Local Review Body

‘ M_ldl()thlan Tuesday 23 October 2012

ltem No  g(a)

Notice of Review: 48 Sixth Street, Newtongrange
Procedural Report

Report by lan Johnson, Head of Planning and Development

1 Purpose of Report

1.1 The purpose of this report is to provide a framework for the Local
Review Body (LRB) to consider a ‘Notice of Review' for the erection of
a two storey extension to dwellinghouse at 48 Sixth Street,
Newtongrange.

2 Background

21  Planning application 12/00188/DPP for the erection of a two storey
extension to dwellinghouse was refused on 30 May, a copy of the
decision is attached to this report.

2.2  The review has progressed through the following stages:

1 Submission of Notice of Review by the applicant.
2 The Registration and Acknowledgement of the Notice of Review.
3 Carrying out Notification and Consultation.

3 Procedures (Next Stage)
3.1 The next stage in the process is for the LRB to determine the following:

1 Whether any further information is required to determine the
review.

2  The time and date of the LRB site visit.

3 Whether the site visit shall be accompanied or unaccompanied.

4  Whether the review will progress by way of written representations
or by a hearing. (The applicant is requesting that the review
progresses by way of written submissions).

32  The final determination of the review will be scheduled for
consideration by the LRB at its meeting 27 November 2012.

4 Supporting Documents
4.1 Attached to this report are the following documents:
s A site location plan (Appendix A);
« A copy of the notice of review form and supporting statement

(Appendix B). In addition, the applicant has submitted a series of
photographs showing other developments within Newtongrange.



These photographs have been uploaded onto the case file and can
be viewed online;

A copy of the case officer’s report (Appendix C);

A copy of the policies stated in the case officer’s report (Appendix
D);

A copy of the decision notice issued on 30 May 2012 (Appendix E);
and

A copy of the submitted plans (Appendix F).

5 Recommendations

5.1 It is recommended that the LRB determine:

1

2
3
4

Whether any further information is required to determine the
review.

The time and date of the LRB site visit.

Whether the site visit shall be accompanied or unaccompanied.
Whether the review will progress by way of written
representations or by a hearing.

16 October 2012

Report Contact:

Peter Arnsdorf, Development Management Manager
peter.arnsdorf@midlothian.gov.uk

Tel No: 0131 271 3310

Background Papers: Planning application 12/00188/DPP available for
inspection online.
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h APPEND B

NOTICE OF REVIEW

Under Section 43A(8) Of the Town and County Planning (SCOTLAND) ACT 1997 (As amended)In Respect
of Decisions on Local Developments.
The Town and Country Planning (Schemes Delegation and Local Review Procedure) (SCOTLAND)
Regulations 2008
The Town and Country Planning (Appeals) (SCOTLAND) Reguiations 2008

IMPORTANT: Please read and follow the guidance notes provided when completing this
form. Failure to supply all the relevant information could invalidate your notice of review.

PLEASE NOTE iT IS FASTER AND SIMPLER TO SUBMIT PLANNING APPLICATIONS
ELECTRONICALLY VIA https:/feplanning.scotiand.qov.uk

1. Applicant’s Details 2. Agent’s Details (if any)
Title Ref Na.
Forename ,Qg\/ Forename et
Surname 8M7HWZGI< Surname B{R’,ﬂ‘? !
Company Name Company Name )
Building No./Name | 245 Building No./Name [ <L .
Address Line 1 S8 Prpe7 Address Line 1 BUDDINGFIan) P
Address Line 2 Address Line 2 L
Town/City NETENRAVEE Town/City EDNBURSH
-~
Postcode f-waQ— M ' Postcode 357” 1/ \T\/
Telephone - Telephone . —
Mobile Mobile -
Fax Fax 4
Email Email <
3. Application Details
Planning authority MIDLDTpbn] Covnserl. -
Planning authority’s application reference number / &/ by &8 / QPP
' /
Site address SORPORATE RESOQURCES
L8 SYX7H $44e57 . FILE:
NEW I GG receze 29 AUG 2012
EHZ2 4t8.
Description of proposed development
RRIED BeAw EXTaNSien &£ ATERTTEn/s,




{ Date of application _ Vi Date of decision {if any} ;
29/3/20(2 30/5/R0iR
{ ' /

Note. This notice must be served on the planning authority within three months of the date of decision notice or
from the date of expiry of the period allowed for determining the application.

4. Nature of Application

Application for planning permission {including householder application) E/
Application for planning permission in principle ]
Further application {inctuding development that has not yet commenced and where a time limit has

been imposed; renewal of planning permission and/or modification, variation or removal of a planning

condition)

Application for approval of matters specified in conditions ]

5. Reasons for seeking review

Refusal of application by appointed officer @/
Failure by appointed officer to determine the application within the period allowed for determination

of the application U
Conditions imposed on consent by appointed officer ]

6. Review procedure

The Local Review Body will decide on the procedure to be used to determine your review and may at any time
during the review process require that further information or representations be made to enable them to determine
the review. Further information may be required by one or a combination of procedures, such as: written
submissions; the holding of one or more hearing sessions and/or inspecting the land which is the subject of the
review case.

Please indicate what procedure {or combination of procedures) you think is most appropriate for the handling of
your review. You may tick more than one box if you wish the review to be conducted by a combinaticn of
procedures.

Further written submissions

One or more hearing sessions

Site inspection

Assessment of review documents only, with no further procedure

DDDQ

If you have marked either of the first 2 options, please explain here which of the matters (as set out in your
statement below) you believe ought to be subject of that procedure and why you consider further submissions or a
hearing necessary.

SEE ATIACHED. [ETRR. DATED 028/5’/30:2

7. Site inspectiion

In the event that the Local Review Body decides to inspect the review site, in your opinion:

Can the site be viewed entirely from public land?
Is it possible for the site to be accessed safely, and without barriers to entry?

|




If there are reasons why you think the Local Review Body would be unable to undertake an unaccompanied site
inspection, please explain here:

8. Statement

You must state, in full, why you are seeking a review on your application. Your statement must set out all matters
you consider require to be taken into account in determining your review. Note: you may not have a further
opportunity to add to your statement of review at a later date. It is therefore essential that you submit with your
notice of review, all necessary information and evidence that you rely on and wish the Local Review Body to
consider as part of your review.

If the Local Review Body issues a notice requesting further information from any other person or body, you will
have a period of 14 days in which to comment on any additional matter which has been raised by that persen or
body.

State here the reasons for your notice of review and all matters you wish to raise. If necessary, this can be
continued or provided in full in a separate document. You may also submit additional documentation with this form.

Soe ATIRCHED. UTAR DATED B/B(NI2

Have you raised any matters which were not before the appointed officer at the time
your application was determined? Yes [ No

If yes, please explain below a) why your are raising new material b} why it was not raised with the appointed officer
before your application was determined and c) why you believe it should now be considered with your review.




9. List of Documents and Evidence

Please provide a list of all supporting documents, materials and evidence which you wish to submit with your notice
of review

i

Ao TieE TP mEwEW ARPUCAZI0N

(Rl DATes Q8/6/002

EYCTinE) PrAniNI ARHECE7ION REF (3/00] 88/0pP
Puoriring RERSH- REF 1] 90/88/DPp PATED 30/C/301a

Note. The planning authority will make a copy of the notice of review, the review documents and any notice of the
procedure of the review available for inspection at an office of the planning authority untii such time as the review is
determined. It may also be available on the planning authority website.

10. Checklist

Please mark the appropriate boxes to confirm that you have provided all supporting documents and evidence
relevant to your review:

Full completion of all parts of this form =
Statement of your reasons for requesting a review [

All documents, materials and evidence which you intend to rely on (e.g. plans and drawings or
other documents) which are now the subject of this review. E.}/

Note. Where the review relates to a further application e.g. renewal of planning permission or modification,
variation or removal of a planning condition or where it relates to an application for approval of matters specified in
conditions, it is advisable to provide the application reference number, approved plans and decision notice from
that earlier consent.

DECLARATION

I, the applicant/agent hereby serve notice on the planning authority to review the application as set out on this form
and in the suppgrting documents. | hereby confirm that the information given in this form is true and accurate
to the best of fiy knowledge.

Signature: UOA-/” /;_.Q.Pu Name: | (fouwel Brey 1E Date:| € /ﬁg/i‘l@/ =i
N {

Any personal data that you have been asked to provide on this form will be held and processed in accordance with
the requirements of the 1998 Data Protection Act,




Date: -26‘3;/8/(5%!@, Ref:nﬁf@/ 50/88/11)}"19-

To: THE Pthoninl, 2EYACTHONT. sz 2ot aa
Company: I8 LOTHmtn) D orve/L. CORPORATE RESOURCES
From: _(Ptuer Bog e - o=

Copies to;_Ca/en? + fHLE receved 29 AUG 2012

Subject._2 TZ3ay AX7PNSter 76 RO HANE AT
45 ST $ree7, NI BN G - A 22 LB

FUAINING RIS ARALICATI o -

Jsamesare/
FIRTR 7> e REFUlar. eF oA CoN T R T
IBOE WE Ho@UITH MALE AV ARPLIGTION e A NOTICE o
FBUBY & BNCOSE A Py GF iz Apmopeine Deminss.
AN To Aty INCLAIVE ATONE AITH RELINT Do =S
THE B lladinG NOTES Aoc [BR NouR o TPORATRNY .
e POPOIED. ANEWITS PACE WBLLY. BE Hppaximbzy)
DT A HIGHHUGHTED B Bruy Mo AR . bzice] 1s M tAcer
THE EpEING PovsLE EAARABL/ EXTERNIL. 705 umC |
CLATED 70 THE (AR S a7 . The. P ks BE PUIBER
Pontr 7THE LR LhVE 76 . ol ome THE . PACKING S REBLEWY
OF PARkiNG e BoTH PABMIENTS A7 THe FRONT OF THE FfRCPRTY
| WTHTHE GASATETTRE VNG, A PITCHED SATED RSGF, 7Hrs
ACTS AS A STeaenink fee ADTONNG NETSHBOUES PREPERYY 76
HE. frepded &Sy
THE PRPOLED AXTBNIGAN  fas | WivBoL e THe ormee
FVE IM AROIINTELY fRan THE - WwEST St DAY /v BEING
A BAZREDW) . WEtd BAVE BBSCURE GHAUNT B¢ i .
THE UAFER FUBR &F 7HE AaCpelat 1Al Been lowbwen
Yoo mm BELE THe EWNC7aSS ATTIC. FLSSR. Laver WIZH THE RIBGE
HEIGHT Bz 72 LXUS7neE T rmo7 75 MR THE FRew T,
RIDGE LiNE RF PRug Ao AP Sezzien) A-A

THE PAF7ErRS lipuen BE EXFOSED A7 The LAES W74
%75/@9»5/ BarG ety 7o MATEH BreSnnis AEYIE & FrniSH,

J BOGIE, 56 DUDDINGSTON PARK, EDINBURGH EH15 IJY

TELEPHONE: NN Hore)




THE CLIEWT INTIMATES THERE ANE L7108 172/ .
SAXLY EXTENS NS iN THE AEBA_AVD | HE NILL. FRun)
__0rRER FEPARATE VER M T NEXT. 7/0___,._ |
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APPENDIX

MIDLOTHIAN COUNCIL

DEVELOPMENT MANAGEMENT
PLANNING APPLICATION DELEGATED WORKSHEET:

Planning Application Reference: 12/00188/dpp

Site Address:
48 Sixth Street, Newtongrange

Site Description:

The application property comprises an end terrace single storey former miner’s cottage. It
has a slate roof with rooflights at the front, white plastic windows and the walls are finished
in drydash render. There is an existing single storey extension at the rear measuring 4.08m
deep and 2.9m wide adjacent to which is a timber shed/summerhouse, and two dormer
windows on the rear elevation of the main part of the house. There is also an existing pitched
roof garage/store in the rear garden measuring 6m deep and 8.4m (approx) wide with a 4.2m
deep parking area adjacent to the rear access lane.

There is a drop in ground levels towards the rear of the house of approximately 0.6m.

Proposed Development:
Extension to dwellinghouse

Proposed Development Details:

It is proposed to take down the existing extension and remove one of the dormers at the rear
of the house and replace them with an extension with accommodation at ground floor level
and within the roof space. The extension measures 4m deep and 8.1m wide. A 1.85m wide
dormer is proposed on the south west elevation of the extension. The walls of the extension
are to be finished in rough cast render, with white upve windows and a slate roof.

Background (Previous Applications, Supporting Documents, Development Briefs):
History sheet checked. Of relevance to this application:

06/00233/ful — Extension at no 48 — Single storey kitchen extension — not built.

04/00038/ful — Extension at no 56 — 4m deep and 7m wide with pitched gable end with
accommodation at first floor level in roofspace. Built.

Consultations:
None required.

Representations:
None received.

Relevant Planning Policies:

Midlothian Local Plan 2008

RP20 — Development within the built-up area
DP6 — House Extensions



SPG — Rear extensions to single storey, terraced and semi-detached houses.

Planning Issues:

The main planning issue to be considered is whether or not the proposal complies with the
development plan policies and, if not, whether there are any material planning considerations
which would otherwise justify approval.

Policy RP20 seeks to protect the character and amenity of the built-up area.

Policy DP6 requires that extensions are well designed in order to maintain or enhance the
appearance of the house and the locality. The policy guidelines also relate to size of
extensions, materials, impact on neighbours and remaining garden area.

The pitched roof design of the extension and the proposed materials are sympathetic to the
character of the existing building.

However the width of the extension does not comply with the SPG. The recent amendment to
the General Permitted Development Order would allow an extension the same width as that
currently proposed however limited to single storey with the ridge not exceeding 4m in
height. The ridge of the proposed extension is approximately 6.5m. At 8.1m wide and 6.5m
high the proposed extension would appear as a large, bulky addition detracting from the
character and appearance of the existing building. The extension will be visible from
surrounding properties and the access lane to the rear of the property.

Whilst there is an existing shed/summerhouse adjacent to the existing outshot this could be
relatively casily removed from the site and is of a much smaller scale than the current
proposal.

Also of particular concern is that in combination with the existing large, pitched roof garage
in the rear garden the useable rear garden area at the application site would be compromised.
Excluding the parking/storage area to the rear of the garage the usecable garden arca would be
permanently reduced to approximately 50.4m2 with only 4.5m (approx) between the rear of
the extension and the garage. As result of the scale of the proposed extension the usable rear
garden area would be very cramped. This would be detrimental to the amenity of the
property and the general character of the surrounding area. The current occupants may
consider the proposed resultant level of private outdoor space to be adequate for their needs,
however the Planning Authority must also consider the amenity of future occupants.
Ignoring the area of hardstanding at the rear of the garage the proposal does not exceed the
provisions for site coverage contained within the recent amendment to the General Permitted
Development Order albeit not of the scale of the proposed development. Whilst there is a
similar extension at no 56 it is not as wide as the current proposal and has a larger more
useable garden area remaining.

The proposed extension would represent an overdevelopment of the plot that would affect the
character and amenity of the existing building and the character of the surrounding area.
Whilst the amended permitted development regulations allow for generous levels of
development within residential back gardens this is not sufficient justification to allow
development proposals that would further erode the residential amenity of the area.



If approval were to be given for the present proposal it would be very difficult to resist
similar developments in adjacent and nearby rear gardens. The cumulative effect would be
detrimental to the character and amenity of the existing buildings and would lead to a
deterioration of the general character and amenity of the surrounding area.

Impact on neighbours:
On balance overshadowing as a result of the extension is not sufficient to warrant refusal of
planning permission.

Satisfies standard 45 degree daylight test to nearest window at no 50. The extension will be
prominent as viewed from no 50°s garden, however it will not be so dominant as to warrant
refusal of planning permission. The rooflight proposed on the north east elevation could
potentially result in direct overlooking of the rear garden at no 50 Sixth Street. Should
planning permission be forthcoming a condition could be attached requiring the rooflight to
be repositioned higher up the roof slope to minimise overlooking.

No 46 - The dormer proposed on the south west elevation of the extension serves a shower
room. This could potentially result in direct overlooking of the rear garden at no 46 Sixth
Street. Should planning permission be forthcoming a condition could be attached requiring
the window to be obscure glazed to minimise overlooking.

No 46 has an existing kitchen outshot at the rear located 1.7m from the boundary with no 43.
It has a window on the north east side which is the only source of natural light to this room.
The window looks on to the existing outshot at no 48 which is located 4m off the boundary.
The proposed development will bring the building closer to no 46 and the extension will be a
prominent feature as viewed from this window however will not be so overly dominant to the
outlook, as compared to the existing situation/what could be carried out as permitted
development, to warrant refusal of planning permission. A vertical sky component daylight
test has been carried out for this window. Daylight to this window will not be significantly
affected as compared to the existing situation. The extension will not be overly dominant to
the outlook from the garden of no 46.

The impact on the amenity of neighbouring properties does not in itself warrant refusal of
planning permission, however supports the conclusion that the proposal constitutes
overdevelopment.

Recommendation:

Refuse planning permission



~R

PPENDIX >

Midlothian
Local Plan

.

L




Midlothian Local Plan 47

Policy Title

DEVELOPMENT WITHIN THE BUILT-
UP AREA

RP20

2.2 National Planning Policy National policy
as set out in SPP 1 The Planning Systern states that
one of the three general objectives of developrnent
plans and development controt is “to maintain and
enhance the quaiity of the naturai heritage and built
environment”. In addition, the importance of good
design is highlighted as a priority for the pianning
system, given that ‘mistakes cannot be easily or
cheaply rectified”.

2.2.2 SPP 3 Planning for Housing (now replaced
by SPP 3 Planning for Homes — see para. 3.2.6)
encourages the full and effective use of land within
existing built areas, giving priority to reusing derelict
and vacant land. However, it aiso requires that “infill
development respects the scale, form and density of
its surroundings and enhances rather than detracts
from the character and amenity of existing residential
areas”. It indicates that this should be an important
consideration for planning authorities when
preparing development plans and in determining
applications, and for developers when preparing
proposals.

2.2.3 Structure Plan Policy The ELSP 2015
recognises the importance of protecting and

enhancing the amenity of all urban areas to
safeguard and improve the quality of life of residents
of the Lothians. Policy ENV1G requires local plans,
in encouraging the development of infill sites,
the redevelopment of brownfield land and the
conversion of existing buildings, to promote a high
quality of design in all new development.

224 Local Plan Policy Midiothian is not
characterised by large areas of brownfield land ripe
for redevelopment. It follows therefore that the main
areas of new development wili be on greenfield
sites on the edge of the built-up areas. There will,
however, be opportunities for new development
within the existing urban areas, including conversion,
intensification, infill or redevelopment.

2,2,5 Policy RP20 applies to the existing built-up
area of all towns and villages, and the areas of new
housing allocations. The Local Plan Proposals Map
defines the urban boundaries of the main settlements
and also identifies village envelopes, The purpose of
the policy is to ensure that new development does
not damage or blight land uses which are already
established in the neighbourhood, particularly where
residential amenity wili be affected. Sections 3.7 and
4 contain guidance with regards to wind turbines
(policies NRG1 and NRG2), energy for buildings
(policy NRG3), the form and layout of development
on greenfield sites (policy DP2), extensions to existing
housing (policy DP6) and control over advertising
(policy DP8), which may be relevant to proposals for
development within the buiit-up area.

'RP20 DEVELOPMENT WITHIN THE BUILT-UP AREA

Development will not.be permitted within éxisting and future built-up areas; and ini.particular within
residential areas; where it is likely to detract materially from the existing character or amenity of the

area.



150 Midlothian Local Plan

DP6 HOUSE EXTENSIONS

1 Background

While increasing the accommodation of a house,
extensions can also add to their architectural interest.
It is important that they do not detract from the
appearance of the property or that of neighbouring
houses. Extensions that reflect the style of the originat
are most likely to be successful. Novel architectural
solutions can also be acceptable.

In providing additional space for the existing building,
there should be no material loss of amenity for
adjoining houses. ‘

2 Detailed Requirements

Extensions ta existing houses must be well designed
and must maintain or enhance the appearance of
the house and the locality. The design of extensions
should take account of the guidelines summarised
below:

a) the size of the extension should be clearly
subservient to the original property;

by matching or complementary external wall and
roof materials should be used;

c) use of facing brick for an extension to a stone
building and use of concrete tiles where the
existing roof is slate or clay tiles should be
avoided;

d) the roof pitches should match those of the
existing roof;

e) architectural detailing, scale and proportion
shouid be similar to the existing;

f}  when extending in the same plane, espacially if
changes in external materials are to ke used orif
it is likely to be difficult to obtain a close match,
a break or step from the main building should
be pointed; ‘

gy extensions must not block, to a material extent,
sunlight from reaching adjoining gardens;

h) extensions must not result in loss of privacy for
neighbouring property;

i) an adequate garden area must remain after the
house has been extended; and

i) extensions which are two or more storeys high
must incorporate a pitched roof unless the
existing roof is flat.

3 Front Porches

Front porches to detached or semi-detached houses
are usually acceptable where their design follows
the principles described above, provided they
project less than two metres out from the front of
the house.

4 Dormer Extensions

Dcrmer extensions should incorporate dormer
‘windows” rather than a “box" dormer. The dormers
should not extend other than to a limited extent
beyond the glazed area. Windows should line up
with any existing ones below. Dormers should not
rise off the wall head, nor rise above the existing
ridge level, nor occupy a predominant proportion
of the existing roof area.

Large dormers to the front of a house can be an
incongruous feature, especially in a street with no
other roof level extensions. In such cases, use of velux
roof lights may e an acceptable alternative.

Note: Supplementary planning guidance is
available on Dormer Extensions and on Rear
Extensions to Single Storey Semi-Detached and
Terraced Houses.
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SUPPLEMENTARY PLANNING GUIDANCE

REAR EXTENSIONS TO SINGLE STOREY TERRACED AND SEMI DETACHED HOUSES

1

1.

INTRODUCTION

When householders require additional space, building an extension onto their existing home is
seen by many as preferable to moving to a new larger property. This may be in response to
escalating house prices and the desire to remain in a certain locality for personal reasons. In
other cases people choose to move to a property which may not be of sufficient size but is in
their preferred location. In such cases their choice of property is based on the premise that they
will be allowed to extend it to meet their requirements.

In the last few years the Council has received an increasing number of applications for
extensions, many of them large, to be built at the rear of older single storey semi-detached and
terraced houses. The applications have particularly concerned the pre-war former workers
cottages, typically found in Newtongrange, Rosewell, Easthouses and also Bonnyrigg. The
proposals usually comprise accommodation at ground floor level and often also at first floor
level in the roof space.

While the majority of applications are for modest extensions, a minority involves substantial
increases in floor space. It is also noticeable that the size of extension appears to have been
steadily increasing. Two issues are raised by the large size of some of the extensions.

The first is the scale of development proposed in relation to the existing house. Of particular
concern is the impact of large bulky extensions on the character of existing single storey
traditional properties, which are relatively modest in scale. Whilst the extensions are to the rear,
some constitute a dispropottionate addition, out of scale with the existing house. The result is
that the existing house becomes swamped by the extension, with its original character lost at the
rear,

A related concem is the danger of progressively reducing the sizes of gardens while increasing
the footprint of the building. Without care there is potential for the relatively open character of
the rear areas to these properties to be lost through over development.

The second issue is the effect of large extensions on neighbours. The effect of the extensions
on sunlight and daylight will depend on such factors as orientation and the position of windows
on neighbouring properties. It may not be significant in some instances. However, depending
on the depth, width and roof height and design, the extensions can appear as a very dominant
feature from neighbouring properties. This is particularly a problem where extensions are built
close to the boundary with the immediately adjoining house. The extension can have an
overbearing impact with a detrimental impact on the amenity of the occupier of the
neighbouring property, significantly affecting their enjoyment of their rear garden.

The principal concerns for the Planning Authority is that extensions do not look out of place and
spoil the appearance of the house or surrounding area and that they do not have an adverse
effect on the amenity of neighbouring property. The Council has formulated detailed policy for
house extensions which is contained in the Local Plan. The policy sets out a series of general
requirements for extensions, as well as several specific policies for dormers and front porches.
This guideline explains how the Council wishes the policy to be put into practice particularly for
rear extensions to single storey traditional terraced and semi detached properties. However it
can also be applied to modern developments where circumstances are similar (i.e. single storey
semi-detached and terraced houses).

The purpose of this guide is also to assist applicants and their agents. By explaining the
Council’s policy for this type of extension it will hopefully avoid problems at an early stage,
saving valuable time during the processing of the planning application. It should be noted
however that compliance with the guidelines does not automatically guarantee approval of
planning permission,

Rear extensions.doc



GENERAL REQUIREMENTS

9.

10.

11

12.

13.

14.

While increasing the accommodation of a house, extensions can also add to their architectural
interest. It is important that they do not detract from the appearance of the property or result in a
material loss to the amenity of neighbouring houses. Extensions that reflect the style of the
original are most likely to be successful. Novel architectural solutions, however, can also be
acceptable.

Scale and proportion

Normally the size of an extension should be clearly subservient to the original property. Not
withstanding that the extension is to the rear it is important that its size does not remove all trace
of the original property. It should also relate to the proportions and massing of the original
building and not be too imposing on adjoining property. These objectives can be met, while still
providing for a substantial extension, by observing the following criteria:

o the width of the extension to the rear of dwellinghouses shall not exceed the depth of the
original house and in general should be at least 2m less than the width of the original house:
extensions shall not exceed & metres in width,

Roofs

Normally roof pitches of extensions should match those of the existing roof. The roof of the
extension (unless a single storey flat roof extension) should be either hipped or pitched with a
gable end. It will not be acceptable to have sections of flat roof incorporated into the design of
the roof as a means of increasing accommodation within the roof space. Additionally,

« Single storey flat roof extensions to the rear of dwellinghouses shall not exceed 3m in depth
(beyond this size the disparity between the appearance of a flat roofed extension and the
original house with its pitched roof will become more noticeable);

« Extensions up to 4 metres in depth may have either a gable pitched roof or a hipped roof;

e Extensions between 4 and 5 metres in depth shall, (to reduce the adverse visual effect of
large extensions on the neighbouring property) in general have a hipped roof with its ridge
preferably below the ridge of the original house; and

e The ridge of the extension shall not in any circumstances exceed the height of the ridge of
the main roof.

Architectural details
Architectural detailing, scale and proportion should be similar to the existing.
Amenity: Effect on neighbours

Privacy. Extensions must not result in a material loss of privacy for neighbouring property as a
consequence of overlooking areas of adjoining gardens or house windows previously not
directly overlooked from an upper floor or not previously subject to a direct line of sight from a
ground floor window. As regards overlooking from the extension’s ground floor windows this
issue may be resolvable by the erection of a suitably sized wall or fence. Any upper fioor
windows must observe a distance of 25 metres from the vertical face of a building containing
windows visible from the extension. This distance may be reduced to that of the distance of any
adjoining buildings, if these already overlook the window in question.

Visual impact. To keep the visual impact of an extension from the neighbouring property to an
acceptable level, and subject to meeting the other criteria within these guidelines, any extension
may not extend beyond 5.0 metres down a shared boundary from the rear of the house.

Rear extensions.doc



i5.

l6.

17.

18.

19.

Daylight. An extension must not by reason of its height, length or proximity to the boundary
have a material impact on the daylight received by the window of a habitable room in a
neighbour’s house. As a general guide, an extension meeting the ‘45 degree rule’ will normally
be assumed not to have a material impact on daylight received by the affected window. For
applicants and agents unfamiliar with this test further details can be obtained from the Council.

Sunlight. An extension should not have a significant impact on the sunlight falling on a
neighbours garden. Relevant issues in the assessment of this issue will be the extent to which the
erection of buildings over the neighbouring garden has already reduced its capacity to enjoy
sunlight.

Amenity: garden ground

An adequate garden area must remain after the house has been extended. The traditional single
storey terraces and semi-detached properties in Midlothian often have small front gardens and
relatively large private rear garden areas. The latter are normally accessed by private lanes. The
rear private open space provides land not only for gardens but it also often accommodates
garages and parking areas as well as sheds and greenhouses. Extensions should not result in all
or a substantial part of the usable rear garden being removed. The original rear areas of many of
these houses were long garden areas, in excess of 16 metres. In these and similar properties no
more than a third of the length of the rear areas should be extended over. Where applicants wish
to build over a greater proportion of the rear area it will be necessary for them to demaonstrate
that an adequate garden is being retained.

Larger extensions

In some limited circumstances extensions over 5 metres in depth may be possible. Their
acceptability will be subject to the design and scale of the extension not detracting from the
character of the original house and the extension not affecting the amenity of neighbouring
property to a significant extent, and satisfying the following criteria. Extensions over 5 metres
in depth will be set in one metre from the plot boundary and they shall:

e be set a minimum distance of 1 metre from the shared boundary with neighbouring property
to either side, for each and every increase in depth of a metre, or a part of a metre;

e have their ridge a minimum of 0.5m below the ridge of the original house; and

e the area of the extension shall not exceed the maximum area permissible in terms of the
criteria set out in 10 and 14,

The following specific advice relates to proposals for rear extensions to the properties such as
on the north side of Tenth Street, Newtongrange where there is a significant change in levels
from the front of the properties to the rear, resulting in very bulky extensions to the rear.

 Extensions to the rear of properties shall not extend across more than 2/3 of the width of the
rear elevation of the original dwellinghouse or 7 metres which ever is the lesser;

¢ Any extension shall not exceed 5 metres in depth;

« Extensions up to 4 metres in depth may have either a gable pitched roof or hipped roof;

« Extensions between 4 and 5 metres in depth shall have a hipped roof with its ridge a
minimum of 0.5m below the ridge of the original house;

e Two storey extensions to the rear of these properties shall not extend across more than half
of the width of the rear elevation of the original dwellinghouse or 5 metres whichever is the
lesser and shall not exceed 4 metres in depth and have a hipped roof with its ridge a
minimum of 1.0 metre below the ridge of the original house.
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20,

21,

Speaking to the neighbours

You will be required to formally notify your neighbours when you submit your planning
application. Although it is not a legal requirement, speaking to your neighbours about your
proposals well in advance of this formal stage will be beneficial to you in submitting any
planning application. Often people are concerned when there are building works close to their
home. If they have been well informed and understand your intentions they may be less likely to
object to the extension you wish to build. Uncertainty and misunderstandings can lead to
objections. These can increase the time it will take to process your application. This is because
additional procedures are triggered which require the Council to take full account of any third
party representations.

Further Information

While these guidelines apply to the whole of Midlothian it should be noted that in conservation
areas additional requirements are likely to be in force. Similarly, the controls relating to listed
buildings may result in dormer extensions not being possible. If you are unsure as to whether
your building is in a conservation area or is a listed building please contact the Planning
Information Officer (telephone number 0131 271 3302),
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Refusal of Planning Permission
Town and Country Planning (Scotland) Act 1997

Reg. No. 12/00188/DPP

Mr James Bogie

56 Duddingston Park
Edinburgh

EH15 1JY

Midlothian Council, as Planning Authority, having considered the application by Mr Roy
Borthwick, 48 Sixth Street, Newtongrange, EH22 4LB, , which was registered on 29 March
2012 in pursuance of their powers under the above Acts, hereby refuse permission to carry
out the following proposed development:

Two storey extension to dwellinghouse at 48 Sixth Street, Newtongrange, Midlothian,
EH22 4LA in accordance with the application and the following plans:

Drawing Description. Drawing No/Scale Dated

Proposed elevations A1 1:50,1:100 29.03.2012
Proposed floor plan A2 1:50,1:100 29.03.2012
Location Plan A3 1:1250, 1:200, 1:50 29.03.2012

The reason(s) for the Council's decision are set out below:

1.

The proposed extension is unsympathetic to the appearance of the dwellinghouse in
ferms of its massing and as a result would appear as a bulky addition fo the house
detracting from its overall character and appearance.

As a result of the unsatisfactory relationship of the extension fo the existing building,
the proposed extension would have a detrimental impact on the visual amenity of
the surrounding residential environment.

The proposed extension in combination with the garage and vehicular hardstanding
would compromise the usable rear garden area, detrimental to the amenity of the
application property and the character of the surrounding area.

If approval were to be given for the present proposal it would be very difficult to
resist other similar development in adjacent and nearby rear gardens, the
cumulative effect of such development would be detrimental to the character and
amenity of the existing buildings and would lead to a deterioration of the general
amenity and character of the surrounding area.

For the above reasons the proposal is contrary fo policies RP20 and DP6 of the
adopted Midlothian Local Plan. If the proposal were approved it would undermine
the consistent implementation of these policies, the objective of which is to protect
the character and amenity of the built-up area.



Dated 30/05 /2012
BN

Joyce Learmonth
Principal Planning Officer, Fairfield House, 8 Lothian Road, Dalkeith, EH22 3ZN




PLEASE NOTE

If the applicant is aggrieved by the decision of the planning authority to refuse penmission for or approval
required by a condition in respect of the proposed development, or to grant permission or approval subject to
conditions, the applicant may require the planning authorily to review the case under section 43A of the Town &
Country Planning {Scotland) Act 1997 within 3 months from the dafe of this notice. The notice of review should
be addressed to The Development Manager, Development Management Section, Midiothian Council, Fairfield
House, 8 Lothian Road, Dalkeith EH22 3ZN. A notice of review form is available from the same address and
will afso be made available onfine at www.midlothian. gov.uk

If permission to develop land is refused or granfed subject to conditions and the owner of the land claims that
the land has become incapable of reasonable beneficial use in its existing state and cannof be rendered
capable of reasonably beneficial use by the carrying out of any development which has been or would be
permitted, the owner of the land may serve on the planning authority a purchase nolice requiring the purchase
of the owner of the land’s interest in the land in accordance with Part V of the Town and Country Planning
(Scotland) Act 1997.

Prior to Commencement (Notice of Initiation of Development)

Prior to the development commencing the planning authority shail be notified in wrifing of the expected
commencement of work date and once development on site has been completed the planning authority shall be
notified of the completion of works date in writing. Failure to do so would be a breach of planning controf under
section 123(1) of the Town and Country Planning (Scotfand) Act 1997 (as amended by the Planning efc
(Scotfand} Act 2006). A copy of the Notice of Initiation of Development is available on the Councils web site
www, midfothian.gov.uk

IMPORTANT NOTE REGARDING PUBLIC ACCESS TO INFORMATION

Making an application
Please note that when you submit a planning application, the information will appear on the Planning Register

and the completed forms and any associated documentation will also be published on the Councifs website.

Making comment on an application

Please note that any information, consultation response, ohjection or supporting letters submit in relation to a
planning application, will be published on the Council's website.

The planning authority will redact personal information in accordance with its redaction policy and use its
discretion to redact any comments or information it considers fo be derogafory or offensive. However, it is
important to note that the publishing of comments and views expressed in letters and reports submitted by
applicants, consuitees and representors on the Council's website, does not mean that the planning authority
agrees or endorses these views, or confirms any statements of fact to be correct.



1¥ QOL/0G:T 9T%2S 21/€ 9380 & umig

ueTd 0OTJd PUNCID 7 SUGTIRASTE

H1F ZgHd sdueJauoiman

198355 Y3Xis gv

3 yeImMGidod 8 JW J0J

SUGIIE@ITY § UOTSURINY [Teod 98000 d
P i y

.\_v._iﬁﬁﬂ pateq g&évﬂaﬂw

uorjEDTTdde sy ur 0] peassied |ueid ayy

Jo satdoo anJgy aJe aseyl eyl Mae0 1

TOZ UVH 87 comaom
i 1

i Jigs =R
$I0HNOSaY BIYHOdHOD

rdna xa

DoTARAGTA UANOS FUOXd

dma

GOTTRAOTE La0L <8el

I

gdag s
|
JY

: 144 _E-.._._[_.
s

|

afunoy

PR

000

RS oM AW
b wSU B

7 CGanT ._

Jn

=
;..I,T pn

apE Butuady
WL e
mpmpeT

LN

B

e

g frousa]

TTRH

T

L/W drE

BT JOOT4 PUno.)

w, ayseg

wooiHeg

LEFEH]

2/

/e q
AJspunog




«  Zy '0O1/05:1 9ress 21/E 9\ 4r umad
SOBTI Fo0Td 9133V ¥ 3000 UOTiEpunod
41 22HI adreJBuolmaN

1I|t!||ll
J8ad35 UIXTS 8P
1% ®oTmy3Jog H JW J0J

FUGIREIo0 TV 7 uoTbuoiXxd wesy pescdodd

= peave uHTS

uorjebtidde ayj ul 03 PIIIBIIT d aya
3O SBTEOD OnI3 BJE 9BIY] 1B Aj13asa 1

ueTd UOIjERpUNOS

fed_wnil 8182 %8 UTBI&L sJgygue
i oY y t ol
H i T 17 0 V|
LILI | w_
yer | HELT punog | e | b 7
i mAm: *
ik _ ' )
w, s qu, 8% Hit-
[t
s{ | sl 4 -
r~ a
i o _ ed 1. -
A-HLL puno 3
T it T = } r 3
T =t = A
TR s1el B2
P —
ESaEE —]
] ===
~ 3 ..H ¥ 2
ustd joocy

Suoyz

PUOUT

gdels

saleTs

1

wy, g/ Apnag X3 1 _

L

g

~\ -
ﬂ [THER

o3P T

ITE s

£e1TH

[P Poce

et

ueld J00T4 03113Y

|

=

wooapag X _

d

T

|

Liowdop xo

. 293E1S
& N 1
QUET
)
Tie/a
J_m%m
-~
B
T YTE/T G008
- A g ” - H
4.1¢ T opm( . LS T aseMlag
EES Fmvmvx e 3 .o GER
v Sy o . .




puney
) et ““,H]r — .ﬂnnlll} =
TV 0517 5Te08'Z1/c s1ed & umid 7107 YW B ¢ ocansoss sdas N odp 13 S IR odp
%74 8115 7 WoT19001 suoTaoas P R Mo~ & 7 V
CSRTOV (4 = © Tili oo
8¢ 22HE 8BueJBucyasy FRIOJEOD Jorieo01 saT8 | g_g
290838 UIxTS Br| 8§30 | Baul sotasas
T€ oMU Jog B JW w03 ; T2,y ;
STieITITY 5 GOTsUsING TueE 1e5odaid : LI Vs
TN usy23TH Butug

ATl pegeg

uoTjeOTFAdE Syl UT 0 pogIdjsaitefd ayz .
Jo satdoo smun aae esey) ieyy fJTade o I

Q0e:3 9TRIS ueid 9315 . Pl

199038 WIXTE

ANy

=
qu,d " = 5 - i
? - b u, %y ﬂ,:wum N # wwmmuw
Adepunoq,) | v : T
- g .” % suoya
: e 3 v . >
_ O 168 i L
1 X Re
. i - —...l _||I| - : / " {susaxy wpednes
b |l||.._ Hm.JmIN..— . #11 | B 0 [N "5 £ TN
. | i i _
! —
© T 7 77 Tissaag yjuaseg
J e e by ————— w . 7
m — uo?BHEFFUCABENAATRTIS UBYIBLBT | sarers
W s s : | aewagy
: b : - a0 mau 3 P
punes W — ¥ Oaul uoyioes 1 =% RO o PLOWS.
: m R — ,
oo il an 197 ON
P - | H T
— 1 . 04 d L i
UQT J
bt ] Bretids ;o ——
i 4 REENIEEEE] a
; ' X Ol
.W
) W oL ; . .
] . i I14 M .
] ! TT 4/
i . o o5l 5 Emvmu {3 m ) ‘
H i3
. 3 N L] i
\ =i W S5 esTou fnug L TR M A @
: R — . : ! R 1 |
7 w_ s
M g V
; & -
_ { : : 4 Tid o153V #3 |
aferen x3} 4 T 144 =%
Il
i3 [
0 el .
3 e ; ™~ TeH w, dpeg A0 s
¢ Aanpuneg H QJZ .
i / LIPESY U
7 ™~ P,
€ AURT .Jesy T
£

e




