























11.33

11.34

11.35

11.36

11.37

In order to maintain local habitats and conserve the distinctive natural heritage of the
countryside it is important that new tree, hedge and shrub planting should be of native,
predominantly deciduous species. Conifers, particularly Leylandi hedging and ornamental tree
species should be avoided.

It is of most value to wildlife if planting is undertaken in substantial belts or groups of trees
linked to existing hedgerows or copses to provide wildlife corridors. Planting within existing
hedgerows and new hedge planting is also important and, if space permits, woodland planting
of native species will be encouraged though the design of planting should be in keeping with
the local landscape character. The following species are appropriate for their wildlife value.

Ash, Aspen, Beech, Silver Birch, Downy Birch, Bird Cherry, Wild Cherry, Crab Apple, Field
Maple, Small-leafed Lime, Large-leaved Lime, Common Oak, Sessile Oak, Scots Pine,
Rowan, Whitebeam , Blackthorn, Broom, Dogwood, Gorse, Guelder Rose, Hawthorn, Hazel,
Holly, Dog Rose , Field Rose and Grey Willow.

It is strongly recommended that a recognised landscape or forestry contractor be engaged to
do the planting and initial maintenance. Any deficiencies during this period will then be made
good under the contract.

Planning applications should be accompanied by a fully detailed landscaping scheme,
including proposed plant species, ground preparation, planting specification, protection
measures and maintenance arrangements.

Boundaries

11.38

11.39

11.40

The boundaries to traditional rural houses often have drainage ditches, hedges and walls
located along the perimeter. Boundary walls are traditionally constructed with rubble. Such
treatments gave shelter, provided drainage and blended the property into the surrounding
countryside. This should be replicated.

Where there are existing boundaries, e.g. hawthorn or beech hedging, stone walls and other
significant landscape features, they should be retained and protected during construction.
When it is necessary to remove such features for example in the provision of visibility splays,
they should be reinstated.

Particular attention should be paid to the hard landscaping of surfaces such as driveways and
to the treatment of walls and fences. Traditional field fences are post and wire and new
developments should adopt the same. Suburban boundary features including concrete block
walling and larch-lap or ranch fencing cost more, need more maintenance, are less robust,
and will always appear alien and are inappropriate in the rural landscape. If tighter fencing is
needed, a wire grid such as rylock serves well, or rabbit mesh to protect woodland
plantations, perhaps with one top rail. Beech and hawthorn hedges will be warmly
encouraged, and repay the time and effort needed to establish them.

Protection of Existing Woodlands, Trees and Hedgerows

11.41

11.42

It is expected that conversions or new development will protect existing on site vegetation
wherever possible. Applicants are nevertheless required to provide a location plan and
appropriate details of all existing vegetation on site. Additionally, further information on the
methods for retention and protection of vegetation on site during construction should be put
forward. This should accord with the principles of BS 2837 (2005) - Trees in Relation to
Construction.

Where existing vegetation is proposed for removal the applicant should clearly show on a
plan the location of the vegetation and should provide written justification for its removal.



After-care and Management of Planting and Habitat Features

11.43 Failure by developers to deliver aftercare and an appropriate maintenance regime is a
recurring problem and one the council is committed to addressing. While this matter is
potentially more significant in relation to larger developments including steading conversions
and lowland crofting schemes, the omission of more modest works allied to improving the
siting of single houses is just as important.

11.44 The council will seek to secure an ongoing programme of maintenance through the imposition
of planning conditions and, where necessary, a legal agreement under Section 75 of the
Town and Country Planning (Scotland) Act 1997. These will be reinforced by robust
monitoring and enforcement.

Access and Parking

11.45 In terms of access and parking, the advice of the council’s Transportation Manager will be
sought in each Instance.

11.46 Access to traditional farm buildings usually follows field boundaries along the lines of hedges
and walls. As a result they are usually discreet, blending in naturally with the landscape.
Proposals for the conversion of farm buildings should wherever possible retain existing
access points. If the existing access cannot be retained, any new access should follow natural
boundaries and must avoid crossing the middle of the fields.

11.47 Sites requiring the formation of a new access from a classified road will generally be
discouraged as this could contribute to the suburbanisation of the countryside. However, in
circumstances where a new access is deemed necessary it should follow natural boundaries
and must avoid crossing the middle of the fields. It is also important that it is not “over
engineered”. Individual entrance driveways off the public road can make or break the
appearance of a development. Traditional farm entrances are simple and practical. Their
beauty is in what they do not have - no gate, no lampposts, no big signs, no kerbing, no
special surfacing, no elaborate walling or fencing. Just openings off the road, with the field
fences or hedges returning neatly up either side of the track. Any elaboration beyond this
should be carefully considered and detailed to avoid suburban tendencies.

11.48 Regardless of what arrangements are made, it is important that all public rights of way are
respected and not impeded and applicants will be encouraged to facilitate and or improve,
where practicable and reasonable, access to and from existing rights of way and core paths.

11.49 Parking should be provided in accordance with the council’s general guidelines. This states
that houses with up to 2 bedrooms ordinarily require 1 residents space + 50% visitors parking
and houses with 3 or more bedrooms require 2 residents spaces + 25% visitors parking.

11.50 Parked vehicles significantly detract from the appearance of farmyards and contribute
towards the creation of a domestic appearance. Careful consideration must therefore be
given to the sensitive siting and design of car parking and garaging and it is usually preferable
if vehicles can be kept out with the converted building group. Where integrated parking is
deemed to be appropriate garaged cars should be accommodated in buildings with former
loading bays and barn doors. Storage space, internal and external, should be accounted for
at the design stage. As with car parking, careful consideration should be given to the siting
and screening of any external storage areas, ensuring that there is a minimal impact upon the
building and its surroundings by utilising screening through existing or new walls or through
landscaping measures.

Water Supply and Drainage Arrangements

11.51 Applicants will be required to agree detailed arrangements for the supply of water at an early
stage in the design process. This will necessitate consultation with Scottish Water, SEPA,
council planning officers, and, in the case of a private supply, the council’s environmental
health officers.



11.52

11.53

11.54

11.55

Applicants will be required to agree detailed arrangements for the treatment of foul and
surface water drainage an early stage in the design process. This will necessitate consultation
with Scottish Water, SEPA, council planning officers, and, when appropriate, the council’s
Flood Prevention Manager and Transportation Manager.

The council, as planning authority, will be seeking an innovative strategy for sustainable
drainage that complies and, ideally, exceeds the minimum standards laid out in contemporary
guidelines and regulations. It is advised that SEPA require drainage proposals for all new
developments to comply with the requirements of the Water Environment (Controlled
Activities)(Scotland)Regulations 2005. Furthermore, foul discharges which are not connecting
to a Scottish Water sewage network will require SEPA authorisation and surface water
drainage will be required not to result in pollution of the water environment. The SEPA
www.sepa.org.uk/pdf/publications/wdf/suds_leaflet.pdf

Applicants will ordinarily be required to submit a site specific Drainage Impact Assessment
(DIA) as part of their planning application. The Assessment must be comprehensive and must
address the issues of foul and surface water and, where applicable, ground water including
land drainage. It must detail the measures that are proposed to deal with quality, quantity,
environmental and amenity issues associated with surface and ground water pre and post
development. In preparing their DIA, applicants are referred to the document “Drainage
Impact Assessment — A Guide for Scotland” published by SEPA.

There is a general requirement for developers to fully grout any existing land drainage system
to prevent the passage of ground surface and ground water beneath infrastructure.

Flood Risk

11.56

11.57

Soil

11.58

It is also important that flood issues are adequately addressed in terms of SPP7 “Planning
and Flooding” by developers when formulating proposals. Particular attention is drawn to
Section 3(b) of the risk framework which states that undeveloped and sparsely developed
areas in medium to high risk areas are generally not suitable for development, as are
greenfield sites within the 1 in 200 year return period flood envelope. SEPA’s website on
flooding, which includes links to the Flood Map and SEPA policy, can be accessed via the
SEPA website at:www.sepa.org.uk/flooding. The council has also produced a separate SPG
on Flood risk and Sustainable Drainage which is currently obtainable on request and will at a
future date be downloadable from the councils website at www.westlothian.gov.uk

The council recommends that all applicants adopt a precautionary approach with regard to
the matter of flood risk. However where a development site is adjacent to a watercourse,
including one or more culverted watercourses, ponds or a functional flood plain, there will
ordinarily be a requirement to submit a full Flood Risk Assessment complying with Annexe B
of the Scottish Environment Protection Agency Policy No 4 “ A SEPA Planning Authority
Protocol” and CIRIA Report C624 “Development and Flood Risk : Guidance for the
Construction Industry (ISBN:096017624x). A suitably qualified and experienced Hydrologist or
Chartered Civil Engineer must carry out such a study.

The council has a Soil Sustainability plan, Due to the heavy local soils and the typically poor
drainage characteristics, applicants must strip topsoil and store it in accord with guidelines /
conditions issued by the planning authority.

Services

11.59

11.60

Particular care needs to be given to services that can have a damaging visual effect. Gas, oil
and biomass storage tanks, refuse storage, septic tanks, water pumping stations etc. must be
sensitively sited and well screened so as not to detract from the character of the buildings
whilst utility control boxes, alarm boxes, satellite dishes and flues etc., should be positioned
on less prominent elevations.

At the design stage, provision should also be made for the accommodation of garden
equipment, refuse and fuel storage in a similarly unobtrusive manner.



11.61

11.62

11.63

11.64

11.65

11.66

11.67

Any external lighting that is required should be minimalised to what is absolutely essential and
should be controlled by a timing device in order to reduce the negative effect of the character
and setting or rural areas and on wildlife. It should in any event accord with Scottish
Government Guidance (2007) “Controlling Light Pollution and reducing Energy Consumption”.

Ground, air and water source heat pumps should be considered as a mechanism for
providing space heating and to pre-heat domestic hot water. Installing them with other
building works at the time of construction can substantially reduce costs.

Sustainable Scotland, the Scottish Government's housing and regeneration agency, has
produced the Sustainable Housing Guide for Scotland 2007 which is a useful reference
source providing comprehensive and user friendly information on ways of incorporating
sustainability principles into housing development and rehabilitation schemes.

Particular care needs to be given to services that can have a damaging visual effect. Gas, oil
and biomass storage tanks, refuse storage, septic tanks, water pumping stations etc. must be
sensitively sited and well screened so as not to detract from the character of the buildings
whilst utility control boxes, alarm boxes, satellite dishes and flues etc., should be positioned
on less prominent elevations.

Any external lighting that is required should be minimalised to what is absolutely essential and
should be controlled by a timing device in order to reduce the negative effect of the character
and setting or rural areas and on wildlife. It should in any event accord with Scottish
Government Guidance (2007) “Controlling Light Pollution and reducing Energy Consumption”.

Ground, air and water source heat pumps should be considered as a mechanism for
providing space heating and to pre-heat domestic hot water. Installing them with other
building works at the time of construction can substantially reduce costs.

Sustainable Scotland, the Scottish Government's housing and regeneration agency, has
produced the Sustainable Housing Guide for Scotland 2007 which is a useful reference
source providing comprehensive and user friendly information on ways of incorporating
sustainability principles into housing development and rehabilitation schemes.

Renewable Energy

11.68

11.69

Attention is drawn to Scottish Planning Policy 6 Renewable Energy (SPP6) which sets out
how the planning system should manage the process of encouraging, approving and
implementing renewable energy proposals when determining planning applications. It
identifies a requirement to incorporate micro-generation into new and existing developments
and the council has interpreted this by introducing a specific requirement for all applications
for new rural housing and for building conversions which propose a development with a
cumulative floor space of 500 square metres or more to embrace on-site appropriate
renewable energy generation source/s contributing an extra 15% reduction in carbon dioxide
emissions beyond the 2007 building regulations standard.

Furthermore, an Energy Efficiency Statement setting out how the necessary reduction in
carbon dioxide emissions can be achieved through on-site renewable energy production; and
detailed plans and a Design Statement to show how on-site renewable energy measures will
be incorporated sensitively and innovatively throughout the overall scheme must be submitted
with applications.

Disability Compliance

11.70

An inclusive design approach is required to incorporate facilities for disabled people in
compliance with the Disability Discrimination Act 1995.



Permitted Development Rights

11.71

Where planning permission is granted for residential conversions permitted development
rights may be removed by the imposition of a planning condition. All subsequent alterations
and extensions to the existing building and he erection of additional buildings/structures such
as garages and sheds will require to be made the subject of an application for planning
permission. This is to avoid the loss of a building’s character through a series of small
changes that, cumulatively, can have an adverse effect.

Miscellaneous

11.72

11.73

11.74

In residential conversions, conservatories, pools, shed, interwoven fences and ornate
entrances etc. may detract from the character of the building and it's setting. The
incorporation of agricultural land into a building’s curtilage constitutes a change of use and will
require planning permission but will normally be discouraged.

The conversion of traditional farm buildings to residential use is one of the very few instances
of where new residential development in the countryside is allowed without the usual
occupancy constraints. In any conversion scheme, it must be remembered that one of the
reasons why the Council allows this to happen, it that it secures the retention of buildings of
local heritage and landscape importance for future generations.

The responsibility for ensuring that all necessary infrastructure and services are available is
the responsibility of the applicant. A proposed development may have to be refused planning
permission if essential services cannot be made available or it would impose an excess
resource commitment on the council.

Further Guidance

11.75

The following publications are recommended to applicants and agents who are seeking
further guidance on this subject. If you are having difficulty in sourcing them please contact
the council’s Planning Services who may be able to help.

o Scottish Government Planning Policy Guidance

SPP 3 Planning for Housing
SPP 15 Planning for Rural Development

o0 Scottish Government Planning Advice Notes
PAN 36 Siting and Design of New Housing in the Countryside
PAN 67 Housing Quality
PAN 68 Design Statements
PAN 72 Housing in the Countryside
PAN 73 Rural Diversification
o Scottish Government Guidance

Designing Places - A Policy Statement for Scotland
Guide to Farm Diversification and Planning Permission in Scotland

o Historic Scotland

Rural Buildings of the Lothians : Conservation and Conversion — Guide for Practitioners
Farm Architecture — The Listing of Farm Buildings

o Scottish Civic Trust
New Uses for Old Buildings in Scotland
o West Lothian Council

The Farm Steadings of the Bathgate Hills
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12.6

NEW HOUSES IN THE COUNTRYSIDE

The purpose of this guidance is to improve the quality of design and to help to ensure that
when new houses are approved in the countryside they achieve a better fit in the landscape.

The countryside is one of our greatest assets whose character and quality stems from the
presence of a range of traditional buildings, local styles and local materials. Buildings have
evolved in response to their setting and their function on the land and have become familiar
features of the rural environment.

There is an unfortunate tendency for proposals for new houses in the countryside to seek to
replicate the style and appearance of typical suburban development. Much of the
unsatisfactory new housing which is evident in the countryside today has resulted from the
adoption of catalogue or “identikit” type housing where such houses have been randomly
located on a site with no relation to orientation, aspect, site surrounds, local characteristics
and the needs of the individual. This has resulted in buildings that are incongruous in their
rural setting and the effect has been to debase the distinctive local character and to blur the
contrast between town and country. Inappropriately designed houses can also prove to be an
expensive mistake for the owner with the result that no one is really satisfied with the end
product.

The local vernacular tradition and landscape setting of the countryside demands a different
scale and form of building and vocabulary of architectural detail from the urban or suburban
setting. Rarely will “off the peg” standard house types prove satisfactory and developers are
therefore encouraged to resist the temptation to use a standard house plan or a house type
cloned from an urban development. While this might seem an opportune way to reduce
design costs, such house types are not suitable for rural locations in so far as they do not take
satisfactorily account of the wholly different and sometimes unique character of the site and
its surroundings and are consequently inappropriate.

Experience suggests that where new buildings have been tailored specifically to fit
countryside locations and respect the rural context and the long-established link between
buildings and the landscape they are more readily integrated, thus avoiding detrimental
change to the rural character of the area.

This does not mean however that new houses need to be reproductions of traditional rural
buildings. Genuinely innovative and contemporary designs that demonstrate an informed use
of traditional references and a sympathetic understanding of the existing landscape will be
very much welcomed. It is recognised that both traditional and modern design can develop
interesting and attractive buildings that contribute to the landscape and character of an area.

Key Considerations

12.7

12.8

It is important that the character, scale and design of any new buildings and associated
works, including access, are sympathetic to the a rural location, are of a high quality,
innovative in design and compatible with the landscape, archaeological and nature
conservation policies of the Finalised West Lothian Local Plan 2005.

The main forms of design that contribute to the successful and attractive integration of rural
houses into the landscape are discussed below.



Location and Siting

12.9

12.10

12.11

12.12

12.13

12.14

The character and physical attributes of the landscape and the form of existing rural buildings
in the area should be studied before selecting a specific site. Consideration should be
afforded to whether a proposal will be compatible with the surrounding landscape and building

Where possible, the most sensitive areas of the countryside, e.g.; those designated as Areas
of Great Landscape Value (AGLV), Countryside Belt, sites of known archaeological
importance and sites in close proximity to listed buildings, conservation areas, scheduled
ancient monuments and historic designed landscapes/gardens should be avoided as should
all areas where there are established woodland and wildlife habitats or which are less able to
absorb development without significant impact upon their character, integrity and uniformity;

Traditional houses often hug the contours of a site, running along a slope, stepping down a
slope, or enclosing spaces such as yards or gardens, and use native planting for shelter. A
rural building would rarely be located in an elevated or exposed location.

A site where natural features or the presence of trees and mature planting is therefore
preferred as it will help to minimise the visual impact of a building in the landscape. Proposals
should avoid breaking the skyline when the building is viewed from a distance. This can
incidentally also help in reducing future maintenance and heating costs). They should always
work with existing contours and avoid dramatic cutting and filling into hills which can leave the
landscape scarred.

Sites which are capable of being viewed from well frequented public vantage points,
immediately adjacent to main roads, rights of way, core paths, the Union Canal, railway lines,
or which constitute ribbon development on the edge of settlements should also be avoided.

There are of course other practical considerations, not least the propensity of a site to be
affected by flooding, and SEPA are particularly anxious to ensure that flood issues are
adequately addressed in terms of Scottish Planning Policy 7 Planning and Flooding (SPP7)
by developers when formulating proposals. Attention is drawn to Section 3(b) of the risk
framework which states that undeveloped and sparsely developed areas in medium to high
risk areas are generally not suitable for development, as are greenfield sites within the 1 in
200 year return period flood envelope.

Shape / Form

12.15

There are only a limited number of forms that characterise traditional rural buildings and these
can be readily distinguished from their suburban counterparts. Rural buildings tend to follow a
simple linear / rectangular plan, are long, narrow and low and have a pitched roof. New
buildings that embrace these characteristics will be more readily absorbed within the
landscape. A common design mistake is to try to implant suburban shapes in the rural
context. Houses that deviate from the traditional plan forms or run across contours,
necessitating extensive underbuilding, should in most circumstances be avoided. The form,
bulk and general design of the building should always be in keeping with its surroundings.

Proportions

12.16 For the most part, established rural buildings have an attractive appearance and are pleasing
to the eye. Aside from setting, this can usually be attributed to pleasing proportions as defined by the
wall height / length, roof type and pitches, chimney position, porches and openings such as windows
and doors. These proportions were originally linked to considerations such as availability of materials,
optimising natural heating and daylight, shelter and the practicalities of daily living along with the
influences of particular architectural styles of the time. New houses should respect and imitate these
proportions.



Materials

12.17

12.18

12.19

12.20

12.21

12.22

Employing appropriate and sympathetic finishing materials can have a significant bearing on
the success or otherwise of a project, although the poor siting or design of a house cannot be
disguised and indeed is usually emphasised by, the use of multitudinous and modern finishing
materials.

In traditional buildings most roofs are covered with local slate or clay pantiles. Walls are
constructed of locally quarried stone and rendered internally and externally with lime burned
in limekilns. The materials used would generally be from the locality and would blend with the
existing landscape.

Much of the character of the landscape has derived from this limited range of traditional
materials and colours. A restrained use of materials is therefore also appropriate for a modern
house and is in keeping with this tradition. A carefully sited and well-designed house does not
benefit from the use of a proliferation of external finishes, nor does it need them in order to
look attractive.

In most cases, where the predominant building materials are stone and render, these should
be used in the construction of new houses. However only one principal wall finish should be
used and developers should seek to avoid breaking up elevations with “feature panels” of
different materials. Facing brick on the other hand should generally be avoided, as should dry
dash render. Where rendering is appropriate only a traditional wet dash harl should be used.

The colour and texture of the walls and roof should be carefully chosen to blend in, rather
than compete with, the surrounding colours of the countryside. Walls should be warm and
subdued, in the manner of the local buff sandstone. White should be used with caution. It is
eye-catching and not so characteristic in this area as in other parts of Scotland and also
harder to maintain. Strong, bright colours can, however, be successfully employed to great
effect if used with skill and on small areas such as doors and external joinery.

Roofs should generally be slate grey, with touches of red restricted to small buildings or
wings: clay pantiles are less common in West Lothian, and rarely used on two storey
buildings.

Windows

12.23

12.24

Unless the location and physical characteristics of the site permit or suggest a design of
house that incorporates extensive areas of glazing, it is preferable to keep the total area on
each elevation occupied by doors and windows small in relation to the area of solid wall. The
treatment of windows and doors should be simple and as a general rule, the width of all
windows should not exceed their height. This does not preclude the use of patio doors or
picture windows in appropriate situations, but such features should be minimised and
restricted to elevations that are not overly prominent from public view.

In some modern schemes, where energy efficiency is a priority, large glazed walls may be an
integral feature but these should be designed as part of the overall form of the building and
given a vertical emphasis.

Chimneys

12.25

Chimneys form a strong vertical contrast to the horizontal shape. They should be placed on
the ridge and be visually robust. Lightweight flues can be relatively unobtrusive and may be
located on the roof slope, if carefully detailed.

Eaves and Verges

12.26

In the countryside, eaves and verges were by tradition plain and simple. In particular the
projecting verge or the flush verge and the slightly projecting eaves are 'rural' details that
respect local styles.



Curtilage

12.27 In order to protect the setting of buildings their surroundings should be kept as non-domestic
as possible.

12.28 The treatment of the curtilage of new houses in the countryside is crucial to the retention of its
rural character, particularly in areas of elevated and open countryside. It should remain open
and uncluttered and should not be divided up to provide small domestic gardens. Where there
is scope for private areas these should be screened with hedging and walls of stone and
should follow existing natural or manmade boundaries such as hedge lines or farmyard
boundary walls.

12.29 Modern ground surface materials such as tarmac and concrete are sometimes out of keeping
with the character of rural areas, although there are instances when tarmac may be suitable.
Wherever possible, existing stone sets, cobbles or other suitable/sympathetic materials

should be retained or re-used and supplemented where necessary.

Boundaries

12.30 The boundaries to rural houses often have drainage ditches, hedges and walls located along
the perimeter. Boundary walls are traditionally constructed with rubble. Such treatments gave
shelter, provided drainage and blended the property into the surrounding countryside.

12.31  Where there are existing boundaries, e.g. hawthorn or beech hedging, stone walls and other
significant landscape features, they should be retained and protected during construction.
When it is necessary to remove such features for example in the provision of visibility splays,
they should be reinstated.

12.32 Particular attention should be paid to the hard landscaping of surfaces such as driveways and
to the treatment of walls and fences. Traditional field fences are post and wire and new
developments should adopt the same. Suburban boundary features including concrete block
walling and larch-lap or ranch fencing cost more, need more maintenance, are less robust,
and will always appear alien and are inappropriate in the rural landscape. If tighter fencing is
needed, a wire grid such as rylock serves well, or rabbit mesh to protect woodland
plantations, perhaps with one top rail. Beech and hawthorn hedges will be warmly
encouraged, and repay the time and effort needed to establish them.

Protection of Existing Woodlands, Trees and Hedgerows

12.33 It is expected that conversions or new development will protect existing on site vegetation
wherever possible. Applicants are nevertheless required to provide a location plan and
appropriate details of all existing vegetation on site. Additionally, further information on the
methods for retention and protection of vegetation on site during construction should be put
forward. This should accord with the principles of BS 2837 (2005) - Trees in Relation to
Construction.

12.34 Where existing vegetation is proposed for removal the applicant should clearly show on a
plan the location of the vegetation and should provide written justification for its removal.

Landscaping

12.35 It is important to identify suitable areas for tree planting for privacy, enclosure, integration or
shelter. Off-site tree planting can be used, where feasible, to mitigate the effects of new
development from distant views.

12.36 An analysis of trees, hedgerows etc in the broader vicinity of the development is likely to
provide a good indicator of species which will enhance the local landscape character and in
order to maintain local habitats and conserve the distinctive natural heritage of the
countryside it is important that new tree, hedge and shrub planting should be of native,
predominantly deciduous species. Conifers, particularly Leylandi hedging and ornamental tree
species should be avoided.



12.37

12.38

12.39

12.40

It is of most value to wildlife if planting is undertaken in substantial belts or groups of trees
linked to existing hedgerows or copses to provide wildlife corridors. Planting within existing
hedgerows and new hedge planting is also important and, if space permits, woodland planting
of native species will be encouraged though the design of planting should be in keeping with
the local landscape character. The following species are appropriate for their wildlife value.

Ash, Aspen, Beech, Silver Birch, Downy Birch, Bird Cherry, Wild Cherry, Crab Apple, Field
Maple, Small-leafed Lime, Large-leaved Lime, Common Oak, Sessile Oak, Scots Pine,
Rowan, Whitebeam, Blackthorn, Broom, Dogwood, Gorse, Guelder Rose, Hawthorn, Hazel,
Holly, Dog Rose , Field Rose and Grey Willow.

It is strongly recommended that a recognised landscape or forestry contractor be engaged to
do the planting and initial maintenance. Any deficiencies during this period will then be made
good under the contract.

Planning applications should be accompanied by a fully detailed landscaping scheme,
including proposed plant species, ground preparation, planting specification, protection
measures and maintenance arrangements.

After-care and Management of Planting and Habitat Features

12.41

12.42

Failure by developers to deliver aftercare and an appropriate maintenance regime is a
recurring problem and one the council is committed to addressing. While this matter is
potentially more significant in relation to larger developments including steading conversions
and lowland crofting schemes, the omission of more modest works allied to improving the
siting of single houses is just as important.

The council will seek to secure an ongoing programme of maintenance through the imposition
of planning conditions and, where necessary, a legal agreement under Section 75 of the
Town and Country Planning (Scotland) Act 1997. These will be reinforced by robust
monitoring and enforcement.

Access and Parking

12.43

12.44

12.45

12.46

12.47

In terms of access and parking, the advice of the council’s Transportation Manager will be
sought in each Instance.

Access to traditional farm buildings usually follows field boundaries along the lines of hedges
and walls. As a result they are generally discreet, blending in naturally with the landscape.
Proposals for new houses should wherever possible share an existing access point. Where
the existing access is deemed satisfactory in terms of road safety it may nevertheless require
to be upgraded and resurfaced to a standard suitable for adoption provided this is compatible
with the nature of the development. In other cases, the access road will usually require to be
upgrade to provide at least a five-year maintenance free period.

Sites requiring the formation of a new access from a classified road will generally be
discouraged as this could contribute to the suburbanisation of the countryside. However, in
circumstances where a new access is deemed necessary it should follow natural boundaries
and must avoid crossing the middle of the fields. It is also important that it is not “over
engineered”. Individual entrance driveways off the public road can make or break the
appearance of a development. Traditional farm entrances are simple and practical.

Their beauty is in what they do not have - no gate, no lampposts, no big signs, no kerbing, no
special surfacing, no elaborate walling or fencing. Just openings off the road, with the field
fences or hedges returning neatly up either side of the track. Any elaboration beyond this
should be carefully considered and detailed to avoid suburban tendencies.

Regardless of what arrangements are made, it is important that all public rights of way are
respected and not impeded and applicants will be encouraged to facilitate and or improve,
where practicable and reasonable, access to and from existing rights of way and core paths.



12.48

12.49

Parking should be provided in accordance with the council’s general guidelines. This states that houses
with up to 2 bedrooms ordinarily require 1 residents space + 50% visitors parking and houses
with 3 or more bedrooms require 2 residents spaces + 25% visitors parking.

Parked vehicles significantly detract from the appearance of built development in the
countryside and further contribute to suburbanisation and an erosion of its character. Careful
consideration must therefore be given to the sensitive siting and design of car parking and
garaging and it is usually preferable if vehicles can be kept separate and at a short distance
from the house. Stand alone garaging, when designed to look like a traditional outbuilding, or
a landscape screened parking area is almost always preferable to integral garages, “off the
peg” sectional garages or parking in driveways or forecourt areas.

Water Supply and Drainage Arrangements
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Applicants will be required to agree detailed arrangements for the supply of water at an early
stage in the design process. This will necessitate consultation with Scottish Water, SEPA,
council planning officers, and, in the case of a private supply, the council’s environmental
health officers.

Applicants will be required to agree detailed arrangements for the treatment of foul and
surface water drainage an early stage in the design process. This will necessitate consultation
with Scottish Water, SEPA, council planning officers, and, when appropriate, the council’s
Flood Prevention Manager and Transportation Manager.

The council, as planning authority, will be seeking an innovative strategy for sustainable
drainage that complies and, ideally, exceeds the minimum standards laid out in contemporary
guidelines and regulations. It is advised that SEPA require drainage proposals for all new
developments to comply with the requirements of the Water Environment (Controlled
Activities)(Scotland)Regulations 2005. Furthermore, foul discharges which are not connecting
to a Scottish Water sewage network will require SEPA authorisation and surface water
drainage will be required not to result in pollution of the water environment. The SEPA
website provides useful downloadable advice:
www.sepa.org.uk/pdf/publications/wdf/suds_leaflet.pdf

Applicants will ordinarily be required to submit a site specific Drainage Impact Assessment
(DIA) as part of their planning application. The Assessment must be comprehensive and must
address the issues of foul and surface water and, where applicable, ground water including
land drainage. It must detail the measures that are proposed to deal with quality, quantity,
environmental and amenity issues associated with surface and ground water pre and post
development. In preparing their DIA, applicants are referred to the document “Drainage
Impact Assessment — A Guide for Scotland” published by SEPA.

There is a general requirement for developers to fully grout any existing land drainage system
to prevent the passage of ground surface and ground water beneath infrastructure.

Flood Risk
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It is also important that flood issues are adequately addressed in terms of SPP7 “Planning
and Flooding” by developers when formulating proposals. Particular attention is drawn to
Section 3(b) of the risk framework which states that undeveloped and sparsely developed
areas in medium to high risk areas are generally not suitable for development, as are
greenfield sites within the 1 in 200 year return period flood envelope. SEPA’s website on
flooding, which includes links to the Flood Map and SEPA policy, can be accessed via the
SEPA website at:www.sepa.org.uk/flooding. The council has also produced a separate SPG
on Flood risk and Sustainable Drainage which is currently obtainable on request and will at a
future date be downloadable from the councils website at www.westlothian.gov.uk
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Soil
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The council recommends that all applicants adopt a precautionary approach with regard to
the matter of flood risk. However where a development site is adjacent to a watercourse,
including one or more culverted watercourses, ponds or a functional flood plain, there will
ordinarily be a requirement to submit a full Flood Risk Assessment complying with Annexe B
of the Scottish Environment Protection Agency Policy No 4 “ A SEPA Planning Authority
Protocol” and CIRIA Report C624 “Development and Flood Risk : Guidance for the
Construction Industry (ISBN:096017624x). A suitably qualified and experienced Hydrologist or
Chartered Civil Engineer must carry out such a study.

The council has a Soil Sustainability plan, Due to the heavy local soils and the typically poor
drainage characteristics, applicants must strip topsoil and store it in accord with guidelines /
conditions issued by the planning authority.

Services

12.58

12.59

12.60

12.61

12.62

Particular care needs to be given to services that can have a damaging visual effect. Gas, oil
and biomass storage tanks, refuse storage, septic tanks, water pumping stations etc. must be
sensitively sited and well screened so as not to detract from the character of the buildings
whilst utility control boxes, alarm boxes, satellite dishes and flues etc., should be positioned
on less prominent elevations.

At the design stage, provision should also be made for the accommodation of garden
equipment, refuse and fuel storage in a similarly unobtrusive manner.

Any external lighting that is required should be minimalised to what is absolutely essential and
should be controlled by a timing device in order to reduce the negative effect of the character
and setting or rural areas and on wildlife. It should in any event accord with Scottish
Government Guidance (2007) “Controlling Light Pollution and reducing Energy Consumption”.

Ground, air and water source heat pumps should be considered as a mechanism for
providing space heating and to pre-heat domestic hot water. Installing them with other
building works at the time of construction can substantially reduce costs.

Sustainable Scotland, the Scottish Government's housing and regeneration agency, has
produced the Sustainable Housing Guide for Scotland 2007 which is a useful reference
source providing comprehensive and user friendly information on ways of incorporating
sustainability principles into housing development and rehabilitation schemes.

Renewable Energy
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Attention is drawn to Scottish Planning Policy 6 (SPP6) “Renewable Energy” which sets out
how the planning system should manage the process of encouraging, approving and
implementing renewable energy proposals when determining planning applications. It
identifies a requirement to incorporate micro-generation into new and existing developments
and the council has interpreted this by introducing a specific requirement for all applications
for new rural housing and for building conversions which propose a development with a
cumulative floor space of 500 square metres or more to embrace on-site appropriate
renewable energy generation source/s contributing an extra 15% reduction in carbon dioxide
emissions beyond the 2007 building regulations standard.

Furthermore, an Energy Efficiency Statement setting out how the necessary reduction in
carbon dioxide emissions can be achieved through on-site renewable energy production; and
detailed plans and a Design Statement to show how on-site renewable energy measures will
be incorporated sensitively and innovatively throughout the overall scheme must be submitted
with applications.



Disability Compliance
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An inclusive design approach is required to incorporate facilities for disabled people in
compliance with the Disability Discrimination Act 1995.

Miscellaneous
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The form, scale and location of chimneys, dormer windows, windows, doors and porches
greatly determine the extent to which a new house complements local building traditions.
Detailed design of these elements should be based on local examples. In general, simple,
straight—forward design and detailing produce the most satisfactory and visually effective
results, as well as reducing initial costs and future maintenance problems.

A common feature of badly designed schemes is the attempt to enliven a dull layout and
standard blocks with the random addition of architectural bric-a-brac, which shows a lack of
response to the rural setting and should be avoided. Simplicity of elevations is a familiar
characteristic of rural buildings and modern schemes should retain this. Where ‘add-on’
elements such as dormers or porches are part of the design they should be sparingly used.

The responsibility for ensuring that all necessary infrastructure and services are available is
the responsibility of the applicant. A proposed development may have to be refused planning
permission if essential services cannot be made available or it would impose an excess
resource commitment on the council.

Further Guidance
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The following publications are recommended to applicants and agents who are seeking
further guidance on this subject. If you are having difficulty in sourcing them please contact
the council’s Planning Services who may be able to help.

o Scottish Government Planning Policy Guidance

SPP 3 Planning for Housing
SPP 15 Planning for Rural Development

o Scottish Government Planning Advice Notes
PAN 44 Fitting New Housing Development into the Landscape
PAN 67 Housing Quality
PAN 68 Design Statements
PAN 72 Housing in the Countryside
PAN 73 Rural Diversification
o Scottish Government Guidance

Designing Places - A Policy Statement for Scotland





