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1. Can you please confirm acceptance of appeal, in the first instance, to the Local Review   
    Body(ELLRB) of consideration of Condition 2 relating to the roof window which I  
    intimated in my previous e-mail. Of 24/11/2023 when I stated: 
   "To save time and more correspondence, can you please accept this as prior   
    confirmation of  instruction  proceed, as suggested, "to appeal the refusal of those  
    double cabrio roof lights by condition at Local Review Body" and let me know  
    when the Local Review Body sits next as I am keen to progress this to Bld.Wrnt. and,  
    hopefully, it will not have to be escalated by getting it pulled by a councillor and up in  
    front of a full Planning Committee Hearing,"     
 
2. In recounting the Planning History of the property will you please refer to 'The Previous  
    owner/applicant' rather than simply 'The Applicant' as currently stated, which  
    infers that the current 'Applicant' was previously in trouble with Planning before  
    regarding this property which is not the case as that 'Previous Applicant' is now  
    deceased and I have instilled in the new owner the need to upgrade and  
    comply which he has accepted willingly. 
    Should any review body perceive this application to be by an already offending  
    Applicant then it follows that such an unfair perception would probably and, realistically,  
    be prejudicial to a fair assessment of all presented. 
 
3. The Velux Cabrio has an extending balcony and none this is not as defined in the  
    subject submission specification which has an upper window which opens exactly the  
    same as the conservation windows do. 
 
4. I'm having great difficulty accessing the Conservation Listings and notes conferring such  
    status to any area and, as this is essential to the compliance with the current  
    requirements remaining on the books, I need to see it's current relevance compared to  
    the original date of listing and subsequent buildings and alterations created since then  
    and in reference to their comparative conditions applied. 
    It may well also be that the areas surrounding The Vennel is now well beyond such  
    designation and may need revised as the rendered new houses to the right and left of  
    the subject building and at the end of and along Lamer Street, with the exception of the   
    two original buildings you can see in the original/existing pictures I submitted, and part  
    of what used to be Horsburgh's Joiner shop further along towards the harbour (but  
    mostly now demolished!) have all but obliterated any previously true portrayal of  
    what the form and function of the original buildings were(and I can personally testify to  
    that because I'm now so ancient I can remember the streets and layout down there well  
    - happy days at the beach when wee too !���) 
    Can you direct me to where, possibly in the archives, such Dunbar Conservation Area  
    Details and regulation can be had sight of please? 
 
5. In order to avoid any unnecessary protracted discussion I would crave that you impose  
    the same assessment criteria as applied in the Approved Proposal in Bayswell  
    Park, 23/01173/P, which has identical relationship with adjacent buildings and roof  
    windows and, even described as Velux Cabrio etc in the submission, including the  
    identical  roof windows proposed in the subject building, 6A The Vennel, and is also  
    arguably in an area much easier to substantiate as worthy of Conservation Area Status,  
    where little has changed over the years since I spent the school holidays in a kiosk  
    opposite in Lauderdale car park, issuing parking tickets for ELC(then Dunbar Burgh) at  
    1s 3d (7&1/2p !���)each. 
 

If we consider your comments made in relation to 6A The Vennel, 23/01173/P, 
regarding the appropriateness of the proposed roof windows in question: 
  "With regards to the above named planning application I have concerns about the   
   number and style of roof windows that are being proposed for the rear (south)   
   elevation roof slope.   
   Whilst this may be the rear elevation it is the elevation which is readily visible   
   from Lamer St.         Page 5 of 8 



   In my opinion, at present the proposed roof lights to the rear (south) elevation in  
   their current form are harmful to the character and appearance of the property and   
   Dunbar Conservation Area." 
Reported as being detrimental to Dunbar Conservation Area contrary to Policy 7 of 
NPF4 and Policies CH2 and DP5 of the adopted East Lothian Local Development 
Plan 2018.  
 
I would respectfully suggest that there would appear to be some inconsistency in 
the application of the current guidance on assessment of what constitutes and what 
effect a particular element may have upon the nature of the Conservation of a 
specific area or social focal point relating to 'Place', if we then consider in an almost 
identical case, 22/00175/P. 
 
Below is the relevant excerpt from Planner's Report of 12th April 2022 referred to in the 
approved application for 22/00175/P - 11 Bayswell Park, Dunbar which deemed the 
roof window as NOT being detrimental to Dunbar Conservation Area contrary to Policy 7 
of NPF4 and Policies CH2 and DP5 of the adopted East Lothian Local Development Plan 
2018: 
  "The roof light to be formed in the rear (south) elevation roof slope of the existing   
   house would be visible from public views to the south of it. However, it would be  
   seen in relation to a variety of roof lights installed within the rear elevation roof   
   slopes of a number of neighbouring properties  along this row of houses.  
   Therefore, by virtue of its architectural form, size, design, materials and  
   positioning the proposed  roof light would not be harmful to the character or  
   appearance of the house, the wider area or to the Dunbar Conservation Area." 
and below is the drawing & specification(which is actually incorrect) of the Approved Velux 
Roof Window, as depicted in the Approved Submission 22/00175/P, and now installed: 

             
                                                                                                                                           Page 6 of 8 







App No. 23/01173/P

EAST LOTHIAN COUNCIL

DECISION NOTICE

TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 1997 

TOWN AND COUNTRY PLANNING
(DEVELOPMENT MANAGEMENT PROCEDURE) (SCOTLAND) REGULATIONS 2013

Mr J Brown
c/o John A Fyall Bsc(Hons)Bld.Eng. C.Build.E, FCABE
12 Beachmont Court

Dunbar
EH42 1YF

APPLICANT: Mr J Brown

With reference to your application registered on 11th October 2023 for planning permission under 
the above mentioned Acts and Regulations for the following development, viz:-

Alterations to flat
at
6A The Vennel
Dunbar
EH42 1HF

East Lothian Council as the Planning Authority in exercise of their powers under the above-
mentioned Acts and Regulations hereby GRANT PLANNING PERMISSION for the said 
development in accordance with the particulars given in the application, the plan(s) docketed as 
relative hereto and the conditions set out below:-

CONDITIONS:

 1 The development hereby approved shall begin before the expiration of 3 years from the date of this permission.

Reason:

Pursuant to Section 58 of the Town and Country Planning (Scotland) Act 1997 as amended. 

 2 Planning permission is refused for the double cabrio roof lights proposed to be installed on the south elevation 
roof slope of the flatted building.

Reason:
By virtue of their modern form,  appearance and opening mechanism, and of their size, scale and positioning the 
proposed double cabrio roof lights would not be appropriate for this prominent location within the historic core 
of Dunbar Conservation Area. They would be harmful to the character and appearance of the flatted property, 
the streetscape of The Vennel and harmful to the character and appearance of this part of the Dunbar 



Conservation Area contrary to Policy 7 of NPF4 and Policies CH2 and DP5 of the adopted East Lothian Local 
Development Plan 2018.

The report on this application is attached to this Decision Notice and its terms shall be deemed to be 
incorporated in full in this Decision Notice.

Details of the following are given in the application report:

- the terms on which the Planning Authority based this decision;

- any variations made to the application in terms of Section 32A of the Town and Country Planning 
(Scotland) Act 1997; and

- where applicable the summary of the terms of any agreement entered into under Section 75 of the 
Town and Country Planning (Scotland) Act 1997.

A copy of the Section 75 Agreement can be inspected in the application file on the Council’s 
website.

The docketed plans to which this decision relate are as follows:

Drawing No. Revision No. Date Received
 
25/22/P/BW/02 - 03.10.2023
 
25/22/P/BW/01 - 03.10.2023
 
25/22/P/BW/03 - 03.10.2023
 
25/22/P/BW/04 - 03.10.2023
 
25/22/P/BW/06 - 03.10.2023
 
25/22/P/BW/07 - 03.10.2023
 
25/22/P/BW/08 - 03.10.2023
 
25/22/P/BW/09 - 03.10.2023
 
25/22/P/BW/015 - 03.10.2023
 
25/22/P/BW/05 A 09.10.2023
 
25/22/P/BW/09 A 09.10.2023
 
25/22/P/BW/09 B 11.10.2023
 
25/22/P/BW/11 B 11.10.2023
 
25/22/P/BW/12 B 11.10.2023
 
25/22/P/BW/17 A 11.10.2023
 
MANU LITERATURE 01 - 22.11.2023





NOTES ABOUT REVIEW OF DECISION

If the applicant is aggrieved by the decision of the Planning Authority to grant permission for the 
proposed development subject to conditions, the applicant may require the planning authority to 
review the case under section 43A of the Town and Country Planning (Scotland) Act 1997 within 
three months from the date of this decision notice. The notice of review should be addressed to the 
Clerk to the Local Review Body, Committee Team, Communications and Democratic Services, John 
Muir House, Haddington, East Lothian EH41 3HA. 

If permission to develop land is refused or granted subject to conditions and the owner of the land 
claims that the land has become incapable of reasonably beneficial use in its existing state and cannot 
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 
notice requiring the purchase of the owner of the land’s interest in the land in accordance with Part 5 
of the Town and Country Planning (Scotland) Act 1997. 

Notes to Applicant

The applicant/developer is strongly advised to check the status of utility apparatus for Scotland 
Gas Networks before progressing with any development on site. Scotland Gas Networks are 
currently referring prospective applicants/developers to www.linesearchbeforeudig.co.uk to 
review any apparatus that might be affected by the proposed works. If apparatus is located that 
would be affected then Scotland Gas Networks should be contacted on https://www.sgn.co.uk/



TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 1997 
TOWN AND COUNTRY PLANNING

(DEVELOPMENT MANAGEMENT PROCEDURE) (SCOTLAND) REGULATIONS 2013

Section 27A (1) of the above-mentioned Act requires that this notice must be served to the Council 
prior to the start of work. Failure to do so is a breach of planning control under section 123(1) of the 
above Act and may result in the Council taking enforcement action.

NOTICE OF INITIATION OF DEVELOPMENT

Notice is hereby given that the under-mentioned scheme of development is expected to commence on  …../…../20….

Planning authority reference: 23/01173/P

Date of decision notice: 27th November 2023

Address/Location of site:

6A The Vennel
Dunbar
EH42 1HF

Name and address of developer:

Name and contact details of site agent:

Owner of land (if not as above):

Signed:

Date:



TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 1997 
TOWN AND COUNTRY PLANNING

(DEVELOPMENT MANAGEMENT PROCEDURE) (SCOTLAND) REGULATIONS 2013

Section 27B (1) of the above-mentioned Act requires that this notice must be served to the Council on completion of the 
approved scheme of development.

NOTICE OF COMPLETION OF DEVELOPMENT

Notice is hereby given that the under-mentioned scheme of development was completed on  …../…../20….

Planning authority reference: 23/01173/P

Date of decision notice: 27th November 2023

Address/Location of site:

6A The Vennel
Dunbar
EH42 1HF

Name and address of developer:

Owner of land (if not as above):

Signed:

Date:



OFFICER REPORT 
 

27th November 2023 
 

App No. 23/01173/P  Application registered on   11th October 

2023 

 Target Date 10th December 2023 

                                                                                                              

 

     

 

DECISION TYPE:   Granted Permission 

 

 

PLANNING ASSESSMENT  

 

The property to which this application relates is a first floor flat set within a two storey flatted 

building located on the north side of The Vennel, Dunbar. It is located within a predominantly 

residential area as defined by Policy RCA1 of the adopted East Lothian Local Development 

Plan 2018. It is also located within the Dunbar Conservation Area.  

 

The property is bounded to the north by an access road, to the east and west by neighbouring 

residential properties and to the south by the public road of The Vennel. 

 

PLANNING HISTORY 

 

On 21 June 2013 planning application 13/00327/P was refused for the replacement of all the 

existing timber framed windows and the doors of the ground floor flat within 6 The Vennel, the 

flat below the flat the subject of this application, with UPVC framed windows and UPVC 

doors, as they would be harmful to the character and appearance of this part of the Dunbar 

Conservation area.  

 

In July 2013 the applicant sought a review of the decision to refuse planning permission for the 

installation of UPVC framed replacement windows and doors.  At a meeting of the East 

Proposal Alterations to flat  SDELL N 

 

Location 

 

6A The Vennel 

Dunbar 

EH42 1HF 

 

  

CDEL N 

 

Bad Neighbour 

Development 

 

N 

APPLICANT: Mr J Brown Is this application to be approved as a 

departure from structure/local plan? N 

 

c/o John A Fyall Bsc(Hons)Bld.Eng. C.Build.E, FCABE 

12 Beachmont Court 

Dunbar 

EH42 1YF 

  



Lothian Local Review Body (ELLRB) of 26 September 2013 the ELLRB upheld the decision 

to refuse planning permission 13/00327/P.  

 

In November 2013 planning permission 13/00809/P was granted for the replacement of all the 

windows and the front and rear doors of the ground floor flat of 6 The Vennel with timber 

framed windows and doors. 

 

In February 2021 planning permission 20/01053/P was refused retrospectively for the painting 

of the external walls of the flat the subject of this application and for the installation of uPVC 

framed windows within the building as they would be harmful to the character and appearance 

of this part of the Dunbar Conservation area.  

 

PROPOSAL 

 

Planning permission is now sought for: 

 

i)The replacement of the existing uPVC windows of the flat with timber framed replacement 

windows; 

 

ii)The installation of 4 roof lights onto the rear south elevation roof slope of the flatted building 

; 

 

iii)The installation of 3 roof lights onto the north elevation roof slope of the flatted building; 

 

iv)The installation of two extract outlets and waste pipes onto the side (west) elevation of the 

flatted building; 

 

v)The installation of an extract vent to the north elevation roof slope; and  

 

vi)The re-location of the existing svp on the south elevation roof slope of the flatted building. 

 

The proposed waste pipes and connections would be of cast iron construction, to match 

existing.  

 

The proposed extract outlets would be of uPVC construction.  

 

When the application was first submitted, it was proposed to install 4 cabrio style roof lights on 

the south elevation roof slope of the building. However, subsequent to its registration, the 

application has been amended. Two of the cabrio roof lights that were previously proposed to 

be installed on the south elevation roof slope have been replaced with conservation style roof 

lights. However, it is still proposed to install a double cabrio roof light between those two 

conservation roof lights within the south elevation roof slope of the flatted building.  

 

Section 25 of the Town and Country Planning (Scotland) Act 1997 requires that the application 

be determined in accordance with the development plan, unless material considerations 

indicate otherwise. 

 

The development plan is National Planning Framework 4 (NPF4) and the adopted East Lothian 

Local Development Plan 2018. 

Material to the determination of the application is Section 64 of the Planning (Listed Buildings 



and Conservation Areas) (Scotland) Act 1997.  

 

Section 64 of the Planning (Listed Buildings and Conservation Areas) (Scotland) Act 1997 

requires that a planning authority must have regard to the desirability of preserving or 

enhancing the character or appearance of a conservation area in exercising its responsibilities 

in the determination of any application for planning permission for development affecting a 

conservation area.  

 

Policy 7 (Historic Assets and Places) of NPF4 is relevant to the determination of this 

application. Policies CH2 (Development Affecting Conservation Areas) and DP5 (Extensions 

and Alterations to Existing Buildings) of the adopted East Lothian Local Development Plan 

2018 are also relevant to the determination of this application.  

 

Also material to the determination of the application is supplementary Planning Guidance 

(SPG) on 'Cultural Heritage and the Built Environment' adopted by the Council on 30th 

October 2018. The SPG expands on policies that are set out in the East Lothian Local 

Development Plan 2018 and provides policy guidance on replacement windows in buildings 

which are in a conservation area.  

 

The policy guidance set out in the SPG states that the replacement of a window in a building in 

a conservation area must preserve or enhance the area's special architectural or historic 

character. This will normally mean that the proportions of the window opening, the opening 

method, colour, construction material of frames and glazing pattern should be retained. The 

only exceptions to this will be: 

 

i) Multiple glazing where there is no visible difference between that proposed and the 

original style of window;  

ii)  If the building itself does not contribute positively to the character of the Conservation 

Area and where a change in window design would have no impact on the character of the 

Conservation Area; and  

iii)  If the windows cannot be seen from a public place. 

 

Also material to the determination of this planning application is the planning history for the 

ground floor flat within the building of 6 The Vennel. 

No public letters of objection have been received in relation to the application.  

 

The existing windows that are installed within the front (north) and rear (south) elevations of 

the applicants' flatted property are of white uPVC frame construction and were the subject of 

the refusal of planning application 20/01053/P, in February 2021.  Whilst the proposed 

replacement windows would feature 'plant-on' astragals the material of the proposed sash and 

case window frames would be timber and they would feature a 4 over 4 glazing style which 

would be consistent with the windows installed within the lower flat, 6 The Vennel under 

planning permission 13/00809/P. Therefore, when viewed in the context of these approved 

replacement windows which feature white painted timber frames with a 4 over 4 glazing style 

and 'plant-on' astragals the proposed replacement windows would not appear as a visibly 

different to those window. Therefore the proposed replacement windows would not be harmful 

to the character or appearance of the applicants' flat, the flatted building of which it forms part 

of, or harmful to the character and appearance of this part of the Dunbar Conservation Area.  

 

The proposals to (i) install two extract outlets and waste pipes to the side (west) elevation; (ii) 



install an extract vent to the rear (north) elevation roof slope; and (iii) re-locate the existing svp 

on the front (south) elevation roof slope are all relatively minor alterations to the applicants' 

flatted property. They would not appear as overly prominent or incongruous alterations and as 

such they would not be harmful to the character or appearance of the applicants' flat, the flatted 

building of which it forms part of, the surrounding area or to the Dunbar Conservation Area.  

 

The roof lights to be installed within the north elevation roof slope of the flatted building would 

be well contained from public views due to the location and orientation of the applicants' flatted 

property. Therefore the proposed roof lights to be installed onto the north elevation of the 

flatted building would not appear as harmful or incongruous.  By virtue of their form, size, 

material and positioning the proposed roof lights to be installed onto the north elevation roof 

slope would not be harmful to the character or appearance of the applicants' flat, the flatted 

building of which it forms part of, or harmful to the character and appearance of this part of the 

Dunbar Conservation Area.  

 

The proposed replacement windows, the roof lights to be installed on the north elevation roof 

slope of the flatted building, the extract outlets, extract vent and waste pipe are consistent with 

Policy 7 of NPF4, with Policies CH2 and DP5 of the adopted East Lothian Local Development 

Plan 2018 and with its Cultural Heritage and the Built Environment Supplementary Planning 

Guidance. 

 

The flatted building is located in a very prominent location within the historic core of Dunbar 

Conservation Area at point where Sliver Street, Church Street, Colvin Street and Lamer Street 

converge. Therefore the south elevation of the flatted building is readily visible not only from 

the Vennel and the adjacent public play park, but also from those surrounding streets.  

 

The flatted building currently has 3 roof lights on its south elevation., which are to be replaced 

with the proposed 4 roof lights. Two of the proposed replacement roof lights would be 

conservation style roof lights that would be of a traditional form and appearance and thus 

would not appear as overly harmful or incongruous additions to the roof of the flatted building. 

They would be appropriate to their location and would not be out of keeping with their 

surroundings. Consequently they would not be harmful to the character and appearance of this 

part of the Dunbar Conservation Area. 

 

However, the double cabrio roof lights proposed to be installed between those 2 conservation 

roof windows would be of a modern form, appearance and opening mechanism and would be 

of a size and scale that would not be appropriate for this location on a prominent roof slope 

within the historic core of the Dunbar Conservation Area. Therefore, the proposed double 

cabrio roof lights due to their moder form, size, scale and positioning would be harmful to the 

character and appearance of the flatted building, the streetscape of The Vennel and harmful to 

the character and appearance of this part of the historic core of the Dunbar Conservation Area 

contrary to Policy 7 of NPF4 and Policies CH2 and DP5 of the adopted East Lothian Local 

Development Plan 2018.   

 

As the cabrio roof lights would be harmful to the character and appearance of the flatted 

building, the streetscape of The Vennel and harmful to the character and appearance of this part 

of the historic core of the Dunbar Conservation Area, it should be made a condition of any 

grant of planning permission for the other components of the application - namely the proposed 

replacement windows, the roof lights to be installed on the north elevation roof slope of the 

flatted building, the extract outlets, extract vent and waste pipe - that the cabrio roof lights are 



refused planning permission.  

 

In conclusion, other than the cabrio roof lights, the proposals are considered to be in 

accordance with the provisions of the stated relevant Development Plan policies and there are 

no material considerations which outweigh the proposals accordance with the Development 

Plan.  

 

CONDITIONS: 

 

 

 1 The development hereby approved shall begin before the expiration of 3 years from the 

date of this permission. 

  

 Reason: 

  

 Pursuant to Section 58 of the Town and Country Planning (Scotland) Act 1997 as 

amended.  

 

 2 Planning permission is refused for the double cabrio roof lights proposed to be installed 

on the south elevation roof slope of the flatted building. 

  

 Reason: 

 By virtue of their modern form, appearance and opening mechanism, and of their size, 

scale and positioning the proposed double cabrio roof lights would not be appropriate 

for this prominent location within the historic core of Dunbar Conservation Area. They 

would be harmful to the character and appearance of the flatted property, the 

streetscape of The Vennel and harmful to the character and appearance of this part of 

the Dunbar Conservation Area contrary to Policy 7 of NPF4 and Policies CH2 and DP5 

of the adopted East Lothian Local Development Plan 2018. 

 

 

LETTERS FROM  

 

                                                     

                           

                            

 

27th November 2023 

  

 









22/00175/P | Alterations, extensions to house and formation of 
hardstanding area | 11 Bayswell Park Dunbar EH42 1AE 

DETAILS: 
Application Type Planning Permission 
Decision Granted Permission 
Actual Decision Level Scheme of Delegation Decision 
Expected Decision Level Not Available 
Case Officer James Allan 
Community Council Dunbar Community Council 
Ward Dunbar 
District Reference Not Available 
Applicant Name  
Agent Name Andrew Megginson Architecture 
Agent Company Name Not Available 

Agent Address Per Andrew Megginson 128 Dundas Street 
New Town Edinburgh EH3 5DQ 

Environmental Assessment 
Requested 
 

No 
 
 

NOTE*: 
Extensions & Alterations 
Building Warrant Ref. No: 22/00109/BW  Status: Warrant Granted  
 



OFFICER REPORT 
 

12th April 2022 
 

App No. 22/00175/P  Application registered on   14th February 

2022 
 Target Date 13th April 2022 

                                                                                                              

 

     

 

DECISION TYPE:   Consent Granted 

 

 

PLANNING ASSESSMENT  

 

The property to which this application relates is a two storey, semi-detached house with 

associated garden ground. It is located within a predominantly residential area as defined by 

Policy RCA1 of the adopted East Lothian Local Development Plan 2018. The property falls 

within the Dunbar Conservation Area.  

 

The property is bounded to the north by the public road of Bayswell Park, to the east and west 

by neighbouring residential properties and to the south by the public road of Bayswell Road.  

 

Planning permission is sought for the following: 

 

i) The addition of a single storey, part pitched, part flat roof extension onto the side (west) 

elevation of the existing rear extension to the house; 

 

ii) The addition of a single storey, mono-pitched roof extension onto the side (east) 

elevation of the house; 

 

iii) The formation of a hardstanding area to the side (west) of the proposed extension; 

Proposal Alterations, extensions to house and 

formation of hardstanding area  
SDELL N 

 

Location 
 

11 Bayswell Park 

Dunbar 

EH42 1AE 

  

CDEL N 

 

Bad Neighbour 

Development 

 

N 

APPLICANT:  Is this application to be approved as a 

departure from structure/local plan? N 

 

c/o Andrew Megginson Architecture 

Per Andrew Megginson 

128 Dundas Street 

New Town 

Edinburgh 

EH3 5DQ 

  



 

iv) The formation of a roof light within the rear (south) elevation of the existing house; and 

 

v) The replacement of the existing door to the front (north) elevation of the store. 

 

The proposed rear extension would have a length of some 11 metres; a width of some 9.2 

metres and would have a height of some 4.9 metres, at its highest point. 

 

The rear (south) elevation of the rear extension would contain a window and a large glazed 

panel. The side (east) elevation would contain a window although this would be the existing 

window already in the side (east) elevation of the rear offshoot. The side (west) elevation 

would contain a glazed sliding door opening and an adjacent glazed panel. The flat roof 

component of the rear extension would contain a roof light.  

 

The proposed side extension would have a length of some 8.5 metres, a width of some 1.6 

metres and would have a height of some 4.65 metres, at its highest point.  

 

The front (north) elevation of the side extension would contain a solid door opening. The rear 

(south) elevation would contain a partially glazed door opening. The side (east) elevation wall 

would not contain any glazed openings however the side (east) elevation roof slope would 

contain 2 roof lights.  

 

The proposed rear extension would be predominantly glazed by timber frame, white painted 

window and door frames. However, the sections of wall to the rear and side extensions would 

be of red sandstone construction, to match existing. The roof of the rear extension would 

feature a roof light on its flat roof component while the side extension would contain 2 roof 

lights. The roof of the extensions would be clad in slate. The proposed fascia and eaves would 

be of timber construction and would be white in colour.  

 

The proposed hardstanding area would be of flagstone paving construction. The proposed 

hardstanding area would have a length of some 5.2 metres; a width of some 3.2 metres and 

would have a height of some 0.5 metres.  

 

The proposed roof light to the rear (south) elevation roof slope would be of aluminium frame 

construction and would be grey in colour.  

The proposed replacement door to the front (north) elevation of the workshop would be of 

timber construction and would be grey in colour.  

 

Section 25 of the Town and Country Planning (Scotland) Act 1997 requires that the application 

be determined in accordance with the development plan, unless material considerations 

indicate otherwise.  

 

The development plan is the approved South East Scotland Strategic Development Plan 

(SESplan). Policies CH2 (Development Affecting Conservation Areas), DP2 (Design) and 

DP5 (Extensions and Alterations to Existing Buildings) of the adopted East Lothian Local 

Development Plan 2018 are relevant to the determination of the application. 

 

Material to the determination of the application is Section 64 of the Planning (Listed Buildings 

and Conservation Areas) (Scotland) Act 1997 and the Scottish Government's policy on 

development within a conservation area given in Scottish Planning Policy: June 2014.  



Scottish Planning Policy echoes the statutory requirements of Section 64 of the Planning 

(Listed Buildings and Conservation Areas) (Scotland) Act 1997 that a planning authority must 

have regard to the desirability of preserving or enhancing the character or appearance of a 

conservation area in exercising its responsibilities in the determination of any application for 

planning permission for development affecting a conservation area. It is stated in Scottish 

Planning Policy that proposed development within conservation areas and proposals out with 

which will impact on its appearance, character or setting, should preserve or enhance the 

character and appearance of the conservation area should be treated as preserving its character 

and appearance. 

 

No public letters of objection have been received in relation to the application.  

 

By virtue of their architectural form, size, design, proportions, materials and positioning the 

proposed extensions would be acceptable additions to the house and would not be harmfully 

unsympathetic to the house or its surroundings. The proposed extensions would be seen in 

relation to a number of extensions that are attached to the side and rear elevations of the houses 

of Bayswell Park. Therefore the proposed extensions would not be inappropriate to their 

setting or out of keeping with their surroundings. The proposed extensions would not result in 

an overdevelopment of the house or its garden. The proposed extensions would not by virtue of 

their form, size, scale, external finishes or positioning be harmful to the character and 

appearance of the house or to the character and appearance of this particular part of the Dunbar 

Conservation Area. 

 

The proposed raised terrace would be well absorbed within its rear garden and setting and due 

to the high stone wall enclosure of the applicants' rear garden it would not be readily visible 

from public views. Therefore it would not be harmful to the character or appearance of the 

house or harmful to the Dunbar Conservation Area.  

 

The roof light to be formed in the rear (south) elevation roof slope of the existing house would 

be visible from public views to the south of it. However, it would be seen in relation to a variety 

of roof lights installed within the rear elevation roof slopes of a number of neighbouring 

properties along this row of houses. Therefore, by virtue of its architectural form, size, design, 

materials and positioning the proposed roof light would not be harmful to the character or 

appearance of the house, the wider area or to the Dunbar Conservation Area.  

 

The proposed replacement of the existing door to the front (north) elevation of the store would 

be of a traditional timber frame construction and thus would not be harmful to the character or 

appearance of the house, the wider area or to the Dunbar Conservation Area.  

 

In assessing whether or not a proposed new development would result in harmful overlooking 

and therefore loss of privacy to existing neighbouring residential properties it is the practice of 

the Council, as Planning Authority to apply the general rule of a 9 metres separation distance 

between the windows of a proposed new development and the garden boundaries of 

neighbouring residential properties and an 18 metres separation distance between directly 

facing windows of the proposed new development and the windows of existing neighbouring 

residential properties. 

 

In relation to the above, the glazed openings to be formed in the rear (south) elevation would 

face over the applicants' rear garden for some 17 metres and would not fall within 18 metres of 

any directly facing windows of any neighbouring residential properties.  



 

The glazed openings to be formed in the side (west) elevation of the proposed rear extension 

would face over the applicants' rear garden for some 3.7 metres and beyond to a 1.8 metre high 

stone wall boundary treatment. However, due to the finished floor level of the proposed 

extension and the proposed raised terrace area being raised these glazed openings and terrace 

would allow for harmful overlooking of the rear garden of the neighbouring residential 

property, 12 Bayswell Park to the west. To prevent harmful overlooking a solid screen of at 

least 0.5 metres in height should be attached to the wall in a position in front of the proposed 

extension and terrace. Subject to the imposition of a condition requiring this screen the 

proposed extension and terrace area would not allow for any harmful overlooking of the 

neighbouring property to the west.  

 

Such screen fencing is installed on the mutual boundaries of other houses of Bayswell Park and 

is an established characteristic of this part of the Dunbar Conservation Area. It would not 

therefore harm the character and appearance of the Dunbar Conservation Area.  

 

There are no proposals to form windows or other glazed openings in the side (east) elevation of 

the proposed side extension. However, as the applicants' property falls within a conservation 

area any future proposals to form windows or other glazed openings in this elevation wall 

would require planning permission and thus could be controlled by the planning authority. 

 

Owing to their size, form and positioning the proposed extensions would not give rise to a 

harmful loss of sunlight or daylight to any neighbouring residential properties. 

 

The proposed roof light would face over the applicants' rear garden for more than 18 metres 

and thus the use of it would not allow for any harmful overlooking.  

 

The proposed replacement door would be of solid construction and thus the use of it would not 

allow for any harmful overlooking.  

 

Given the above considerations, the proposals are consistent with Policies CH2, DP2 and DP5 

of the adopted East Lothian Local Development Plan 2018 and with Scottish Planning Policy: 

June 2014. In conclusion, the proposals are considered to be in accordance with the provisions 

of the stated relevant Development Plan policies and there are no material considerations 

which outweigh the proposal's accordance with the Development Plan. 

 

 

CONDITION:  

 

 

 

 

 

 1 Prior to any use of the rear extension and terrace area hereby approved a solid screen 

which projects a minimum height of 0.5 metres above the top of the existing west 

boundary wall shall be installed along the length of that west boundary wall directly in 

front of the west elevation of the extension and terrace hereby approved. The details of 

the screen shall be submitted to and approved by the Planning Authority and the solid 

screen erected shall accord with those approved details. Thereafter the solid screen 

shall be retained in place unless otherwise agreed by the Planning Authority. 



  

 Reason: 

 In order to protect the privacy and amenity of the neighbouring residential property, to 

the east.  

 

 

 

LETTERS FROM  

 

                         

             

              

 

12th April 2022 
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