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T Young Limited Engineers 
Wishaw Low Road 
Cleland 
MLI  5QU 

Mr A P Andrews 
'Highbank' 
Lanark Road 
Crossford 
ML8 5RE 

Residential Development (In Outline) 

Land To West Of Sunnyside Nursery, Wishaw High Road, 
Cleland, Motherwell 

19: Cleland (James Martin) 

279896657661 

S/PL/B/4/25(135)/PW/MJ 

No significant site history on most of the site. Portion of site on 
Wishaw Low Road used as a factory. 

Glasgow and Clyde Valley Joint Structure Plan 2000 Strategic 
Policies 1, 9 and 10 
Central Industrial Area Part Development Plan - Green Belt Zone 
and Existing and Proposed Area for Industrial Development 
Southern Area Local Plan, Finalised Draft (Modified 2001) - Policy 
ENV6 (Green Belt) and IND 8 (Established Industrial and Business 
Area) 

Yes 

NLC Community Services (Objection) 
Scottish Water (Conditions) 

The Coal Authority (Conditions) 

British Gas Transco (Conditions) 
Scottish Natural Heritage (No objections) 

Central Scotland Countryside Trust 
West Of Scotland Archaeology Service (Conditions) 

S.E.P.A.(West) (No reply) 

British Telecom (No reply) 

Scottish Power (No reply) 
(No reply) 

5 Representation Letters 

28th September 2002 

The applicant seeks planning permission for residential development, in outline, on three parcels of land 
on the southeastern fringes of Cleland. Indicative plans show 80 house plots, with associated play 
areas, structured tree plantingllandscaping and a 0.5 hectare area for housing association units. The 





greater part of the site lies within the Green Belt. Five letters of objection have been received including 
one from the local member, Councillor James Martin. My comments and observations are detailed in 
the attached report and it is recommended that planning permission be refused. Should Committee be 
minded to grant consent, the proposal would have to be referred to the Scottish Ministers on the basis 
that the proposal is contrary to the development plan. It should also be noted that the applicant has 
formally requested a site visit and hearing. 

Recommendation: Refuse for the Following Reasons:- 

1. That the proposal is contrary to Strategic Policy 1 in the Glasgow and Clyde Valley Joint 
Structure Plan 2000, the land use zoning of the Central Area Part Development Plan and Policy 
ENV6 of the Southern Area Local Plan Finalised Draft (Modified 2001), in that the vast majority 
of the proposed development would constitute unacceptable development in the Green Belt. 

2. That the proposed development is contrary to Strategic Policies 9 and 10 in the Glasgow and 
Clyde Valley Joint Structure Plan 2000, in that insufficient justification has been provided for the 
release of those parts of the site located within the Green Belt. 

3. That the proposed development is contrary to Policy HSG12 in the Southern Area Local Plan 
Finalised Draft (Modified 2001), in that the proposed dwellings are not replacement dwellings 
and there is no operational need for them in terms of Policy ENV 6 and 8. 

NOTE TO COMMITTEE 

If granted this application will require to be referred to the Scottish Ministers in accordance with 
the Town and Country Planning (Notification of Applications) (Scotland) Direction 1997. 

Background Papers: 

Application form and plans received 14th September 2001 
Letter from applicant dated 20/08/01 
Glasgow and Clyde Valley Joint Structure Plan 2000 
Central Industrial Area Part Development Plan 
Southern Area Local Plan, Finalised Draft, (Modified 2001) 
Letter from Transco, dated 01/10/01 
Letter from Coal Authority, dated 03/10/01 
Letter from Scottish Water, dated 10/10/01 
Letter from Scottish Natural Heritage, dated 1211 0101 
Memo from NLC Community Services, dated 22/10/01 
Letter from West of Scotland Archaeology Service, dated 0211 1/01 
Letter from Mr and Mrs J Moore, 8 Logan Gardens, Cleland, MLI 5RN received 26th September 2001, 
Letter from RS and JB Baigrie, 10 Logan Gardens, Cleland, MLI 5RN received 25th September 2001. 
Letter from Mr and Mrs T Dick, 6 Logan Gardens, Cleland, MLI  5RN received 25th September 2001. 
Letter from Mr and Mrs D Nimmo, 51 Wishaw High Road, Cleland, ML1 5LL received 12th October 
2001. 
Letter from Councillor James Martin J P, North Lanarkshire Council, PO Box 14, Civic Centre, 
Motherwell, MLI  I T W  received 26th October 2001. 
Letter from Mr A P Andrews (Agent) dated 0811 0/02 
Copy of letter from Director of Community Services dated 19/08/02 

Any person wishing to inspect these documents should contact Paul Williams at 01 698 302091, 



APPLICATION NO. S/01/01191/0UT 

REPORT 

1. 

1 .I 

Description of Site and Proposal 

The applicant seeks planning permission for residential development in outline, on three distinct 
areas of ground adjacent to the southeastern part of Cleland. Site A is located south of Wishaw 
High Road covering an area of 11 hectares. Site B is located to the north of  Wishaw High 
Road, between postal numbers 11 and 51, and extends to 2 hectares. Site C is much smaller 
and is the site of the applicant‘s existing business premises. It is located off Wishaw Low Road 
and covers 0.4 hectares. 

1.2 

1.3 

The submitted plans show a plotted housing layout incorporating 80 separate plots, associated 
play areas and structured tree planting/ landscaping. Members may recall that this application 
was originally scheduled to be presented at Committee on 12/12/01, it was however withdrawn 
from Committee to enable the applicant to revise the scheme. The applicant withdrew the 
application in order to address the concerns of Scottish Natural Heritage, as the southwestern 
section of site A forms parts of the Ravenscraig and Coltness woodlands site of importance for 
nature conservation which has been identified as a potential local Nature Reserve in the 
emerging local plan, policy 14.4. The revised scheme has removed any proposed housing from 
this part of site A. 

The applicant has consulted with the councils Director of Community Services with a view to 
providing some form of local community sports facility as part of the scheme. The Director of 
Community Services has expressed support in principle for this and the applicant has stated 
that they will provide a centrally located sports facility and fund 20 years maintenance cost. 

1.4 The applicant has submitted a full supporting statement with the application. It is pointed out 
that due to growth of the business and the increasingly residential nature of the location (with 
associated complaints of noise), relocation of the business is sought. As relocation and re- 
tooling of the factory will incur substantial costs, it can only be carried out i f  the proposed 
package as a whole is implemented. It is pointed out that the proposal would remove 
complaints regarding noise and traffic movements from nearby residents, the proposed housing 
would help to stem out migration from the local area; new woodland planting would help to 
maintain a woodland buffer between the site and Coltness and help to strengthen habitats for 
plant and animal life. The applicant argues that although the site is within the Greenbelt, it is 
stated in “Appendix H of the draft local plan” that the policy allows for development in special 
circumstances and that this constitutes such a circumstance. 

1.5 As noted above, the application site is spread across three separate pockets of land. The 
largest of these constitutes rough grazing land including some colonised overburden from 
previous mineral workings. The nature of some of the vegetation suggests the water table is 
quite high. Overhead power lines cross the site. There is a general west to east fall across the 
site. There is a thin line of trees around the site boundaries with a hedge forming the boundary 
to Wishaw High Road. The area is still used for grazing. The second largest area of ground, to 
the north of Wishaw High Road constitutes a grassed field also still used for grazing. The field 
is bounded on three sides by trees and hawthorn bushes and along the road frontage by 
hedging. The smallest section of the site is occupied by the applicant‘s factory, surrounded on 
three sides by housing, including the Knowenoble Farm plotted development. There is a field to 
the rear in separate ownership. 

1.6 Overall, the proposed development would constitute a southeastwards extension to Cleland. 

2. Development Plan 

2.1 The Development Plan for this site consists of the Glasgow and Clyde Valley Joint Structure 
Plan 2000 and the County of Lanark Central Industrial Area Part Development Plan, 1964. The 
most relevant up to date local plan is the Southern Area Local Plan Finalised Draft (Modified 



2.2 

2.3 

2.4 

3. 

3.1 

3.2 

3.3 

3.4 

2001). Both of the latter plans allocate the bulk of the application site as green belt and, on this 
basis, there are relevant Structure Plan Policies in respect of this site. 

The relevant Structure Plan Policies are Strategic Policy 1 , which identifies the majority of the 
application site as being within The Glasgow and Clyde Valley Green Belt and Strategic Policies 
9 and 10. Strategic Policy 9 relates to the assessment of development proposals and whether 
they accord with the Structure Plan. Strategic Policy 10 sets out the necessary criteria required 
in order to justify a departure from the Structure Plan. 

The Central Industrial Area Part Development Plan technically constitutes part of the 
development plan, irrespective of its age. Most of the site is allocated as “Green Belt Zone” 
although the applicant‘s industrial site is allocated as an existing and proposed area for 
industrial development. 

The Southern Area Local Plan, Finalised Draft, presents a more relevant and contemporary 
land use assessment. Most of the application site is within an area covered by Policy ENV6 
(Green Belt), which states: 

“The Council will safeguard the character and function of the Green Belt, as defined on the 
Proposal Map, within which there will be a presumption against development or change of use 
other than that directly associated with and required for agriculture, forestry, the generation of 
power from renewable sources, outdoor leisure and recreation, telecommunications of other 
appropriate rural uses. 

Mineral extraction may also be acceptable where proposals accord with other relevant policies 
within this plan. 

Proposals to extend established industrial and business uses will be acceptable only where the 
development would not result in an adverse effect on the character and function of the Green 
Belt“. 

Policy HSG 12 (Housing in the Green Belt and Countryside) is also relevant. It states (extract): 

“in determining applications for new houses the Council will take account of  the following 
criteria, amongst others:- 

1) new houses, which do not form replacement dwellings, will only be permitted where there is 
a proven operational need in accordance with Policies ENV 6 Green Belt and ENV 8 
Countryside Around Towns, 

2) the visual prominence of the site, 
3) the compatibility of the design to a rural location, 
4) the incorporation of traditional design features and external finishing materials, and 
5) the provision made for vehicular access and site drainage.” 

Consultations 

A range of consultation responses have been received in respect of the proposed development. 
Transco have indicated that although they have equipment in the vicinity, they have no 
objections to the proposal. 

The Coal Authority has indicated that there is a record of mineworkings within the site and that 
investigation and possible remedial action would be required to stabilise the ground. 

Scottish Water advise that water and sewerage connections could be made. However a 15 inch 
diameter trunk water main crosses part of the site. It is also considered that the development 
may benefit from a Sustainable Urban Drainage System (SUDS) approach. 

Scottish Natural Heritage objected to the original proposed development, as it would result in 
the loss of a Site of Importance for Nature Conservation (SINC) and a potential Local Nature 
Reserve (LNR). It is also pointed out that there would be a loss of areas of badger foraging and 



potentially the disturbance or destruction of badger setts. They have subsequently withdrawn 
this objection as the revised scheme no longer impacts on the SINC. 

3.5 NLC Community Services have no objection to the redevelopment of site C (the current factory 
premises) but object to development of the larger sites A and B as it would have a negative 
impact on the adjacent woodland areas owned by North Lanarkshire Council, and other 
woodland. 

3.6 West of Scotland Archaeology Service recommends that, should planning permission be 
granted, prior archaeological evaluation of the area should be allowed. 

3.7 No replies were received from the Scottish Environment Protection Agency, British Telecom, 
Scottish Power and Central Scotland Countryside Trust. 

4. Representations 

4.1 Five letters of objection have been received regarding the proposed development, three from 
notified neighbours, one from a response to the newspaper advertisement, and one from 
Councillor James Martin, the Local Member. 

Grounds of objection are similar to all those who have made representations and may be 
summarised as follows: 

4.2 

0 Disturbance to wildlife and natural habitats in the green belt, especially badgers, deer and 
foxes 
Contrary to green belt zoning in the local plan 
Proposal would constitute ribbon development 
Loss of definition of an established community 
Access onto Wishaw Low Road would compromise traffic safety due to increased volumes 
And manoeuvring of traffic 
Inadequate footway provision along W ishaw High Road 
It would create an imbalance in the size of the village 
Other inner village sites are available 
Contrary to Local Agenda 21 
There is no justification for this extra housing over and above existing and committed 
proposals 

4.3 Councillor James Martin objects to the proposed development on the following grounds :- 

e 

0 

The greater part of the development would be an incursion into the Green Belt 
It is contrary to the local plan 
There is an over provision of housing in the East Motherwell area, up to and including the 
year 2006 

5. Planninn Assessment and Conclusions 

5.1 Determination of this application has to be made in relation to the development plan for the site, 
in accordance with Section 25 of the town and Country Planning (Scotland) Act 1997, unless 
material considerations indicate otherwise. The development plan for the site clearly indicates 
that the bulk of it is zoned as Green Belt and, therefore, residential development would not 
accord with the plan. However, the relevant policies covering departure from the development 
plan require to be assessed in order to determine whether or not there are material 
considerations that would indicate that development may be permitted. 

5.2 Strategic Policy 9 in the Structure Plan sets out the criteria that a proposal has to meet in order 
to be considered in accordance with the Structure Plan. As the proposal is far more than 10 
dwellings in the Greenbelt it is not in accordance with the Structure Plan. The proposal 
therefore has to be assessed against the criteria set out in Strategic Policy 10. These criteria 
are complementary, and the fulfilment of one criterion does not over-ride the need to satisfy the 



5.3 

5.4 

5.5 

5.6 

5.7 

5.8 

5.9 

5.10 

6. 

6.1 

others. These Criteria are: the specific need for the development in terms of housing land 
supply, Economic benefit, Social benefit and Environmental benefit. 

In terms of specific need, there is no clear evidence of a shortfall in the housing land supply in 
this location, nor has the applicant provided substantial evidence of this. Indeed, there are two 
large sites, both identified for housing within Cleland, one is nearing completion and the other 
has the benefit of planning permission. 

It is considered that the level of economic benefit achieved as a result of the proposed new 
development would be relatively small with the only benefit being in the form of short-term 
construction work. It is however acknowledged that if the company moved to new premises this 
could bring further economic benefits. 

In terms of Social benefits, the applicant has pledged to provide a community sports facility 
centrally located within the village and to provide for all maintenance costs for 20 years. This 
represents a social benefit as outlined in Strategic Policy 10 B. ii. B by supporting and 
enhancing community facilities. 

In terms of environmental benefit, the revised scheme, in terms of built form, does not now 
impact directly on the SlNC part of the site. Additionally, the applicant proposes a scheme of 
indigenous tree planting around the boundaries of the site, which arguably would b e  of 
environmental benefit. 

Although the proposal could have some social benefit, it is considered that any environmental 
benefit brought about by the proposed tree planting would be outweighed by the loss of the 
open Green Belt areas represented by sites A and B. Additionally, it is considered that the 
proposal would be of little economic benefit and furthermore, it cannot be justified in terms 
specific need relating to housing land supply. 

In terms of Local Plan Policy, it is considered that the proposal is contrary to both the adopted 
and emerging local plans in terms of the Green Belt designation (Policy ENV6). Furthermore, 
the proposal is considered to be contrary to Policies ENV8 and HSGl2 of the Southern Area 
Finalised Draft Local Plan (Modified 2001). 

The above assessment of the proposal in relation to the development plan largely addresses 
the objections raised by individuals. The disturbance to the loss of wildlife areas is noted as 
unacceptable and the need to ensure Cleland and Wishaw maintain separate identities by 
resisting proposals which would constitute "ribbon development" has already been addressed. 
Although I share the objectors' concerns over traffic and pedestrian safety, based on the 
proposed layout, alterations to the layout could be made to accommodate most of my concerns. 
However, these are issues incidental to the principle of the release of the bulk of the application 
site from the Green Belt. 

It has to be stated that the development of site C (the existing factory premises) may be 
permissible on the grounds that this is brownfield land within the built up area of Cleland. 
However, the applicant has indicated that he wishes his proposals to be assessed as a whole 
and I do not, therefore, consider that there is merit in recommending a partial consent be 
granted when I regard the bulk of the proposal to be unacceptable. I do acknowledge that the 
applicant wishes to relocate his business and that while there is some merit in such a move, I 
do not consider it sufficient to justify departing from agreed national and development plan 
policies. 

Conclusion 

In conclusion, I consider that the proposed development is contrary to the Green Belt and 
housing policies of both the development plan and the emerging local plan and, on this basis, 
recommend that planning permission be refused. Committee may wish to note that should they 
disagree with my recommendation, referral to the Scottish Ministers will be required in that the 
proposal is development contrary to the development plan. 


