
DELEGATED REPORT

PLANNING APP No: 19/00657/FUL

Date Application Valid: 28th May 2019

KPI Deadline: 28/07/2019 KPI Target Met? Yes

Proposal Front dormer extension

Address 170 Main Street I Case Officer:
Plains Ms Shahida Bashir
Airdrie
North Lanarkshire
ML67JH

Local Plan Policies HCF 1 A Residential Amenity
DSP4 − Quality of Development

Planning History
. 19/00657/FUL Front dormer extension

Site Visit Date(s) 12/06/2019
Weekly List Date 6th June 2019 I Weekly List Expiry Date 27/06/2019
Neighbour 10th June 2019 Neighbour Notification 1st July 2019Notification Sent I Expiry Date
Advert Date − Advert Expiry Date

Detailed Considerations COMMENTS

Siting The property is a small 1−bedroom semi−detached cottage located on the south
side of Main Street (A89) on the main road through Plains, within a residential
area of single storey houses and 2−storey four−in−a−block flats (opposite). It
appears to have originally been single storey, but there is a rear box−dormer roof
extension and the existing roof has had its ridgeline slightly stepped up in order
to accommodate the rear dormer. There is also a single−storey rear lean−to
extension, a lean−to front porch, a detached garage in the rear garden, and a
front bay window which appears to be a recent addition. The site backs onto the
railway line on a low embankment.

Planning permission is sought for a large gable−fronted dormer to be located to
the front of this property facing the street. This would allow the enlargement of
the existing small first floor bedroom.

The applicant also proposes a new window on the ground floor gable in order to
convert the existing windowless dining room into a second bedroom. That
alteration would be covered by permitted development rights.

Design and Materials The existing building is finished with a tiled roof, rendered walls and UPVC
windows. The existing large flat−roofed dormer at the rear of the property is
timber clad.

The proposed front dormer would be timber clad with UPVC window frame to
match the rear dormer. The roofing material is not specified. The former would
be almost three times the width of the window its positioning would not
correspond with that of the ground floor window.

One of the nearby single storey cottages has a large box dormer facing the
street, but otherwise such features are confined to the rear of the nearby houses.
Most of these cottages appear to have originally been small miners' row
dwellings but they have been much modified, and in some cases combined into

Daylight/Sunlight Due to the orientation and location of the dormer, it will not result in any
detrimental effect to existing levels of daylight/sunlight.

Boundary Treatment Front: Small brick boundary wall and fence combined measure a metre in height.
Rear: High boundary hedge and overgrown vegetation on railway embankment
to rear.

Privacy As the dormer is to be located to the front − facing on to the street, privacy will
not be affected.

Adjacent Levels Site slopes from north down to south (rear).



Landscaping (including garden Front garden: Part tarmacked driveway and part grass.
ground) Rear garden: Grass with over grown planting.

Access, Parking & Turning No change. Garage and long driveway.

Site Constraints None.

Consultation Responses Protective Services: No comment.

Representations One letter of representation submitted by adjoining neighbour, making the
following points:

• Boundary line on location plan not correct,
• No objection to the proposal.

(The applicant has certified ownership of the land outlined in red on the location
plan, but this plan differs from what is shown on the floor plans in which the line
of division between the two houses is more complicated. However, this has no
bearing on the proposed dormer and it is not considered necessary to seek an
amended location plan).

Any Other Material −Considerations

Report

Under Section 25 of the Town and Country Planning (Scotland) Act 1997, planning decisions must be made
in accordance with the development plan unless material considerations indicate otherwise. The proposal
raises no strategic issues and as such requires to be assessed against local plan policies. In this instance,
the North Lanarkshire Local Plan 2012 is relevant.

Policy HCF1 (Protecting Residential Amenity and Community Facilities) discourages development which is
detrimental to residential amenity in primary residential areas. As a house extension with no adverse impact
upon the residential amenity of neighbouring dwellings the proposal is consistent with this policy.

Policy DSP4 (Quality of Development) requires that development have a high standard of site planning and
sustainable design. Amongst other considerations, proposals must ensure a high quality of development in
terms of design, height, massing, proportion, colour and materials, etc. As explained below it is considered
that the proposal is contrary to this policy.

The application property is one of a row of what were originally single−storey cottages, extending along the
south side of Main Street. Several of these have roof conversions although only one of them has a dormer
on its front elevation, and this appears to have been built at least 20 years ago. Most of these houses appear
to date from the Victorian period, but the application property has been extensively modified and retains little
of its original character. Nevertheless, it would not be desirable to allow a precedent for unsightly roof
extensions to be established, and whilst there is one existing box dormer nearby that is an old extension and
does not justify poor design in new proposals. Under these circumstances it is considered that whilst the
addition of front dormer windows may be acceptable in principle, any such dormers should be of an
appropriate design which would not further erode the character of the property or detract from the
appearance of the wider row of cottages.

Traditional dormer windows were usually confined to the width of the actual window, and it was normal for
dormers to be positioned in alignment with the windows on lower floors. In this case, the proposed dormer
is a roof extension intended to extend the size of the existing upstairs bedroom, and its width of approximately
3.5m is the maximum which can possibly be achieved. The front face of the proposed dormer would not be
predominantly glazed but instead it would have a relatively small window occupying a little over 1/3rd of its
width, whilst the majority of the front elevation would be blank and be finished in timber cladding. Such
timber cladding is presently limited to the rear dormer which cannot readily be seen from the street, and
therefore it would introduce which material to the front of the house. The position, design and dimensions
of the proposed dormer do not relate to those of the existing ground floor fenestration, and whilst the ground
floor features an unfortunate bay window modification the lack of alignment would create further visual
unbalance. The proposed dormer would feature a gabled front and a shallow pitched roof, the ridge of which
would be marginally lower than that of the existing roof, but whilst a gabled dormer is often preferable to a
flat−roofed 'box dormer' in this case the width of the proposed dormer is such it would not have any
resemblance to traditional dormer style/proportions.

Overall, it is considered that relative to the size and scale of the house, the proposed dormer would be unduly
large, visually overdominant, and that it would form a conspicuous and incongruous feature on roof which
would detract from the character of the building and from the visual amenity of the area. Accordingly, the



proposal is considered to be contrary to the policy DSP4, as it would not be of an acceptable design quality
and it would be detriment to the visual amenity of the area.

It should be noted that the agent was made aware of these concerns early in the application process, and
was invited to submit an amended proposal. As noted above there is no objection to the principle of a roof
extension at this property subject to adequate design. However, the agent declined to amend the proposal
and requested that the application to be determined as submitted. Taking the above into consideration it is
recommended that this application be refused.

Date 3rd July 2019

Reasoned Justification

The proposed development fails to meet the criteria set out in the relevant policies contained within the
North Lanarkshire Local Plan. The design, scale, material and massing of the proposed front dormer would
result in a detrimental impact on the character of the building and surrounding residential area, and would
set an undesirable precedent for similar applications which could further erode the character of the area.

Recommendation: Refuse for the followingreasons:−The

proposed development is contrary to Policy DSP4 of the North Lanarkshire Local Plan, as the design,
scale, material and massing of the proposed front dormer would result in a conspicuous incongruous
feature attached to the roof, detrimentally impacting on the character of the building, surrounding residential
area and local visual amenity. If approved this extension would set an undesirable precedent for similar
applications which would further erode the character of this residential area.


