
AGENDA ITEM NO 6 
 

REPORT NO 431/17 
 

ANGUS COUNCIL 
 

DEVELOPMENT MANAGEMENT REVIEW COMMITTEE – 18 DECEMBER 2017 
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REPORT BY THE HEAD OF LEGAL AND DEMOCRATIC SERVICES 
 

 
ABSTRACT: 
 
The Committee is asked to consider an application for a review of the decision taken by the planning 
authority in respect of the refusal of planning permission for proposed extension and alterations to 
dwellinghouse (re-application), application No 17/00684/FULL, at 4 Templehall Place, Newbigging, 
Monifieth. 
 
 
1. RECOMMENDATIONS 
 

It is recommended that the Committee:- 
 
(i) review the case submitted by the Planning Authority (Appendix 1); and 
 
(ii) review the case submitted by the Applicant (Appendix 2). 
 

2. ALIGNMENT TO THE ANGUS LOCAL OUTCOMES IMPROVEMENT PLAN 
 

This Report contributes to the following local outcomes contained within the Angus Local 
Outcomes Improvement Plan 2017-2030: 
 
• Safe, secure, vibrant and sustainable communities 
• An enhanced, protected and enjoyed natural and built environment 
 

3. CURRENT POSITION 
 

The Development Management Review Committee is required to determine if they have 
sufficient information from the Applicant and the Planning Authority to review the case.  
Members may also wish to inspect the site before full consideration of the appeal. 
 

4. FINANCIAL IMPLICATIONS 
 

There are no financial implications arising directly from the recommendations in the Report. 
 

5. CONSULTATION 
 

In accordance with Standing Order 48(4), this Report falls within an approved category that 
has been confirmed as exempt from the consultation process. 
 
 

NOTE: No background papers, as defined by Section 50D of the Local Government (Scotland) Act 
1973, (other than any containing confidential or exempt information) were relied on to any 
material extent in preparing the above Report. 

 
Report Author:  Sarah Forsyth 
E-Mail:  LEGDEM@angus.gov.uk 
 
List of Appendices: 
Appendix 1 – Submission by Planning Authority 
Appendix 2 – Submission by Applicant 
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Angus Council 

Application Number: 17/00684/FULL 

Description of Development: Proposed Extension and Alterations to Dwellinghouse- 
Re-Application 

Site Address: 4 Templehall Place Newbigging Monifieth Dundee DD5 3UW 

Grid Ref: 349761 : 736332 

Applicant Name: Mr & Mrs  Grant & Lyndsey Milne 

Report of Handling 

Site Description 

The site is situated towards the north of Newbigging within a small cul de sac that lies to the west of 
Pitairlie Road which is the main road through the village. The application property is a single storey 
detached dwelling positioned on a 538sqm site. The site is bound by single storey residential properties to 
the east, west and north and 1½ storey residential properties on the opposite side of Templehall Place to 
the south. The north, west and east and boundaries of the rear garden are comprised of a 1.8 metre high 
vertically boarded timber fence. 

Proposal  

The proposal relates to a re-application proposal for the conversion of the roof space of the house to 
create habitable accommodation and includes the formation of a 30sqm 1½ storey pitched roof extension 
on the east/side elevation and a 30.2sqm 1½ storey extension on the north/rear elevation of the dwelling. 
The proposal would allow for three new bedrooms on the first floor and a garage, utility and extended 
family room on the ground floor. The existing driveway would be extended in a westerly direction up to the 
existing grass to the front of the house which would allow for two parking spaces. The proposed materials 
would be concrete roof tiles, white dry dash render, stone base course, white upvc windows and white 
upvc rain goods. 

The application has not been subject of variation. 

Publicity 

The application was subject to normal neighbour notification procedures. 

The nature of the proposal did not require that the application be the subject of press advertisement. 

The nature of the proposal did not require a site notice to be posted. 

Planning History 

15/01108/FULL for Alterations and Extension to Dwellinghouse was determined as "Application 
Withdrawn" on 24 February 2016. 

16/00742/FULL for Proposed Alterations & Extension to Dwelling House Re-Application was determined 
as "Refused" on 30 December 2016. 

Following the refusal of planning application 16/00742/FULL, an appeal was submitted to Development 
Management Review Committee. The decision to refuse the application was upheld and the review was 
dismissed on 3 July 2017, date of decision notice 17 July 2017. 
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Applicant’s Case 

The supporting statement indicates that the proposal is in keeping with the character of the existing house 
and it suggests that the feature height glazing is for simply for aesthetics, that there would be no 
unacceptable overlooking impact on the neighbouring properties and there are other two storey properties 
on Pitairlie Road that are no less onerous in terms of overlooking than the proposal.  

Consultations  

Community Council - There was no response from this consultee at the time of report preparation. 

Angus Council - Roads - Offered no objection to the proposal. 

Scottish Water - There was no response from this consultee at the time of report preparation. 

Representations 

1 letters of representation was received in objection to the proposal. The main points of concern were as 
follows: 

 Concerns in relation to overlooking;
 visual appearance impacts, the extension would be visible to the neighbours to the rear.

Development Plan Policies 

Angus Local Development Plan 2016 

Policy DS3: Design Quality and Placemanking 
Policy DS4: Amenity 
Policy TC4: Householder / Domestic Development 

TAYplan Strategic Development Plan 

The proposal is not of strategic significance and policies of TAYplan are not referred to in this report. 

The full text of the relevant development plan policies can be viewed at Appendix 1 to this report. 

Assessment  

Sections 25 and 37(2) of the Town and Country Planning (Scotland) Act 1997 require that planning 
decisions be made in accordance with the development plan unless material considerations indicate 
otherwise. 

The proposal is a re-application for a rear and side extension, the first floor rear bedroom window was 
previously found to be significantly detrimental to the residential amenity enjoyed by the immediate 
neighbours to the north of the site resulting in refusal of application 16/00742/FULL. Thereafter, an appeal 
was submitted to the Development Management Review Committee (DMRC). The decision to refuse the 
application was upheld by the DMRC and the appeal was dismissed. The DMRC reached the conclusion 
that the decision to refuse the application was in accordance with the Council’s Local Plan Policy.  The 
decision of the DMRC is a material consideration of some weight in determining subsequent planning 
applications at the site. 

The previous decision to refuse the application related to loss of parking provision, impact on the 
character and pattern of development in the surrounding area- in particular the close proximity of the side 
extension to the neighbouring property to the east and unacceptable impact on the privacy and amenity 
area of 2 and 3 Cunmont Farm Cottages. The current application is the third attempt by the applicant to 
obtain planning permission for what amounts to largely the same proposal. The issues that formed the 
basis of the refusal of the application in this instance are the same issues that have been highlighted at 
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the time of the withdrawal of planning application ref: 15/01108/FULL and which formed the basis for the 
refusal of planning application ref: 16/00742/FULL and the subsequent decision of the DMRC not to 
uphold the appeal against that decision.  At no point has there been an attempt to completely address 
the concerns raised.  The current proposal introduces additional off street parking but no changes to the 
physical form of development are otherwise proposed.  At the DMRC meeting of 03 July 2017 the DMRC 
concluded that: 

The proposal was contrary to policies TC4, DS3 and DS4 of the Angus Local Development Plan, the 
Householder Development Planning Advice Note and Advice Note 14 due to the loss of parking provision, 
impact on the character and pattern of development in the surrounding area and unacceptable impact on 
the privacy and amenity of the garden areas of 2 and 3 Cunmont Farm Cottages  

Policy TC4: Householder/Domestic Development relates to proposals for house extensions and indicates 
that development will be supported where the siting, design, scale or massing of the proposal does not: 

(1) adversely affect the residential amenity enjoyed by the house or surrounding domestic properties; 
(2) detrimentally affect the character and/or appearance of the building, site or surrounding area; and 
(3) result in overdevelopment of the plot or a loss of garden ground, parking or bin storage. 

The policy indicates that further guidance is set out in the Householder Development Planning Advice 
Note (PAN). Appendix B relates to assessment of privacy impacts and indicates that privacy is important 
to the health and well-being of residents. It states that it is appropriate to expect that all alterations and 
extensions to existing residential properties will not adversely affect the privacy afforded to residents 
within adjacent neighbouring properties and associated curtilages. Policy DS4 indicates that development 
will not be permitted where there is an unacceptable adverse impact on the surrounding area or amenity. 
It indicates that the Council will consider the impact of development on residential amenity in relation to 
overlooking and loss of privacy. Policy DS3 relates to design quality and placemanking and seeks to 
deliver a high standard of design that draws upon aspects of landscape or townscape that contributes 
positively to the character and sense of place of an area. 

The application property is located within a modern development which contains a mix of single and two 
storey property but which was designed so that single storey property backed onto the existing single 
storey houses at Cunmont Farm Cottages to the north which allowed their residential amenity a degree of 
protection. The rear element of the proposed extension would introduce two full height first floor bedroom 
windows on the north elevation which would face 2 and 3 Cunmont Farm Cottages and Kia Cottage and 
their private rear garden areas. This double window would be approximately 9.2m from the mutual 
boundary with 3 Cunmont Farm Cottages and 7.7m from the boundary with 2 Cunmont Farm Cottages 
and these properties would experience the most significant impacts from this window. These properties 
and their gardens are not currently subject of any first floor overlooking from property to the south and the 
closest two storey property with first floor windows looking towards these gardens is 3A and 3B Pitairlie 
Road to the east, which have first floor windows around 36m from the closest boundary with 3 Cunmont 
Farm Cottages. 

The Householder PAN acknowledges the importance of privacy for the health and well-being of residents 
and identifies an expectation that extensions should not adversely affect the privacy afforded to residents. 
While the Householder PAN provides no explicit distance test to measure where windows are introduced 
at first floor level, Advice Note 14 'Small Housing Sites' is relevant for this assessment and indicates that 
where overlooking from an upper storey is introduced, the distance between the windows and the mutual 
boundary should be at least 12m. It indicates that in higher density areas or where the adjacent garden is 
particularly generous this could be relaxed to 9 metres. The area in which the house is located is 
low/medium density and the garden(s) that would be overlooked are not particularly generous in size. On 
that basis a minimum distance of 12m is appropriate. The distance would be around 7.7m and 9.2m 
respectively, which is contrary to Advice Note 14. Whilst the garden areas of 2 and 3 Cunmont Farm 
Cottages are partly screened by outbuildings, a large area of their gardens would be overlooked by the 
proposed first floor window. It has been suggested that rear overlooking between 3A and 3B Pitairlie 
Road are felt to be no less onerous than the proposal and that the proposed degree of overlooking would 
be negligible.  This example is however considered not to be comparable. The situation referred to 
relates to other properties within the same housing scheme as the application property.  The issue in this 
case relates to the introduction of new overlooking onto properties that pre-date the development.  It is 

AC1



maintained that the proposal would be contrary to the advice given in the Householder PAN and Advice 
Note 14.  It is further maintained that the development would lead to an unacceptable degree of 
overlooking between the site and properties to the north. The proposal is therefore contrary to policies 
TC4 and DS4, the Householder Development PAN and Advice Note 14.  

Turning to the second test of Policy TC4, the general design of the proposed extensions would not 
adversely impact on the character or appearance of the dwelling or surrounding area. However, the side 
extension extends east to incorporate a garage and the ridgeline remains unaltered which would close the 
gap between the detached properties. At the DMRC meeting of 03 July 2017, the DMRC determined that 
the extension abutting the boundary and its close proximity to the neighbouring property to the east would 
detrimentally impact upon the character and appearance of the existing property, the property to the east 
and the appearance of the wider area due to the closing of the existing gap between the properties which 
would not accord with the second test of Policy TC4 or the placemaking objectives of Policy DS3.  The 
current proposal has not addressed this issue. 

In terms of the third test of Policy TC4, adequate rear garden ground would be maintained and there 
would be an increased level of car parking to the front of the house which would extend upon the existing 
driveway, the Roads Service has offered no objection to this. Bin storage can still be located to the rear of 
the property as there is a footpath on the west side of the house for continued access. The proposal is 
consistent with the third test of Policy TC4.  

In conclusion, the proposal continues to be contrary to policies TC4, DS3 and DS4.  The application as 
currently proposed does not alter the form of development that was previously refused planning 
permission by the Planning Service and subsequently by the DMRC on appeal. As stated above the 
decision of the DMRC is a material consideration of significant weight in the determination of this 
application.  It is apparent that the decision of the DMRC has been flagrantly disregarded by the 
applicant and whilst a minor amendment has been made in terms of the level of off street parking 
proposed, the fundamental issues highlighted in previous decisions to refuse the application in terms of 
impacts arising from the physical form of development proposed remain unaltered. The proposed 
development remains contrary to the development plan and relevant supplementary planning guidance. 
There are no material considerations that justify approval of the application contrary to the provisions of 
the development plan. 

Legal agreement not required. 

Human Rights Implications 

The decision to refuse this application has potential implications for the applicant in terms of his 
entitlement to peaceful enjoyment of his possessions (First Protocol, Article 1). For the reasons referred 
to elsewhere in this report justifying the decision in planning terms, it is considered that any actual or 
apprehended infringement of such Convention Rights, is justified. Any interference with the applicant’s 
right to peaceful enjoyment of his possessions by refusal of the present application is in compliance with 
the Council’s legal duties to determine this planning application under the Planning Acts and such refusal 
constitutes a justified and proportionate control of the use of property in accordance with the general 
interest and is necessary in the public interest with reference to the Development Plan and other material 
planning considerations as referred to in the report. 

Equalities Implications 

The issues contained in this report fall within an approved category that has been confirmed as exempt 
from an equalities perspective. 

Decision  

The application is refused 

Reason(s) for Decision: 

1. The proposal is contrary to policies TC4, DS3 and DS4 of the Angus Local Development Plan,
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the Householder Development Planning Advice Note and Advice Note 14 due to the impact on the 
character and pattern of development in the surrounding area and unacceptable impact on the privacy 
and amenity of the garden areas of 2 and 3 Cunmont Farm Cottages  

Notes:  

Case Officer: Pauline Chalmers 
Date:  5 October 2017 

Appendix 1 - Development Plan Policies 

Angus Local Development Plan 2016 

Policy DS3 : Design Quality and Placemaking 

Development proposals should deliver a high design standard and draw upon those aspects of landscape 
or townscape that contribute positively to the character and sense of place of the area in which they are to 
be located. Development proposals should create buildings and places which are: 

o Distinct in Character and Identity: Where development fits with the character and pattern of
development in the surrounding area, provides a coherent structure of streets, spaces and
buildings and retains and sensitively integrates important townscape and landscape features.

o Safe and Pleasant: Where all buildings, public spaces and routes are designed to be accessible,
safe and attractive, where public and private spaces are clearly defined and appropriate new
areas of landscaping and open space are incorporated and linked to existing green space
wherever possible.

o Well Connected: Where development connects pedestrians, cyclists and vehicles with the
surrounding area and public transport, the access and parking requirements of the Roads
Authority are met and the principles set out in 'Designing Streets' are addressed.

o Adaptable: Where development is designed to support a mix of compatible uses and
accommodate changing needs.

o Resource Efficient: Where development makes good use of existing resources and is sited and
designed to minimise environmental impacts and maximise the use of local climate and landform.

Supplementary guidance will set out the principles expected in all development, more detailed guidance 
on the design aspects of different proposals and how to achieve the qualities set out above. Further 
details on the type of developments requiring a design statement and the issues that should be 
addressed will also be set out in supplementary guidance. 

Policy DS4 : Amenity 

All proposed development must have full regard to opportunities for maintaining and improving 
environmental quality. Development will not be permitted where there is an unacceptable adverse impact 
on the surrounding area or the environment or amenity of existing or future occupiers of adjoining or 
nearby properties.  
Angus Council will consider the impacts of development on: 

• Air quality;
• Noise and vibration levels and times when such disturbances are likely to occur;
• Levels of light pollution;
• Levels of odours, fumes and dust;
• Suitable provision for refuse collection / storage and recycling;
• The effect and timing of traffic movement to, from and within the site, car parking and impacts on

highway safety; and
• Residential amenity in relation to overlooking and loss of privacy, outlook, sunlight, daylight and

overshadowing.

Angus Council may support development which is considered to have an impact on such considerations, 
if the use of conditions or planning obligations will ensure that appropriate mitigation and / or 
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compensatory measures are secured. 

Applicants may be required to submit detailed assessments in relation to any of the above criteria to the 
Council for consideration.  

Where a site is known or suspected  to be contaminated, applicants will be required to undertake 
investigation and, where appropriate, remediation measures relevant  to the current or proposed use to 
prevent unacceptable risks to human health. 

Policy TC4 : Householder / Domestic Development 

Proposals for householder development (including alterations/extensions to houses and flats, 
development within the curtilage of houses and flats, means of enclosure, satellite antenna and domestic 
scale microgeneration) will be supported where the siting, design, scale or massing of the proposal, does 
not:  

o adversely affect the residential amenity enjoyed by the house or surrounding domestic properties
including, in the case of microgeneration, through noise or shadow flicker;

o detrimentally affect the character and/or appearance of the building, site or surrounding area; and
o result in the overdevelopment of the plot or a loss of garden ground, parking or bin storage.

Further guidance on householder development will be set out in a Householder Development Planning 
Advice Note. 

TAYplan Strategic Development plan 

The proposal is not of strategic significance and policies of TAYplan are not referred to in this report. 
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Comments for Planning Application 17/00684/FULL

 

Application Summary

Application Number: 17/00684/FULL

Address: 4 Templehall Place Newbigging Monifieth Dundee DD5 3UW

Proposal: Proposed Extension and Alterations to Dwellinghouse- Re-Application

Case Officer: Pauline Chalmers

 

Customer Details

Name: Mrs Katie Gourlay

Address: 2 Cunmont Farm Cottage Bewbigging Dundee

 

Comment Details

Commenter Type: Member of Public

Stance: Customer objects to the Planning Application

Comment Reasons:

Comment:We object to the building plans for the following reasons

 

1. Impact on our property. The templehall buildings were designed to ensure we still have privacy

however this extension will be very visible from our garden and therefore impact our property.

2. Privacy. At present we have no windows looking into our property or garden and the new

extension will result in a window looking directly into our garden a bedroom window and therefore

disturbing our privacy.

3. Visual appearance: we currently have a fence that we can see at the back of our property hiding

4 templehall place so we cannot see each other properties. By building the extension our view in

our garden would alter and we would be looking into a house.

 

I feel the Templehall properties were all build initially with the neighbours in mind and designed to

not look onto existing houses/gardens. This extension would ruin this and have an effect on our

property behind as well as surrounding houses. Our privacy would be particularly effected.

 

We have only just received this application due to holidays.
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SUPPORTING INFORMATION 

PROJECT DESCRIPTION: 

Proposed Extension & Alterations to Dwellinghouse 

ADDRESS: 

4 Templehall Place, Newbigging, Angus, DD5 3UW 

APPLICANT: 

Mr & Mrs Milne 

Prepared by John D. Crawford Ltd on Behalf of Mr & Mrs Milne 
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John D Crawford Ltd Architectural Services | 72 New Wynd Montrose | www.johndcrawford.co.uk 

2 | P a g e
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Introduction 

Mr & Mrs Milne have lived in Newbigging for 11 years and their two young 

children are settled in the village primary school.  The family enjoy living in this 

house but have outgrown it, the locality is ideal proximity to both immediate 

family and the work commute therefore they have no desire to move.  It is 

with these principles that the applicants wish to remain in this property 

and attain the required space to suit all current and future family 

requirements.  The main purpose within the proposed plans are to 

accommodate a study, a playroom, a separate lounge and due to the 

children's ages to have all bedrooms on the same level.  

....................................................................................................................................... 

Summary of Proposals 

The proposals include the following:- 

 Conversion of existing attic space to form first floor accommodation

 Extension to Eastern side of house to form new garage at ground floor

level and bedroom above (Shaded Blue)

 Extension to Northern side of house to form extended family

sitting/living space at ground floor level and Master Bedroom at first

floor level. (shaded Red)

 Internal Alterations to ground floor layout

Proposed Site Visual – This diagram gives an idea of the distance between 

proposed extensions and neighbouring properties. 
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Development Plan Policies Angus Local Development Plan 2016 

Policy TC4: Householder / Domestic Development 

Proposals for householder development (including alterations/extensions to houses and flats, 

development within the curtilage of houses and flats, means of enclosure, satellite antenna 

and domestic scale microgeneration) will be supported where the siting, design, scale or 

massing of the proposal, does not: 

 adversely affect the residential amenity enjoyed by the house or surrounding

domestic properties including, in the case of microgeneration, through noise or

shadow flicker;

 detrimentally affect the character and/or appearance of the building, site or

surrounding area; and

 result in the overdevelopment of the plot or a loss of garden ground, parking or bin

storage. Further guidance on householder development will be set out in a

Householder Development Planning Advice Note.

Policy DS4: Amenity 

All proposed development must have full regard to opportunities for maintaining and 

improving environmental quality. Development will not be permitted where there is an 

unacceptable adverse impact on the surrounding area or the environment or amenity of 

existing or future occupiers of adjoining or nearby properties. Angus Council will consider the 

impacts of development on:  

• Residential amenity in relation to overlooking and loss of privacy, outlook, sunlight, daylight

and overshadowing. Angus Council may support development which is considered to have 

an impact on such considerations, if the use of conditions or planning obligations will ensure 

that appropriate mitigation and / or compensatory measures are secured. Applicants may 

be required to submit detailed assessments in relation to any of the above criteria to the 

Council for consideration. Where a site is known or suspected to be contaminated, 

applicants will be required to undertake investigation and, where appropriate, remediation 

measures relevant to the current or proposed use to prevent unacceptable risks to human 

health.  
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Extract from Advice Note 14 

"where a second and overlooking storey is involved, the distance between 

the main windows of the proposed house and the mutual boundary should 

be at least 12 metres. In higher density areas or where the adjacent rear 

garden is particularly generous this could be relaxed to a minimum of nine 

metres" 
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Proposed Site Plan 
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Key Points in Support of Extension to accommodate Garage and Bedroom 

above:- 

 Neighbouring property at no. 7 Templehall Place has an almost

identical extension already built.

 Neighbouring property at. 2 Templehall Place have planning approval

for an extension to the side of the house. This does not include for a

garage and the application has been approved with only 2 car

parking spaces shown in driveway

 No benefit in making it a car port since building up the sides and

adding a door in the future would be classed as permitted

development and not require a planning application.

 In terms of distance to neighbouring property – the extension would sit

around 1.8-2.0m from the face of no. 2 Templehall Place. The distance

between the properties at no. 5, 7, 9 and 11 is either the same or less

than this distance.

 There is already alternative access by gate and paved path around

the western side of the proposed property.

 Plans have allowed for plentiful access through the garage door,

double doors to the utility room then double patio doors out to the rear

garden.

 There is extra car parking made available in the front garden in

addition to the driveway and garage. This is more than provided in the

already approved application at no. 2 Templehall Place and similar to

the already constructed properties within this development.
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2 Templehall Place Newbigging Minified Dundee DD5 3UW – Existing Photograph 

16/00702/FULL | Extension to Dwellinghouse | 
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2 Templehall Place Newbigging Monifieth Dundee DD5 3UW – Approved Drawings 

16/00702/FULL | Extension to Dwellinghouse | 
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2 Templehall Place Newbigging Monifieth Dundee DD5 3UW – Approved Site Plan 

16/00702/FULL | Extension to Dwellinghouse  
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4 Templehall Place (Applicant Property) 

7 Templehall Place - Already has garage extension identical to what is proposed. 
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Key Points in Support of Extension to accommodate Open Plan Living at 

Ground Floor Level and Master Bedroom at First Floor Level:-  

 There are signed letters of support for the application from the owners

of several adjoining properties including 3 Cunmont Cottages which is

directly to the rear of the applicant property.

 The distance from the back of the house at 3 Cunmont Cottage to the

boundary it shares with applicant site is more than 20m.  This confirming

the 'particularly generous' garden ground as stated in Advice Note 14

and Window Distances detailed in ‘Appendix B: Privacy’.

 The location of the garage at 3 Cunmont Farm Cottages and the large

mature trees along the boundary between the cottages and the

applicant’s property provide 'Screening' as referred to in Advice note

14.

 The distance between the applicant house and 3 Cunmont Cottage

is currently just short of 30m therefore the proposed extension would sit

some 28m from the back of 3 Cunmont Cottage.

 North Elevation - There is an existing protruding gable coming from the

main house in this area with a bay that extends further at ground floor

level therefore the building line is only being extended out into the

garden ground by a further 1.1m.

 The house is surrounded by other properties which have generous

garden ground and the houses are positioned a considerable distance

from each other.

 There are first floor windows in the two storey properties at 3a, 3b, 7 &

7a Pitairlie Road - all of which are within similar distances to their

boundaries which all adjoin other properties. There are also two storey

properties at 1, 5 and 9 Templehall Place with first floor windows that

have shorter distances to windows at 2, 4, 6 and 8 Templehall Place

with no screening.

 The first-floor glazing is within the Master Bedroom, it is not a room that

the applicants will stand and look out for any sustained period of time.

The fixed panes and one opening window will provide adequate
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means of natural daylight, ventilation and fire escape to/from the 

Master Bedroom.  

 Application 13/00867/FULL gives approval to an almost identical

proposal at 23 Cruickshank Park, Montrose (see case study).

Existing North Elevation 
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Site Plan 
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Existing and Proposed Site Plans 
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Existing Ground Floor Plan 
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Proposed Ground Floor Plan 
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Proposed First Floor Plan 
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Photographic Support 

The image at the top left of this page was taken in February 2016 from a 

height similar to that of the proposed first floor level.  The image shows an 

existing garage which occupies a large percentage of garden ground at 3 

Cunmont Cottages immediately beyond the applicant’s boundary fence. 

 The position of this garage together with the screening provided from mature 

trees and shrubs along the boundary line, even in winter months, offers 

screening between the properties and therefore we believe that the 

proposed extension will not have any adverse effect in terms of overlooking 

private amenity space to the rear of 3 Cunmont Cottages. 

The images at the top right and bottom of this page were taken in July 2015 

and show how dense the foliage becomes. The largest tree has foliage all 

year round so will offer sufficient screening at all times and when the 

deciduous tree has full foliage it will offer an even higher degree of privacy 
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 This photograph is taken from the garden ground in which the

proposed extension is to be formed and shows how the existing first

floor bedroom windows within the two storey properties at 3a & 3b

Pitairlie Road clearly offer some degree of overlooking of the

surrounding properties.

 This photograph has been taken from the first-floor windows at Pitairlie

Road. It could be argued that the property at 3 Cunmont Cottages is

more visible from this property than it is from the applicant property as

there is less screening in terms of trees.
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Item 23 Cruickshank Park 

Hillside Montrose 

DD10 9NA 

13/00867/FULL 

4 Templehall Place 

Newbigging 

DD5 3UW 

15/01108/FULL 

Footprint of Extension 32m2 24m2 

Ground Floor Area 32m2 30m2 

First Floor Area 20m2 24m2 

Ground Floor Use Family Sitting Family Sitting 

First Floor Use Master Bedroom Master Bedroom 

Distance from LHS of first 

floor window to 

boundary in straight line 

9344 mm 10006 mm 

The extension at 23 Cruickshank Park, Hillside, Montrose that was given 

planning approval by Angus Council in 2013, is in our opinion very similar to 

this application. It is similar in terms of footprint, scale, distance from 

boundaries and room classification. It is also surrounded by a similar number 

of properties within similar distance. The distance from the centre of the 

window to boundary in the approved application is less than that provided in 

this application. We therefore would forward the point of view that if 

application 13/00867/FULL was approved then we can see no reason why 

this current application cannot be supported.  

AC7



John D Crawford Ltd Architectural Services | 72 New Wynd Montrose | www.johndcrawford.co.uk 

24 | P a g e

Conclusion 

We feel that the proposals are very much in keeping with the character of 

the building and trust that you will appreciate what we are trying to achieve 

from a design perspective.  There is already an identical garage extension 

and parking at no. 7 and similar approved planning at no. 2 Templehall 

Place. We have provided sufficient car parking and feel we comply with all 

planning policies. 

With regards the rear extension, when proposing alterations/extensions at first 

floor level in built up residential areas it is not uncommon for first floor windows 

to partially overlook other properties and their garden grounds.  There are 

already several existing two storey properties at Pitairlie Road and Templehall 

Place, that are not any less onerous in terms of overlooking than this would 

be.  The fact that it is a bedroom and not a living area means there will be no 

noise coming from the room and certainly no intention to gain the 

opportunity to overlook neighbouring gardens.  The feature height glazing is 

simply for the purposes of aesthetics and to let in sufficient light to a north 

facing room, privacy is as important to the applicant as it is to the 

neighbours.  A person would view the same from a window with a standard 

sill level or an escape type roof light as they would from a feature floor to 

ceiling glazing unit as eye level remains a constant in each example.  We 

hope that this will help achieve a positive outcome for the applicant. 

John D Crawford Ltd trust that this document along with the planning 

application and other supporting documentation shall be sufficient in order 

to progress our proposed application. John D Crawford Ltd have undertaken 

and complied with Scottish Planning Policy and carried out all the pre-

application in a professional manner. 

Prepared by  

John D Crawford Ltd 

On behalf of Mr & Mrs Milne 
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From:ChalmersPE
Sent:12 Nov 2016 10:26:12 +0000
To:'Kevin Crawford'
Subject:4 Templehall Place. Newbigging 16/00742/FULL

Dear Sir

I have considered the application further and discussed it with my senior due to the 
history of the application and can advise that, we believe there are still issues with 
overlooking.

It is still considered that the proposal would introduce new unacceptable overlooking 
of 3 Cunmount Cottage and their private garden and there would also be views of Kia 
Cottage where there is currently no overlooking of these neighbours as the neighbours 
on either side of the application site and those to the rear are one storey properties. 

A test for new upper level windows is indicated in Advice Note 14, this identifies an 
acceptable distance between an upper level window and the shared boundary it 
faces. This often is referred to when accessing householder applications. In this instance, 
the distance from the centre of the window to the boundary would be 9.18 metres 
when the recommended distance should be 12 metres from an upper level window to 
a shared boundary but the proposed distance falls short of that. In light of this I  would 
be looking for a change to this window to counteract overlooking.

I have looked over the example you gave to support this application, 23 Cruickshank 
Park, Hillside 13/00867/FULL and can see that there is offset looking from this upper level 
window towards the south-west neighbouring properties that are two storey in height. 
Due to the neighbours two storey height I can see that there is already overlooking 
between these properties. Therefore, it was considered there would not be a significant 
level of additional overlooking to justify refusal of this application which resulted in its 
support. I feel that this approved application is not quite the same in terms of the 
neighbours positions or heights of their dwellings in relation to the application site and I 
would be unable to consider it in support of 4 Templehall Place. 

I would be unable to support this application in light of the above reasoning and would 
be looking for an amendment made to the window. A s I stated before, I have no 
objection in principle to an application for an extension, provided it is compliant with 
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the provisions of Policies DS4: Amenity and TC4: Householder/Domestic Development of 
the Angus Local Development Plan (2016) also including the guidance outlined in 
Advice Note 14 and the Householder Development Planning Advice Note. On meeting 
with the guidance contained within this advice note and policies you will subsequently 
obtain a more positive response from this department.

I would be obliged if you could provide an amendment within 10 days of the date of 
this email

I trust that this clarifies the situation for you.

Yours faithfully

Pauline Chalmers: Development Standards Technician: Angus Council: Communities: 
Planning & Place: County Buildings: Market Street: Forfar: DD8 3LG: 01307 47(3206) 
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APPENDIX 2 

DEVELOPMENT MANAGEMENT REVIEW COMMITTEE 

APPLICATION FOR REVIEW 

PROPOSED EXTENSION AND ALTERATIONS TO DWELLINGHOUSE 
(RE-APPLICATION) AT 4 TEMPLEHALL PLACE, NEWBIGGING 

APPLICATION NO 17/00684/FULL 

APPLICANT’S SUBMISSION 

ITEM 1 Notice of Review 

ITEM 2 Location Plan, Photos & Site Section 

ITEM 3 Existing and Proposed Site Plan 

ITEM 4 Existing Floor Plan, Elevations and Section 

ITEM 5 Supporting Information 
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SUPPORTING INFORMATION 

PROJECT DESCRIPTION: 

Proposed Extension & Alterations to Dwellinghouse 

ADDRESS: 

4 Templehall Place, Newbigging, Angus, DD5 3UW 

APPLICANT: 

Mr & Mrs Milne 

Prepared by John D. Crawford Ltd on Behalf of Mr & Mrs Milne 

 Please note that following on from comments made at 

previous appeal hearing, we wish to clearly state that these 

comments have been taken on board and addressed 

accordingly. Additional off street car parking has now been 

provided as requested by committee members and reflects 

an existing situation at 7 Templehall Place. 

ITEM 5
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Introduction 

Mr & Mrs Milne have lived in Newbigging for 11 years and their two young 

children are settled in the village primary school.  The family enjoy living in this 

house but have outgrown it, the locality is ideal proximity to both immediate 

family and the work commute therefore they have no desire to move.  It is 

with these principles that the applicants wish to remain in this property 

and attain the required space to suit all current and future family 

requirements.  The main purpose within the proposed plans are to 

accommodate a study, a playroom, a separate lounge and due to the 

children's ages to have all bedrooms on the same level.  

....................................................................................................................................... 

Summary of Proposals 

The proposals include the following:- 

 Conversion of existing attic space to form first floor accommodation 

 

 Extension to Eastern side of house to form new garage at ground floor 

level and bedroom above (Shaded Blue) 

 

 Extension to Northern side of house to form extended family 

sitting/living space at ground floor level and Master Bedroom at first 

floor level. (shaded Red) 

 

 Internal Alterations to ground floor layout 

 

Proposed Site Visual – This diagram gives an idea of the distance between 

proposed extensions and neighbouring properties. 
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Development Plan Policies Angus Local Development Plan 2016  

Policy TC4: Householder / Domestic Development  

Proposals for householder development (including alterations/extensions to houses and flats, 

development within the curtilage of houses and flats, means of enclosure, satellite antenna 

and domestic scale microgeneration) will be supported where the siting, design, scale or 

massing of the proposal, does not: 

 adversely affect the residential amenity enjoyed by the house or surrounding 

domestic properties including, in the case of microgeneration, through noise or 

shadow flicker;  

 detrimentally affect the character and/or appearance of the building, site or 

surrounding area; and  

 result in the overdevelopment of the plot or a loss of garden ground, parking or bin 

storage. Further guidance on householder development will be set out in a 

Householder Development Planning Advice Note. 

Policy DS4: Amenity  

All proposed development must have full regard to opportunities for maintaining and 

improving environmental quality. Development will not be permitted where there is an 

unacceptable adverse impact on the surrounding area or the environment or amenity of 

existing or future occupiers of adjoining or nearby properties. Angus Council will consider the 

impacts of development on:  

• Residential amenity in relation to overlooking and loss of privacy, outlook, sunlight, daylight 

and overshadowing. Angus Council may support development which is considered to have 

an impact on such considerations, if the use of conditions or planning obligations will ensure 

that appropriate mitigation and / or compensatory measures are secured. Applicants may 

be required to submit detailed assessments in relation to any of the above criteria to the 

Council for consideration. Where a site is known or suspected to be contaminated, 

applicants will be required to undertake investigation and, where appropriate, remediation 

measures relevant to the current or proposed use to prevent unacceptable risks to human 

health.  
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Extract from Advice Note 14 

"where a second and overlooking storey is involved, the distance between 

the main windows of the proposed house and the mutual boundary should 

be at least 12 metres. In higher density areas or where the adjacent rear 

garden is particularly generous this could be relaxed to a minimum of nine 

metres" 
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Proposed Site Plan 
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Key Points in Support of Extension to accommodate Garage and Bedroom 

above:- 

 

 Neighbouring property at no. 7 Templehall Place has an almost 

identical extension already built.  

 

 Neighbouring property at. 2 Templehall Place have planning approval 

for an extension to the side of the house. This does not include for a 

garage and the application has been approved with only 2 car 

parking spaces shown in driveway 

 

 No benefit in making it a car port since building up the sides and 

adding a door in the future would be classed as permitted 

development and not require a planning application.  

 

 In terms of distance to neighbouring property – the extension would sit 

around 1.8-2.0m from the face of no. 2 Templehall Place. The distance 

between the properties at no. 5, 7, 9 and 11 is either the same or less 

than this distance. 

 

 There is already alternative access by gate and paved path around 

the western side of the proposed property. 

 

 Plans have allowed for plentiful access through the garage door, 

double doors to the utility room then double patio doors out to the rear 

garden.  

 

 There is extra car parking made available in the front garden in 

addition to the driveway and garage. This is more than provided in the 

already approved application at no. 2 Templehall Place and similar to 

the already constructed properties within this development. 
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2 Templehall Place Newbigging Minified Dundee DD5 3UW – Existing Photograph 

16/00702/FULL | Extension to Dwellinghouse | 
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2 Templehall Place Newbigging Monifieth Dundee DD5 3UW – Approved Drawings 

16/00702/FULL | Extension to Dwellinghouse | 
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2 Templehall Place Newbigging Monifieth Dundee DD5 3UW – Approved Site Plan 

16/00702/FULL | Extension to Dwellinghouse  
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4 Templehall Place (Applicant Property) 

 

 

 

7 Templehall Place - Already has garage extension identical to what is proposed. 
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Key Points in Support of Extension to accommodate Open Plan Living at 

Ground Floor Level and Master Bedroom at First Floor Level:-  

 There are signed letters of support for the application from the owners 

of several adjoining properties including 3 Cunmont Cottages which is 

directly to the rear of the applicant property. 

 

 The distance from the back of the house at 3 Cunmont Cottage to the 

boundary it shares with applicant site is more than 20m.  This confirming 

the 'particularly generous' garden ground as stated in Advice Note 14 

and Window Distances detailed in ‘Appendix B: Privacy’. 

 

 The location of the garage at 3 Cunmont Farm Cottages and the large 

mature trees along the boundary between the cottages and the 

applicant’s property provide 'Screening' as referred to in Advice note 

14. 

 

 The distance between the applicant house and 3 Cunmont Cottage   

is currently just short of 30m therefore the proposed extension would sit 

some 28m from the back of 3 Cunmont Cottage. 

 

 North Elevation - There is an existing protruding gable coming from the 

main house in this area with a bay that extends further at ground floor 

level therefore the building line is only being extended out into the 

garden ground by a further 1.1m. 

 

 The house is surrounded by other properties which have generous 

garden ground and the houses are positioned a considerable distance 

from each other. 

 

 There are first floor windows in the two storey properties at 3a, 3b, 7 & 

7a Pitairlie Road - all of which are within similar distances to their 

boundaries which all adjoin other properties. There are also two storey 

properties at 1, 5 and 9 Templehall Place with first floor windows that 

have shorter distances to windows at 2, 4, 6 and 8 Templehall Place 

with no screening.  

 

 The first-floor glazing is within the Master Bedroom, it is not a room that 

the applicants will stand and look out for any sustained period of time. 

The fixed panes and one opening window will provide adequate 
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means of natural daylight, ventilation and fire escape to/from the 

Master Bedroom.  

 

 Application 13/00867/FULL gives approval to an almost identical 

proposal at 23 Cruickshank Park, Montrose (see case study). 

 

 

 

Existing North Elevation 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



John D Crawford Ltd Architectural Services | 72 New Wynd Montrose | www.johndcrawford.co.uk 
 

15 | P a g e  
 

 

Site Plan 
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Existing and Proposed Site Plans  
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Existing Ground Floor Plan 
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Proposed Ground Floor Plan 
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Proposed First Floor Plan 
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Photographic Support  

 

  

 

The image at the top left of this page was taken in February 2016 from a 

height similar to that of the proposed first floor level.  The image shows an 

existing garage which occupies a large percentage of garden ground at 3 

Cunmont Cottages immediately beyond the applicant’s boundary fence. 

 The position of this garage together with the screening provided from mature 

trees and shrubs along the boundary line, even in winter months, offers 

screening between the properties and therefore we believe that the 

proposed extension will not have any adverse effect in terms of overlooking 

private amenity space to the rear of 3 Cunmont Cottages. 

The images at the top right and bottom of this page were taken in July 2015 

and show how dense the foliage becomes. The largest tree has foliage all 

year round so will offer sufficient screening at all times and when the 

deciduous tree has full foliage it will offer an even higher degree of privacy 
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 This photograph is taken from the garden ground in which the 

proposed extension is to be formed and shows how the existing first 

floor bedroom windows within the two storey properties at 3a & 3b 

Pitairlie Road clearly offer some degree of overlooking of the 

surrounding properties. 

 

 This photograph has been taken from the first-floor windows at Pitairlie 

Road. It could be argued that the property at 3 Cunmont Cottages is 

more visible from this property than it is from the applicant property as 

there is less screening in terms of trees. 
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Item 

 

23 Cruickshank Park 

Hillside Montrose 

DD10 9NA 

13/00867/FULL 

 

 

4 Templehall Place 

Newbigging 

DD5 3UW 

15/01108/FULL 

 

Footprint of Extension 32m2 24m2 

Ground Floor Area 32m2 30m2 

First Floor Area 20m2 24m2 

Ground Floor Use Family Sitting Family Sitting 

First Floor Use Master Bedroom Master Bedroom 

Distance from LHS of first 

floor window to 

boundary in straight line 

9344 mm 10006 mm 

 

The extension at 23 Cruickshank Park, Hillside, Montrose that was given 

planning approval by Angus Council in 2013, is in our opinion very similar to 

this application. It is similar in terms of footprint, scale, distance from 

boundaries and room classification. It is also surrounded by a similar number 

of properties within similar distance. The distance from the centre of the 

window to boundary in the approved application is less than that provided in 

this application. We therefore would forward the point of view that if 

application 13/00867/FULL was approved then we can see no reason why 

this current application cannot be supported.  
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Conclusion 

We feel that the proposals are very much in keeping with the character of 

the building and trust that you will appreciate what we are trying to achieve 

from a design perspective.  There is already an identical garage extension 

and parking at no. 7 and similar approved planning at no. 2 Templehall 

Place. We have provided sufficient car parking and feel we comply with all 

planning policies. 

With regards the rear extension, when proposing alterations/extensions at first 

floor level in built up residential areas it is not uncommon for first floor windows 

to partially overlook other properties and their garden grounds.  There are 

already several existing two storey properties at Pitairlie Road and Templehall 

Place, that are not any less onerous in terms of overlooking than this would 

be.  The fact that it is a bedroom and not a living area means there will be no 

noise coming from the room and certainly no intention to gain the 

opportunity to overlook neighbouring gardens.  The feature height glazing is 

simply for the purposes of aesthetics and to let in sufficient light to a north 

facing room, privacy is as important to the applicant as it is to the 

neighbours.  A person would view the same from a window with a standard 

sill level or an escape type roof light as they would from a feature floor to 

ceiling glazing unit as eye level remains a constant in each example.  We 

hope that this will help achieve a positive outcome for the applicant. 

John D Crawford Ltd trust that this document along with the planning 

application and other supporting documentation shall be sufficient in order 

to progress our proposed application. John D Crawford Ltd have undertaken 

and complied with Scottish Planning Policy and carried out all the pre-

application in a professional manner. 

 

Prepared by  

John D Crawford Ltd 

On behalf of Mr & Mrs Milne 
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