
A 

Application No: 

Date Registered: 

Applicant: 

Agent 

Development: 

Location: 

Ward: 

Grid Reference: 

File Reference: 

Site History: 

Development Plan: 

Contrary to Development Plan: 

Consultations: 

Representations: 

Newspaper Advertisement: 

C/02/0101O/FUL 

24th July 2002 

McCo rns 
Clo Agent 

RPS Consultants 
7 Clairmont Gardens 
Glasgow 
G3 7LW 

Change of Use of Barn to manufacturing Unit with Offices and 
Visitor Centre (part Retrospective) and Installation of Wind 
Turbine Generator 

Airdrie Road, By Blackridge Rairiehill Farm Bathgate EH48 
3AG 

52: Salsburgh Brian Brady 

286578.667024 

CIPLICCA240ICMILR 

C102101 OlO/FUL Conversion of Barn to Food Production Unit, 
Conversion of Dwellinghouse to GifVCoffee Shop, Erection of 
Dwellinghouse and Installation of Wind Turbine. Granted but called 
in by Scottish Ministers on 20 March 2002. Decision sisted pending 
consideration of the current revised application. 

Under the terms of the Approved Glasgow and Clyde Valley Joint 
Structure Plan 2000 the application needs to be assessed under the 
terms of Structure Plan Policies 9 (Assessment of Development 
Proposals) and 10 (Departures from the Structure Plan). 

Under the terms of the Adopted Monklands District Local Plan 1991 
the application site is located within an area covered by the following 
policies:- 

GB2 Countryside around Towns 
LI 1 /3 Landscape Improvement/ Medium Quality Landscape 
RE 1 Support Rural Economy 

Yes 

Scottish Natural Heritage ( Conditions) 
The Scottish Executive Development Department (Conditions) 

One letter 

Advertised on 31 st July 2002 



1 

Rodvsad Rannlng and by Ewirmmsnl Change of Use of Barn to Manufacturing Unit with Offices and 
Visitor Centre (Part Retrospective) and Installation of Head ~a i le rs  

€ 4 ~ e % O l .  Fleming House 



Comments: 

Planning permission is being sought in part retrospectively to convert an existing barn to ’a  food- 
manufacturing unit at Raiziehill Farm which is located about 2% miles east of Caldercruix. The proposal 
would also involve the provision of a visitor centre within the barn and installation of a wind powered 
generator some 350m to the west of the barn. The proposal is contrary to the terms of the development 
plan and following consideration of the material facts I have concluded in the main report that there is 
insufficient justification to set aside the development plan policies affecting the site. I therefore 
recommend that the proposed development be refused planning permission. 

Recommendation: Refuse for the Following Reasons:- 

That the proposed development is contrary to Strategic Policies 9 and 10 of the Glasgow and Clyde 
Valley Joint Structure Plan 2000 and Policy GB2 in the Monklands District Local Plan 1991 as it is 
an isolated development in the countryside for which there is no specific locational need. The 
justification in terms of economic, infrastructure or environmental benefit is insufficient to override 
the policies. 

That the proposed development is contrary to policy REI Support Rural Economy in the Monklands 
District Local Plan 1991 and Strategic Policy 1 Schedule 1 (d) Rural Investment Areas-Settlements 
in the Glasgow and the Clyde Valley Joint Structure Plan 2000 in that the proposal is an isolated 
manufacturing unit not a rural enterprise, related to other rural services. As such it would create a 
precedent if approved and undermine the strategic policies’ aims of supporting the regeneration of 
existing rural settlements. 

Background Papers: 

Application form, supporting statement and plans received 24th July 2002 

Approved Glasgow and Clyde Valley Joint Structure Plan 2000 
Adopted Monklands Diskict Local Plan 1991 

Consultation Response from Scottish Natural Heritage received 12th November 2002 
Consultation Response the The Scottish Executive Development Department received 8 January 2003 
Consultation Response from the Transportation Section received on the 8 January 2003 

Letter of representation from Karen Whitefield MSP, 135 Station Road, Shotts received on 25 
November 2002. 

NOTE TO COMMiTTEE 

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

Any person wishing to inspect these documents should contact Colin Marshall at 01236 812376. 
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3.1 

Description of Site and Proposal 

Planning permission is being sought in outline for the conversion of an existing barn to a food 
manufacturing unit and visitor centre and installation of a wind turbine generator at Raiziehill 
Farm, Airdrie Road, by Blackridge, Bathgate. 

Raiziehill is located 2 % miles east of Caldercruix village and sits to the north side of Airdrie 
Road (A89). The application site extends to 0.857 ha. The site boundary includes the existing 
dwellinghouse and barn and an area of land located to the northeast. The site is bisected by the 
Airdrie to Bathgate cycle track. Although Raiziehill includes outlying fields the farm has not been 
in agricultural use for some time. 

The proposal would involve the conversion of an existing barn to a food production unit. The 
applicant's business is currently the production of popcorn. Internally the barn would include a 
production and storage area, popcorn presentation area, gift shop, staff room, office, toilets and 
reception area. It is the applicants' intention to allow visitors to view the popcorn manufacturing 
process as part of an educational and interpretive initiative aimed at educating children on the 
benefits of healthy eating. 

There are currently 9 employees working at the popcorn factory (this operates without the 
benefit of planning permission) and it is envisaged that an additional 5 but perhaps up to 10 jobs 
would be created at the proposed visitor centre depending on its success. 

A wind turbine unit would be installed some 350m to the west of the barn (food production unit) 
with the aim of employing a renewable energy resource by virtue of the viable wind resource at 
Raiziehill. The overall height of the proposed wind turbine would not exceed 12.5 metres 
including the 3 blade rotor. The site has an existing electricity supply but it is the developers' 
intention to become self-sufficient in electricity generation. 

The developer submitted a statement of support for the proposals, which in summary suggests 
that the proposals are in line with government guidance and accords with the terms of both the 
approved structure plan and adopted local plan. My assessment of this statement is provided 
below. 

Development Plan 

The proposals require to be assessed under the terms of Strategic Policy 9 (Assessment of 
Development Proposals) and Strategic Policy 10 (Departures from the Structure Plan) of the 
Approved Glasgow and the Clyde Valley Joint Structure Plan 2000. 

The submitted supporting statement makes reference to government guidance: NPPG 1 The 
Planning System; NPPG 2 Business and Industry; NPPG 6 Renewable Energy Developments 
and Circular 24/1985 Development in the Countryside and Greenbelts and my views on the 
relevance of the guidance is discussed below. 

Consultations and Representations 

Scottish Natural Heritage noted that whilst there are natural heritage interests of some 
importance in the location these were considered not to be at risk from the proposals. The area 
around the site of the proposed development is described in the "Glasgow and Clyde Valley 



Landscape Assessment Report” (Land Use Consultants, 1998) as “Plateau Moorland” and the 
open character of this landscape type limits the potential accommodation for wind power 
developments. SNH also considered it is possible that the development will cause a significant 
visual impact on commuters using the A89 (Airdrie Road), approximately 150 m south of the 
proposed wind turbine. They were also concerned that the proposed development did not 
accord with Policy GB 2 of the Adopted Monklands District Local Plan 1991. They had no 
objection to the proposal but suggested that appropriate conditions be attached to  any planning 
permission to ensure the proposed wind turbine had minimal impact on the environment. Such 
conditions should address, ensuring there was no need for an access track to be constructed to 
the turbine, existing trees be protected from construction works, no building materials are stored 
or dumped near the site and that the turbine is painted in an appropriate colour to minimise its 
visual impact. 

3.2 The Scottish Executive Development Department (Railways Policy Section) advised that the 
potential for the re-opening of the Airdrie to Bathgate line was under consideration by Scottish 
Ministers, however no decision had yet been taken as the funding of an Engineering Study 
through the Executive’s Integrated Transport Fund had only recently been commissioned and 
this would influence this final decision. As such, the Executive believe it would be unwise for a 
business development to proceed if it is dependant on the public access along the old rail solum 
via the cycle track or which potentially impacts upon the reinstatement of the double track line 
on the existing solum. 

3.3 The Transportation Section have noted that access to the proposed development is to be taken 
over a narrow bridge creating potential pedestrian and vehicle conflict to the detriment of road 
safety. As such it would have been preferable to have located the barn on the south side of the 
cycle path and not on the north side of the bridge. It was noted the pop corn factory was in 
operation. There was no objection to the proposals subject to conditions as follows. 

The proposed location of the wind power generator is likely to affect the future use of the 
existing cycle track and should be relocated to ensure its construction, stability and 
maintenance will not present difficulties in the future. 
Access to be via a dropped kerb verge crossing arrangement 
Visibility splays of 4.5m x 215m should be provided and maintained in both directions along 
the A89 Airdrie Road. 
A link should be provided to the adjacent cycle path suitable for pedestrian and cycle use. 
Access to the site should be a minimum width of 7.3 m from the A89 Airdrie Road to the 
proposed car park and this should be paved over the first 18 metres. 
Any gates should be set back a minimum distance of 18 metres from the public road. 
A separate pedestrian footbridge should be provided to remove the potential for 
pedestrianlvehicle conflict to occur. 
Passing places should be provided on either side of the bridge along with the necessary 
signing to ensure vehicles are able to cross the bridge safely. Alternatively all car parking 
should be located immediately to the south side of the railway with vehicular access 
prohibited during tourist-visitor hours to allow pedestrians sole use of the bridge. 
A turning facility with a 30 metre-turning circle should be provided to permit all vehicles to 
enter and leave the site in a forward gear. 
No access should be taken from the cycling track to the wind turbine for any maintenance or 
construction purposes 
Parking should be provided on the basis of 3 spaces for the storagelproduction area, 8 
spaces for the visitor centre and 2 spaces for staff. Car parking spaces should measure 
2.5m x 5m with 6m aisle. The parking layout should not compromise the use of the service 
turning facility. 
All parking to be provided within one car park area only and not two as shown to reduce 
driver confusion and overuse of the narrow bridge. 



3.4 

4. 

4.1 

4.2 

Proposals exist for the reintroduction of the Airdrie-Bathgate railway line, the solum of which 
is used as a cycle route. As this dissects the site no works should be carried out that would 
compromise the potential to reintroduce the railway line. 

A letter of support for the proposal was received from Karen Whitefield MSP where she 
considers the popcorn factory would benefit the local communities of Plains and Caldercruix, 
create up to 25 jobs and provide environmental benefits with the use of a renewable energy 
supply and creation of a country woodland. 

Planning Assessment and Conclusions 

As required under the terms of section 25 of the Town and Country Planning (Scotland) Act 
1997, applications for planning permission are determined in accordance with the development 
plan, unless material considerations indicate otherwise. Therefore, the application needs to be 
assessed under the terms of the approved Structure Plan and adopted Local Plan. 

Glasgow and the Clyde Valley Joint Structure Plan 2000 

The proposals require to be firstly assessed under the terms of Strategic Policy 9 (Assessment 
of Development Proposals) to determine if they meet the necessary criteria. Any proposal that 
fails to meet the criteria will be regarded as a departure from the Development Plan and will be 
required to be justified against the criteria in Strategic Policy I 0  (Departures from the Structure 
Plan). The criteria are complementary, and the fulfilment of one of the criteria does not over-ride 
the need to satisfy the others 

Under the terms of SP 9 Criteria A, a proposed development would need to fall below the 
thresholds identified in Schedule 9 or the need for the development has been established in the 
Structure Plan in terms of the relevant demand assessment and provision made in the planned 
supply of land for the new development. Schedule 9 lists scales of development that are likely to 
be significant. These generally deal with large-scale developments for housing, retail, 
speculative office development, class 4 businesses, mineral extraction proposals, waste 
management proposals, class 5 general industrial, class 6 storage and distribution 
developments and other developments that may generate significant numbers of trip numbers. 
The proposed food manufacturing unit would be considered as a class 5 use as it is a use that 
involves a process that can generate smell. The scale of the proposed food-manufacturing unit 
falls below the 5 ha threshold and as such satisfies Criteria A. 

Criteria B requires developments to have appropriate locations. 

Under Criteria B i, there should be no diversion or displacement of investment from 
development locations identified in Strategic Policies 1, 5, 6, and 8. Of particular relevance here 
is Schedule l(d) Rural Investment Areas of SPI. This policy recognises the need to build 
sustainable communities, enhaiice and diversify the rural economy, tackle disadvantage aiid 
improve accessibility. The schedule identifies the settlements of Caldercruix and Plains as 
villages that would benefit from investment and the policy aim is to encourage development 
within such villages. An isolated or stand alone development, such as that proposed at Raiziehill 
undermines this aim, particularly as derelict land exists within these settlements. As such the 
proposal fails to meet Criteria B i. 

Under B ii a, the strategy promotes urban regeneration by giving preference to the use of brown- 
field urban land rather than green-field land or open space. It is my view the proposal is at odds 
with this aim as the site is remotely situated within a rural area some 2.5 miles to the east of an 
existing village that would benefit from such proposals. As such the proposal fails to meet 
Criteria B ii a. 



Under B ii b, the strategy further promotes urban regeneration by seeking to safeguard the 
greenbelt and wider countryside areas from isolated and sporadic development. The structure 
plan recognises that where pressures on such areas are not managed or controlled there is a 
risk that the overall strategy aim of achieving urban renewal, quality environments and stronger 
communities is compromised. The strategy does allow for a relaxation to the general 
presumption against isolated developments in the countryside within the Central Scotland 
Plateau Rural Investment Area. However this designates both Caldercruix and Salsburgh as 
settlements where such development should be directed. No further suitable areas have yet 
been identified in the local plan and as such there continues to be a general presumption 
against isolated and sporadic development such as that proposed. The proposal fails to meet 
Criteria B ii b. 

Under B v. Isolated and sporadic development in the Green Belt and in the wider countryside is 
to be avoided. The application site is isolated and as such the proposal does not meet Criteria B 
V. 

The proposal fails to meet the above criteria principally due to the site’s remote and isolated 
location and the lost opportunity of directing such developmentlinvestment to Caldercruix and 
Salsburgh. (settlements identified in the Rural Investment Area). 

Under the terms of Strategic Policy 10, any proposal that fails to meet the relevant criteria in 
Strategic Policy 9 is regarded as a departure from the Development Plan and consideration now 
needs to be given to the appropriateness of the development having regard to the following 
criteria and any other material considerations. 

An exception can be made if it can be demonstrated that there is shortfall of land for such 
development or if the development itself has a specific locational need for the Raiziehill site. 

The proposal relates to the establishment of a small-scale food-processing factory with ancillary 
visitor centre that would be powered by a wind generator. A popcorn factory could be located 
within any industrial estate within North Lanarkshire or indeed within any of the outlying villages, 
indeed it was formerly located within Livingston New Town. I do not accept that there is a 
shortage of suitable industrial premises and as identified in the Structure Plan, both the villages 
of Caldercruix and Salsburgh would benefit from the take up of derelict land by such 
development. I also consider there is no specific locational need for the factory to be situated in 
its current isolated site. It is argued by the developer that the proposed use of a wind powered 
generator requires such a location and that the villages of both Caldercruix and Salsburgh are 
not suitable to support a wind turbine. The Councils own data on mean wind speeds for the area 
suggests that both Salsburgh and Caldercruix villages have higher consistent wind speed 
(7.9ms-1 and 8.0ms-1 respectively) than the application site (7.8ms-1). The applicants have 
claimed that Salsburgh could not support a wind turbine, which is clearly not the case. Research 
figures indicate that wind speeds need to exceed 7.5m.s-1 to render wind turbines viable. In any 
event the ancillary proposal to make use of a sustainable power supply does not outweigh the 
negative aspects of the pmposals failure to suppcrt the identified Rura! Investment Arezs. 

Other exceptions can be made under part B relating to strategic economic, social and 
environmental benefit. In this regard it is noted that the small-scale factory currently employs 9 
people and it is envisaged that a further 5 to 10 jobs could be created in the ancillary visitor 
centre. Whilst the additional visitor jobs numbers are speculative and perhaps fairly described 
as ambitious for this type of attraction, it is accepted that the factory is in business and 
contributes to the local economy. This by itself would not in my view justify a departure from the 
development plan as any type of business could then justify similar departures. With regard to 
social benefits, the isolated site does not assist the urban renewal or rural regeneration of the 
Priority Areas identified in Schedule 1 (b)(d) and is unlikely to support or enhance existing 



community facilities. The proposal includes a scheme for tree planting and I would accept that 
there would be some environmental improvement to the landscape surrounding Raiziehill. 

Whilst the proposal brings some small scale economic and environmental benefits (9 jobs and 
tree planting) these would not in my view justify an acceptable departure from the structure plan. 
The factory does not need to be located in a rural location and could be relocated within any 
industrial estate or vacanVderelict village site. The proposal does not offer an 
investmenUimprovement opportunity to the Rural Investment Areas. It fails to offer assistance to 
the regeneration of derelict land in either existing urban areas or village settlements and as 
such undermines policies that seek to encourage such improvements. It is also considered to 
be an isolated development in the wider countryside. 

4.3 Adopted Monklands District Local Plan 1991 

The relevant policies in the Adopted Monklands District Local Plan 191 are policies GB 2 
Countryside around Towns, LI 1 /3 Landscape ImprovemenVMedium Quality Landscape, RE 1 
Support Rural Economy. 

GB 2 Restrict Development in Countryside Around Towns 

Proposals for isolated developments within the Countryside Around Towns shall require to be 
justified against the following criteria. 

(a) economic benefit 

The developer has advised that the food-manufacturing business currently employs 9 members 
of staff. It is envisaged that an additional 5 to 10 staff would be employed at the visitor centre. It 
is accepted that the business is a successful ongoing concern that previously occupied 
premises in Livingstone and as such its viability is not contested. Indeed I also accept that the 
proposed visitor centre may well result in additional employment opportunities and with a 
potential total of up to 19 staff the small popcorn factory would represent a significant employer 
in the area. However, employment levels by themselves are not sufficient reason to set aside 
the other policy criteria otherwise any industry or business would use this to justify relocation to 
other isolated sites in the countryside. It is my view this existing viable business should be 
located within an industrial estate or make use of a derelict site within the existing villages where 
there would be better 'spin-off' benefits to the villages from tourists. 

(b) specific locational need 

The proposal is for an industrial operation, normally carried out in an industrial estate, business 
park or other urban area. It does not require to be located in a remote countryside location. This 
is particularly relevant, given the proximity of large tracts of derelict land located within 
Caldercruix situated 2 % miles to the west. The village of Salsburgh is located on a high ridge 
some 5 miles to the south west where there are alternative sites available for such a proposal. 

(c) infrastucture implications 

The supporting statement does not detail how the proposal would bring significant infrastructure 
improvements to the benefit of the wider community. The proposed wind powered generator 
would appear to be solely for the use of the factory, visitor centre and presumably the existing 
dwelling. If the development was located within one of the villages then the wind power 
generator may have provided sustainable energy resources on a more extensive level and to 
other users. 

(d) environmental impact and benefits 



The site lies within Central Scotland Forest and is in relatively poor condition. Basic forestry 
planting in association with CSCT would bring appropriate environmental benefits without the 
need for transporting an urban use into the countryside. The reconstruction of the barn, 
(although undertaken without the benefit of planning permission) has in paradox enhanced the 
local environment already. 

On balance, there is not in my view sufficient justification for allowing this proposal to proceed 
contrary to the above noted local plan policies. 

LI 1/3 Landscape ImprovementlMedium Quality Landscape 

This policy encourages improvements to the landscape. Appropriate landscape works could 
enhance the area without the need to introduce a non-conforming industrial use to the 
greenbelt. It should not be used as justification for a departure from the development plan 

RE 1 Support Rural Economy 
To take active steps to support the rural economy of Monklands District by:- 

(a) Encouraging the growth of appropriate rural enterprises 
(b) Identifying and promoting rural development opportunities 

The proposal relates to an essentially industrial operation, normally carried out in urban areas, 
industrial estates or business parks. It is my view that the manufacturing of popcorn is not an 
'appropriate rural enterprise'. 

(c) Encouraging improvements to rural landscape 

The site lies within Central Scotland Forest and is in relatively poor condition. Basic forestry 
planting in association with CSCT would bring appropriate environmental benefits without the 
need for transporting an urban use into the countryside. The reconstruction of the barn, 
(although undertaken without the benefit of planning permission) has in paradox enhanced the 
local environment already. 

d) Encourage improvements to rural services 

There is no compelling evidence in the supporting information to suggest that this will be the 
case. The manufacturing of popcorn is not considered to be a service needed in a rural area. 

4.4 Supporting Planning Statement 

The supporting planning statement contends that the proposal conforms to the terms of the 
Structure Plan as follows. 

Strategic Policy 5 Competitive Ecomornie Framework 

It is claimed the visitor centre would reinforce North Lanarkshire as a tourist location by 
increasing the number of day trips to the area. As such this would justify the proposal due to the 
likely add-on benefits to the local economy. 

It is my understanding that this policy supports Strategic Economic Locations by maintaining a 
minimum ten-year supply of marketable and servicable land for business development. It 
identifies strategic development areas ie Strathclyde Park and Summerlee that are major tourist 
attractions. Whilst the developer may wish to set up an ancillary visitor centre this would not in 
my view justify a departure from the structure plan as noted above. 



Strategic Policy 6 Quality of Life and Health of Local Communities 

It is claimed that as the proposal provides jobs for local people and would achieve 
environmental improvements through a tree planting scheme and provision of a wind turbine 
that this would justify the proposal. 

It is my view that main thrust of this policy is to improve the quality of life of local communities by 
allowing the strategic development of brown field sites at identified locations. The Structure Plan 
identifies the towns of Airdrie and Coatbridge as possible locations, and further identifies certain 
development opportunities in greenbelt locations. It does not support sporadic and remote 
development in the countryside. The policy also aims to improve air quality, but through the 
strategic management of car use. Tree planting is seen as a way of improving air quality as the 
structure plan recognises tree planting as a carbon sink. Whilst the proposals would include tree 
planting I consider this would not justify the non-conforming aspects of the development. 

Strategic Policy 8 Sustainable Development of Natural Resources 

The supporting statement infers that as a wind power generator is proposed to provide power to 
the factory that this therefore accords with this policy. 

This policy, in my view seeks an integrated approach to sustainable development and 
recognises the relationships between environmental, economic and social dimensions that 
development can have on an area. Its aim is to seek improvements to communities and is seen 
as being important to the identified Rural Investment Areas as discussed above. It does not 
support isolated and remote development as that proposed. 

The Supporting Statement then uses policies taken from the Adopted Monklands District Local 
Plan 1991 to support the proposal. 

ECON 16 Business Expansion 

The Council positively encourages the creation of new job opportunities and as such the 
proposal should be acceptable. 

The Council does support proposals that would bring jobs to the area, however such proposals 
would always be subject to other policies and considerations 

TO 2 Develop Day Trip Market 

The supporting statement infers that as the pop corn visitor centre will attract tourists that this 
should be used to justify the proposal. 

It is my view that whilst there may be some tourist potential this would not justify allowing the 
factory to be sited at its remote location. The food production unit could be located in any 
indi;strial estate as noted above. 

GB 2 Countryside Around Towns 

The Supporting Statement contends that the proposal accords with the criteria of GB 2 as the 
factory supports 9 jobs, requires a rural location to take advantage of the wind powered turbine, 
would have minimal infrastructure implications and would include environmental improvements 
through tree planting. 

Whilst the factory can support a number of jobs, it could achieve this within any industrial estate. 
I do not consider that the factory has a specific locational need at Raiziehill. The factory is not 
dependent on a rural location and similar if not better wind resources are available in the nearby 



villages. Tree planting proposals are welcome however this aspect should not be used as a 
justification to allow a departure from the development plan. 

Policy L1/3 

The Supporting Statement suggests that the proposal would involve tree planting and would 
improve the landscape quality of the area. 

Whilst tree planting would be acceptable this could not be used to justify an acceptable 
departure from the development plan. 

The Supporting Statement concludes that the proposal is multi-dimensional and would be of 
benefit to the rural hinterland. It is claimed that the proposal would not jepordise the 
development plan but seeks to enhance and respect the character of the area. I t  is considered 
to be a ‘flagship’ proposal involving the reuse of a vacant building, reuse of renewable energy 
and provides employment opportunities. The statement suggests the proposal accords with the 
development plan and is sustainable. 

It is my view that the essence of the proposal is considered contrary to the structure plan and 
local plan and that this departure should be set aside because the factory provides 9 jobs, 
involves some tree planting with the possibility of being self sufficient in power resources. 

4.5 The local MSP expressed support for the application. The MSP welcome the new employment 
opportunities and proposed use of a sustainable power supply. As noted in my assessment the 
potential job numbers would be welcome as would the use of natural wind power. However I 
remain of the opinion that this type of use can not be justified in an isolated green belt location. 
The food processing factory would be better located within existing settlements where the 
proposed use would not only accord with policy but would assist in any long term village 
regeneration strategies. Both Caldercruix and Salsburgh have higher mean wind speeds than 
the application site and as such are well placed to support the developers requirement to utilise 
a wind powered generator. 

4.6 The advice provided by SNH and the Transportation Section can be noted but generally there 
was no objection subject to conditions should the development be granted. 

4.7 The Scottish Executive suggested that the proposals should not compromise the potential to 
reopen the Airdrie to Bathgate Railway. Whilst none are proposed, despite the Transportation 
Managers suggestion that a link is provided between the site and the cycle track, it should be 
noted that the rail link would probably entail the closure of the cycle track. As such the likely 
visitor tourist resource from the use of the cycle track may be considered temporary. As such 
this may have a long term bearing on the tourist potential of the popcorn factory and projected 
job creation figures. It is still my view this ancillary use should not be used as justification to 
allow the use of this rural site for a non-conforming manufacturing use. 

4.8 The above iioted deiieloprnent plan policies generally discourage proposals for isolated 
developments in the countryside unless they can be fully justified. Given the above assessment 
I do not consider this has been done in this case. As noted above Strategic Policy 1 Schedule 1 
(d) recognises the special needs of rural communities, however the main aim of this policy is to 
encourage development within existing settlements or villages. Any isolated or stand-alone 
development at Raziehill would undermine the long-term aim of this strategy, particularly as 
derelict land exists within Caldercruix and Salsburgh villages. 

4.9 As also noted, the tourism and potential wind power arguments have some merit. However, in 
the absence of costings, evidence of market demand and likely visitor numbers I do not 
consider this would justify an appropriate departure from the development plan. The Council’s 
own data on mean wind speeds also demonstrate that existing settlements are not 



disadvantaged by low wind speeds. Indeed both Saisburgh and Caldercruix have higher mean 
wind speeds than the application site and therefore could sustain viable wind powered 
generators. 

5.0 Taking all of these factors into consideration I consider the proposal can not be justified against 
the terms of the development plan. There are no material factors that would allow me to 
consider a departure from the development plan and it is recommended that planning 
permission be refused. If granted this application would require to be referred to the Scottish 
Ministers in accordance with The Town and Country Planning (Notification of Applications) 
(Scotland) Direction 1997. 

5.1 Finally, it should be noted that the developer has already completed improvement works to the 
barn without the benefit of planning permission. The improvement works by themselves are 
satisfactory. The main issue is that despite this improvement it should not be brought into use 
as a food manufacturing factory for the reasons noted above but should revert to its former 
agricultural use. 


