Road.

Landscaping (including garden There are 4 mature trees within the front garden. There are pockets of mature shrubs
ground) and trees along the rear boundary.

Access, Parking & Turning There is an existing single width drive way with dropped kerb leading to single garage to
the rear and monoblocked car parking area to the front.

Site Constraints Coal Authority Zone 2 − Low Risk where standard advisory notes apply.

Consultation Responses Given the proposed demolition of the existing dwellinghouse the applicant submitted a
Bat Survey which confirmed that there are no bats currently using the building. NLC
Greenspace has reviewed the survey and found it to be acceptable in methodology,



content and conclusions.

NLC Road Development Team has no objection to the application subject to conditions
relating to parking provision, visibility splays, driveway widths and turning areas
incorporated within the plots.

Representations None

Any Other Material None
ConsiderationsReport

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 raised
no strategic issues in terms of the Glasgow and Clyde Valley Strategic Development Plan and therefore it can be
assessed in terms of local plan policy.

The application site is located in an area designated as HCF 1 A in the North Lanarkshire Local Plan 2012 which seeks
to protect the residential character and amenity of existing housing areas. The propos is for the redevelopment of the
plot to accommodate three dwellinghouses and is therefore a compatible use with the surrounding area and as such the
principle of developing three house plots is acceptable.

Policy HCF 1A requires such proposals to be assessed against the criteria of DSP 4 which considered issues such as
size, materials, road safety, and which states that proposals must integrate successfully with the surrounding area by
enhancing and protecting natural and building features on site and avoiding harm to neighbouring amenity.

DSP4 requires that proposals need to demonstrate that ......features of natural or historic environment interest (including
stone buildings) will be safeguarded or enhanced'. It is noted that the existing building is not listed nor does it fall within
any conservation area; however, it is of traditional red sandstone construction, is characterful and carries architectural
value and interest whilst contributing to the streetscape together with adjacent sandstone houses. The site visit
confirmed that the building is currently occupied and in good repair when viewed externally. The property has been
recently re−roofed and the stonework is in generally good repair. It was noted that some window frames required
repainting but no obvious structural issues (such as cracking) were noted.

A supporting statement has been submitted by the applicant advising that maintenance and upgrading of windows,
heating, kitchens and bathrooms within the Manse is urgently required and that together with increasing energy bills and
gardening costs the running of the Manse has become costly to retain. A feasibility study was undertaken which looked
at refurbishing the manse, selling the manse or redeveloping the site. It was decided by the Church of Scotland that an
agreement be entered into with a developer to demolish the existing building and building a new manse with the
remainder sold off (for two plots) to pay for the development. The feasibility looked at refurbishing the existing Manse
but found it would be too costly and also discounted selling the Manse and looking for another property as it was difficult
to find a property that met the Churches operational requirements.

No argument has been put forward by the applicant that there is a need for demolition due to structural failure or the
need for serious repair which would be economically unfeasible. As such it is considered that the demolition of the
existing manse would be contrary to policy DSP4.

In turning to the proposed dwellinghouses it is noted that they are of two storey design (8.9m to ridge) with hipped roofs
and two storey bay window features on the front elevation. The houses would measure 7.6m wide by 12.5m deep with
an overall footprint of 95 sq.m. The floor plans show lounge, study and kitchen dining room on the ground floor with 4
bedrooms at first floor level. The proposed dwellinghouses would be finished in a mix of render and natural stone
detailing with grey concrete tiles. The two storey height and hipped roof design does not reflect the other traditional
gable pitches that run front to back on adjacent properties along the street, this difference is exacerbated by the fact that
the dwellinghouses are long and narrow in proportion. On this basis, it is considered that the proposed design fails to
meet the terms of DSP4 as the buildings would not integrate satisfactorily within the context of the existing streetscape.

It is noted that there are windows proposed on both gables of the houses. Those at ground floor level are not considered
to have any adverse impact on privacy on either the existing adjacent dwellinghouses or the each of the proposed
dwellinghouses as a 2m high fence would reduce overlooking. It is noted that there are windows at first floor level on
both gables. Those to the bathroom and hallway are acceptable. Those to the bedrooms at first floor level are
acceptable between plot 1 and 2 and between plots 2 and 3 due to the layout and window positioning of the new houses.
The bedroom window on the gable window of plot 1 and No. 12 Holmbrae Road is not acceptable as it may result in the
overlooking of the rear garden of No 12.

Turning to available sunlight and daylight, it is noted that adjacent residential dwellinghouses at both No. 12 and No. 16
have a window on the gable and that these would be adversely affected due to the proximity of the proposed houses;
however, as both appear to be secondary windows it is not considered that this would be a reason to refuse the
application.

The developers guide to open space around dwellings requires that plots in excess of 300 sq.m should have at least
70% of the plot area s open space/garden ground and that 100 square meters of the open space should be rear garden
area. In terms of dimensions a detached plot should have a minimum front garden depth of 6 metres, a minimum rear



garden depth of 10 metres and a minimum side garden width of 5 metres to be provided on the basis of 2.5m on each
side or alternative distances of 2 and 3 metres. The plots each measure approximately 12.2m wide by 36.4m deep and
in terms of the open space standards each of the plots meet, and exceed, the required front and rear garden depths;
however, they marginally fail to meet the cumulative side garden width of 5m with each having approximately 4.5m.

When looking at parking provision it is noted that the NLC Roads Development team has no objection subject to
conditions. These conditions include that each of the plots have 3 standard size parking spaces and, as the properties
would have direct access onto the A725, a turning facility to allow vehicles to enter and exit in a forward gear. It is noted
that the driveways of plots 2 and 3 could be extended to accommodate this requirement. The driveways could be
widened to accommodate the 5m wide dropped kerb required.

Following standard neighbour notification procedures no letters of representation have been received. No objections
have been received from consultees and it is considered that most consultee comments could reasonably be
accommodated through planning conditions.

In conclusion, whilst it has been demonstrated that three modern houses could be reasonably accommodated within the
site without detriment to the amenity of the adjacent residential properties, the proposal to demolish the existing building
fails to safeguard or enhance the existing red sandstone building on site which is of traditional character and adds value
to the streetscape is considered contrary to policy DSP4 (Quality of Development). Furthermore, the proposed
dwellinghouse design of two storey height and hipped roof construction and narrow frontage would be an incongruous
addition to the streetscape between traditional dwellinghouses which are 1 and 1/2 storey and have traditional dual
pitched roofs. For these reasons it is recommended that planning permission be refused.

Date 6th September 2019

Reasoned Justification

The proposal is contrary to the relevant North Lanarkshire Local Plan (2012) policies as it involves the
demolition of traditional sandstone building which fails to safeguard or enhance the architectural interest or
value that it brings to the streetscape and would replace it with dwellinghouses of an incongruent design to the
detriment of the visual amenity of the streetscape.

Recommendation: Refuse for the FollowingConditions:−1.

Refuse for the reason that the proposed demolition of the existing traditional sandstone dwellinghouse
fails to meet the requirements of policy DSP4 of the North Lanarkshire Local Plan 2012 in that the
proposal does not demonstrate that the building will be safeguarded or enhanced nor does it
demonstrate that the demolition is necessary due to it being beyond structural or economic repair.

2. Refuse for the reason that the proposed design of the proposed dwellinghouses fails to meet the
requirements of policy DSP4 of the North Lanarkshire Local Plan 2012 in that the two storey design and
use of hipped roof (when read together with the orientation of its pitch) would not reflect adjacent
dwellinghouses and as such would not integrate satisfactorily with the surrounding streetscape.


