
Application No: 

Date Registered: 

Applicant: 

Agent 

Development: 

Location: 

Ward: 

Grid Reference: 

File Reference: 

Site History: 

Development Plan: 

Contrary to Development Plan: 

Consultations: 

" W  AGENDA II: 

Representations: 

Newspaper Advertisement: 

Comments: 

S/02/01551/FUC 
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Motherwell Football Club 
Fir Park 
Motherwell 
Lanarkshire 
MLI 2QN 

Keppie Planning Ltd 
160 West Regent Street 
Glasgow 
G2 4RL 

Development of New EnterpriselOffice Accommodation (2,378 
Square Metres Gross) and Soccer Academy facilities 

Fir Park Motherwell Lanarkshire MLI  2QN 

12: Knowetop Councillor William Wilson JP 

275896 655973. 

S/PL/Bl2/19/274/LM/MJ 

Committee approval given 2gth May 2002 for the erection of a five 
storey development of new enterprise/office accommodation (2,793 
square metres). Application was referred to the Scottish Ministers 
as a significant departure from the development plan. The 
application was withdrawn prior to the commencement of a public 
inquiry. 

The site is covered by Education related policies in the Motherwell 
and Wishaw Development Plan 1953 and is zoned as part of an 
Established Leisure Facility within the Southern Area Local Plan 
Finalised Draft (Modifications June 2001). The adopted Glasgow 
and Clyde Valley Structure Plan has policies relating to the 
assessment of office developments in excess of 2,000 square 
metres 

Yes 

Community Services (comments) 

1 Letter of Objection from Dalzell Area Residents Association. 

17'h January 03 

Planning permission is sought by Motherwell Football Club for the erection of a 4-storey office block and 
soccer academy. The building would be situated immediately to the south-east of the football park 
and would take vehicular access from Dalzell Drive to a 105-space car park. The application has been 
submitted with a supporting statement and amended transportation assessment. 





The applicant's agent argues that the proposal is in accordance with the terms of the development plan, 
emerging policy and other relevant national guidance. It is also argued that the development will help 
fund other football related developments and will enhance the viability of the club, which along with other 
Premier League clubs is experiencing financial difficulties at the moment. A letter of objection has been 
received from the local residents' association. 

Whilst the soccer academy element of the proposal complies with the aims of the leisure zoning in the 
Southern Area Local Plan Finalised Draft the majority of the application is for an office development 
which by its size and location does not in my opinion accord with the terms of relevant planning policy. I 
also have concerns about the potential adverse impact of the development on the local environment, 
including the local road network, which is already very congested at peak times. Whilst I sympathise 
with the needs of the club and its current financial difficulties, I do not accept that this should merit the 
grant of planning permission for a large out- of centre office development. Accordingly, I must 
recommend that planning permission should be refused for the reasons noted below. It should be noted 
that the local residents' association has asked for the opportunity of addressing the Committee at a 
public hearing. 

Recommendation: Refuse for the Following Reasons:- 

1, That the proposed development of 2,378 square metres of office space would represent an out- 
of centre development remote from town centres and sites designated for office development, 
and the applicant has failed to demonstrate the lack of availability of more appropriate sites, all 
of which departs from the aims of the Southern Area Local Plan Finalised Draft (Modified June 
2001) including policies IND5 and IND9; the Glasgow and Clyde Valley Joint Structure Plan 
2000 including Strategic Policies 9 and 10, NPPG 8 (Retailing and Town Centres) and SPP2 
(Business and Industry). 

That the proposed development would detract from the established character and amenity of 
the site and the surrounding area through the removal of several mature trees thus departing 
from the aims of the Southern Area Local Plan Finalised Draft (Modified June 2001) including 
policies ENVIO and IND9. 

2. 

3. That the proposed development would generate additional vehicular traffic to the local road 
network which is already very congested at peak times thereby detracting from highway safety 
and convenience of road users and therefore departing from the aims of the Southern Area 
Local Plan Finalised Draft (Modified June 2001) including policy IND9. 

Background Papers: 

Application form and plans received 12th November 2002 

Letters from Keppie Planning dated 12'h & 26th November 2002 
Transportation assessment dated November 2002 by Halgrow Group Ltd 
Memos from NLC Transportation Section both rekeived 4 March 2003 
Memo from NLC Protective Services received 27th January 2002 
Memo from NLC Community Services received 4 March 2003 

Letter from Dalzell Area Residents Association, clo WMC Duncan, 17 Dalzell Drive, Motherwell, MLI 
2BY received 3rd February 2003. 

Any person wishing to inspect these documents should contact Lorna McCallum at 01698 302090. 



APPLICATION NO. S1021015511FUL 

REPORT 

1. 

1.1 

1.2 

1.3 

1.4 

1.5 

Description of Site and ProPosal 

Planning permission is sought by Motherwell Footba Club for the construction of a 4-storey 
development comprising three stories of ‘Class 4’ office accommodation with a soccer academy 
on the ground floor. The site is immediately to the south-east of the football ground and 
comprises in part an area of tarmac, which is used as an access and parking area for the south, 
and east stands. Vehicular access is currently taken from Dalzell Drive via a tarmac surfaced 
lane. The north east part of the site is covered by a number of trees and shrubs including 8 no. 
mature trees protected by a Tree Preservation Order. 

In addition to the football park and associated stands to the north-west, the site is immediately 
to the south of playing fields used for training by the club and to the south is Firpark School. To 
the north of the access lane are the offices of Auto Trader magazine. On the opposite side of 
Dalzell Drive from the access lane are residential properties. Dalzell Drive also takes access to 
Motherwell College, Our Ladies High School and other residential areas further to the south. 
Dalzell Drive is characterised by many mature trees, many of which are protected by Tree 
Preservation Orders. 

The total proposed office space would extend to 2,378-square metres. The proposed office 
space would be located on the upper 3 storeys of the proposed building. The ground floor of 
the building proposed includes 106 square metres of lettable office space; the remainder of this 
floor would be used as a soccer academy. The soccer academy facilities proposed consist of a 
foyer, a gymnasium, and rooms for physiotherapy, podiatry, the press, seminars, training, 
interviews and changing/showers. A cafeteria overlooking the football training pitch is also 
proposed. The building is of a modern design incorporating a slightly sloping pitched roof with 
an external terrace on all sides of the third floor. The siting of the building will result in the 
removal of all of the tree and shrub areas. A 105-space car park would be provided at the 
south-west corner of the site. 

The building would be used as office accommodation as defined by Class 4 of the Town and 
Country Planning Use Classes (Scotland) Order 1997. The applicant indicates that the 
proposed office development allows the football club to develop on two fronts. Firstly, 
financially, as it will benefit from the rentals from the lettable office space and secondly, the 
facilities contained in the soccer academy will allow the club to nurture and develop future 
talent. It is also proposed that local schools and community groups who currently utilise the 
synthetic training pitch at the site would have the ability to use the enhanced facilities. The 
proposed cafeteria would also serve as an indoor viewing area for parents. The principal hours 
of operation of the soccer academy facilities is intended to be weekends, evenings and school 
holidays. Although it is the intention of the club in the long term to establish a soccer academy 
to SPL required standards at another location it is stated that the facilities currently proposed 
would be retained at the club. The supporting statements with the previous application 
indicated that there is also a likelihood of part of the office space (likely to be in the region of 
1,400 square metres) being taken up by ‘Auto Trader’ who would re-locate from their existing 
adjoining premises, which currently occupies around 745 square metres of floorspace 

The applicant has submitted a statement and letters in support of the proposal. The applicant’s 
agents consider that this revised application accords with the terms and/or spirit of relevant 
adopted and emerging development plan policies and other relevant national planning 
guidance, The points raised in support of the proposals may be summarised as follows: 

0 

0 

The reduced floorspace means that the proposals are no longer of strategic significance. 
The site is zoned as part of an established leisure facility on the Southern Area Local Plan 



Finalised Draft (modified June 2001). 
The proposal would enhance facilities for the local community. 
The future success and development of the club relies on the provision of the lettable office 
space. 
The soccer academy facilities have a clear locational need; would be situated on brownfield 
land and utilise existing infrastructure. 
The reduced office space would not undermine the vitality or viability of the town centre. 
The proposals would allow increased use of the site. 
The revised proposals have taken into account the concerns of the community relating to 
transport and there would be a reduced use of the site during peak times. 
The proposals offer the only opportunity to create a viable income stream for the club. 

0 

0 

0 

0 

0 

0 

0 

1.6 The applicant has submitted a revised Transport Assessment which assesses the impact of the 
development on the transport network, including means of mitigating any particular problems 
and means of enhancing its links with public transport. These reports state that the local road 
network already suffers from significant traffic congestion particularly at peak times. This report 
concludes that a significant impact on traffic levels will only occur at the junction of Dalzell Drive 
and Knowetop Avenue and this can be mitigated by revised traffic management measures and 
local road widening. This is considered likely to benefit traffic turning right into Dalziel Drive and 
exiting Knowetop Avenue onto Windmillhill Street. Pedestrian facilities would be incorporated to 
aid movement across the wider roads. 

2. Development Plan and Relevant Planning Policy 

2.1 The site is covered by education related policies in the Motherwell and Wishaw Development 
Plan 1953. This is the adopted plan for the area, but given its age and the changes in 
circumstances since its production, I would give little or no weight to this document in assessing 
the planning application. 

In terms of emerging local plan policy, the site is zoned as part of an Established Leisure Facility 
within the Southern Area Local Plan Finalised Draft (Modifications June 2001). In 
particular, Local Plan Policy L l  states that the Council will seek to protect and enhance, where 
appropriate, existing leisure facilities by (amongst other things) supporting private sector and 
community initiatives in suitable locations. Policy Ind 9 (Assessing Applications for Industrial 
and Business Development) provides a list of criteria against which this proposal should be 
assessed. Of particular relevance are criteria 2,4 and 5. This states that the Council will 
consider the extent to which there are deficiencies in the land supply for industry and business; 
whether significant economic benefit is offered to the Plan area and the suitability to the 
character of the area within which it is set. Policy IND5 (Business Development - Class 4) 
states that the Council will seek to encourage Class 4 business development to locate within 
high amenity and prestige industrial and business locations (i.e. Strathclyde Business Park, 
Tannochside Park, Newhouse West and Airbles Road). Class 4 development will also be 
supported within or adjacent to town centres, secondary village and neighbourhood commercial 
areas subject to their compatibility with other policies within the plan. 

2.2 

2.3 Other relevant policy within the emerging local plan includes Policy ENV I 0  (Trees and 
Woodland Management) which states that the Council will encourage the protection and 
enhancement of trees and woodland resources. 

2.4 In terms of the approved structure plan, the Glasgow and Clyde Valley Joint Structure Plan 
2000 provides a list of criteria for the assessment of all development proposals (Strategic Policy 
9). To comply with the policy, the development should satisfy criteria which are summarised as 
follows: 



0 That the development proposal falls below the relevant thresholds (in this instance 2,000 
square metres) 

0 That the location of the development is appropriate in terms of the need to (amongst other 
things) avoid the diversion or displacement of investment from identified development 
locations and the need to safeguard and promote town centres by locating major office 
developments within identified centres and by taking a sequential approach. 

0 That appropriate provision has been made for (amongst other things) infrastructure 
provision and the implementation of appropriate transport measures. 

2.5 Developments which do not comply with the criteria in Strategic Policy 9 are treated as a 
departure and should be assessed against further criteria within Strategic Policy 10. This states 
that developments will be assessed against need (including any evident shortfall) and against 
economic, social and environmental benefit. 

2.6 In terms of national policy, SPPG 2 (Business and Industry) outlines the Government's 
guidance on stimulating economic development within an environmental framework. It states 
that Planning Authorities should give priority to job creation through the provision of adequate 
and appropriate supply of land for business purposes. It also states that such provision should 
not lead to unacceptable environmental damage. NPPG 8 (Retailing and Town Centres) asks 
that all appropriate town centre uses (including offices) should be subject to the 'sequential test' 
whereby developments should be directed in the first instance to town centres, and only then to 
edge-of-centre sites when suitable town centre sites are not available. Lastly, out-of-centre 
sites should only be considered where all other suitable sites are not available and only when 
the proposed site is accessible by a range of transport modes. 

3. Consultations and Representations 

3.1 NLC Transportation Section has recommended that planning permission be refused, particularly 
in view of the road safety implications for the high number of student pedestrians associated 
with schools and the college in the immediate vicinity. Their comments may be summarised as 
follows: 

0 There are several anomalies and errors contained within the revised Transport Assessment 
(T.A.) which cast some doubt or) the veracity of the traffic surveys and analysis 
The T.A. acknowledges that the existing road network is exceedingly congested and that 
the Knowetop AvenueNVindmillhiIl Street junction does not function (i.e. has no spare 
capacity at present). 
The proposed junction improvements are unlikely to improve matters, particularly during the 
evening peak. 

0 

3.2 The response from NLC Community Services reiterated their previous comments which can be 
summarised as follows: 

0 The woodland corridor alongside Dalzell Drive is an important landscape feature associated 
with Dalzell Estate, itself a major part of Motherwell's landscape and architectural heritage. 
The removal of several mature trees will weaken the depth and strength of this feature. 
The existing mature trees shown as being removed are at the very least in fair condition. 
The oak in particular is a fine specimen. 
Revised plans should be submitted to facilitate the retention of these trees. 

0 

0 

3.3 I have received one letter of objection from The Dalziel Area Residents' Association. Their 
comments are largely as before and may be summarised as follows: 



Development Plan: The site is contrary to the zoning within the Southern Area Local Plan. 
Parking: Parking provision is inadequate and will result in a substantial and intolerable 
increase in on-street parking which would aggravate traffic flow problems and pose a 
greater risk to pedestrians. 
Traffic Flow and Pedestrian Safety: The base information is incorrect and the study is 
flawed. It is believed that the traffic generation will be much greater that claimed by the 
applicants. The report acknowledges that the area is heavily congested, no increase is 
admissible at all. In the circumstances a reduction in traffic flow is of paramount 
importance, particularly as the area is used by students from primary age upwards. The 
proposed improvements will have little effect. 
Environmental Factors: The proposal is claimed to conflict with the terms of the Finalised 
Local Plan in that it allows for the removal of a significant amount of trees protected by 
‘T.P.0.s’; will erode the residential character of the area, will result in the removal of amenity 
ground; an increase in traffic within an area of congestion and will depend on trees outwith 
the application site to screen the development. 
Design: The height, location and size of the office block would dominate the local 
environment. It would be higher than the adjacent trees and being deciduous these would 
only act as a screen for part of the year. 

0 

0 

3.4 Finally, the Residents’ Association has asked for a further opportunity to present its case to the 
Committee at a Public Hearing. 

4. Plannina Assessment 

4.1 Section ‘2’ of this report outlines the relevant planning policy contained within the adopted and 
emerging development plan as well as national policy guidance. Policy IND 5 seeks to 
encourage such office developments to locate within certain specified high amenity locations. 
Such proposals are also acceptable within or adjacent to town centres and secondary, village 
and neighbourhood centres. The policies contained in the 2000 Structure Plan and the 
guidance contained in NPPG 8 indicate that a sequential ‘test‘ approach be adopted, whereby 
developments should be directed in the first instance to town centres. The application site is 
clearly an out of centre location. Although.the floorspace proposed has been reduced the 
principal use of the building remains as an office of over 1893 square metres net lettable space. 
The proposals, therefore, do not accord with the terms of the aforementioned policies and 
guidance. No evidence has been submitted indicating unsatisfied demand for such floor space 
within the plan area, and policy IND5 (see para. 2.2 above) provides a list of sites where other 
appropriate land is available. Although this development may be insignificant compared to 
those sites mentioned, the grant of permission would act to undermine that policy and therefore 
the success of those sites. I would accept the claimssof the applicant that the development in 
itself would provide a sizeable boost to the economic development of the local plan area 
however such benefits would also be evident were the building to be located in what is 
considered to be an appropriate location. 1 would suggest that this stance is supported by 
NPPG2 which aims to stimulate economic development but only where locational and 
environmental considerations have been satisfied. 

4.2 The applicant has suggested that relevant sports and leisure related policy and guidance 
supports the proposal. Policy L1 Established Leisure Facilities indicates that the Council will 
support private sector initiatives in suitable locations. In general terms, therefore, the proposed 
sporting facilities are consistent with this policy. I would also agree that the football club plays a 
significant part in the sporting and social life of Motherwell and the wider community and should 
therefore be supported in any way deemed appropriate. I acknowledge that the applicant has 
argued that the grant of planning permission will enhance the viability of the club at a time of 
difficulties for all football clubs, and that the development will in turn facilitate the implementation 
of a range of developments and improvements to the clubs facilities. However, the soccer 
academy proposed forms the smaller part of the overall development, the main use being 
considered unacceptable in policy terms as detailed above. Furthermore the location of the 
application site is considered to be unacceptable in terms of the negative environmental impact 



and will be discussed in the following sections of this report. 

4.3 I would share the concern of the Transportation Section and local objectors regarding the 
impact of the development on traffic-flows and highway safety on the local road network. The 
existing problem of congestion at peak times should not be underestimated and it is clear that 
the proposed development although reduced in terms of office floorspace, would generate a 
relatively large number of additional traffic movements thus worsening an already bad situation. 
The issue of road safety is a particular concern particularly when Dalzell Drive is used by a 
significant number of students attending the two nearby educational establishments, and it 
would appear that the proposed development would worsen this problem. The proposed off site 
road works are considered to be unable to offset the traffic problems associated with the 
development. Such a situation must therefore be viewed as unacceptable, particularly when 
there are numerous appropriate sites available for this development elsewhere which do not 
suffer from the traffic problems experienced in the Knowetop area. 

The removal of the mature trees within the site (which are currently protected by Tree 
preservation Orders) will result in the further diminution of the tree character of the area and 
would in my opinion serve to detract from the character and visual amenity of the site and the 
area. Given the size and condition of these trees, and the limited amount of free space around 
the development, it would not be possible for a replacement tree-planting scheme to 
compensate for this loss. 

4.4 

4.5 Despite the concerns of the residents’ association regarding the impact of the building on the 
appearance and character of the wider area, I do not find the proposal inadequate in this 
respect. In coming to this conclusion I have taken into account the close proximity of the large 
(and somewhat bland) football stands, the partial screening effect of nearby mature trees and 
also what I consider to be a pleasing style and appearance to the proposed building. The 
building is also approximately some 800 metres from the closest dwelling house and will have a 
negligible impact in terms of privacy and overshadowing. 

5. Conclusions 

5.1 In assessing the merits of this proposal, I would advise that the key considerations are the 
terms of the development plan (adopted and emerging) and other related policy, the impact of 
the development on the local environment and the claimed benefits of the development to the 
club and the sporting community. 

5.2 As noted above, whilst the soccer academy use is acceptable in policy terms, the main part of 
the proposal is class 4 office development which at this size and location, is contrary to 
structure plan and local plan policies. The impact of the development on the site and the local 
environment has also been seen to count against the development with the loss of the protected 
trees and the generation of additional traffic on an already very congested road network being 
particular concerns. The proposed soccer academy facilities and the suggested benefits to the 
viability of the club are to be welcomed. However, weighing up these factors the benefits to be 
gained do not justify a departure from the development plan and national policy guidance. I 
must therefore recommend that planning permission be refused for the reasons noted above. 

I would remind the Committee that on the 2gth May 2002 they determined to grant permission 
for a 2,793square metres five-storey office/ new enterprise development at this same location. 
The reasons for this decision were as follows 

5.3 

*The Committee noted that a significant part of the development was to be occupied by existing 
offices currently situated next to the application site and that these offices would then not be 
reused for that purpose but be redeveloped, subject to the required permission. 
* The existing road network is already heavily congested and the additional traffic generated by 
the development would be relatively small and within acceptable limits 



* The Committee noted that the development would help satisfy a demand for high quality office 
accommodation within a central location accessible to public transport and that there were few 
available sites close to the town centre 
* The development would protect and enhance employment opportunities in the area. It would 
also enhance the viability of the club and the facilities associated with it 
* The club is seen as an essential component of the town and the development would 
contribute to its future financial well being and stability. 

5.4 It should be noted that planning authorities are required to notify the Scott'sh Ministers of 
applications which mark a significant departure from the development plan. Such applications 
should only be notified if on a substantial scale or if it is likely to prejudice the implementation of 
the strategic objectives of that plan. In this case the proposals now reduce the original office 
development to 1893 sq. m net lettable space. As the additional floorspace which takes the total 
over the 2,000 square metres threshold is for servicing, overall the proposal is not considered to 
be a significant departure. 


