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SIPLIBl41471RC 

None relevant 

The site is zoned as Green Belt on the Central Industrial Area Part 
Development Plan 1964. 

In the Southern Area Local Plan Finalised Draft (Modified 2001 and 
2004) it is also zoned as Green Belt and Policies ENV6 and HSGl2 
apply, together with Strategic Policy 1 of the Glasgow and the Clyde 
Valley Joint Structure Plan 2000. 

Yes 

S. E.P.A. (W est) 
Scottish Water 

None Received 

9th July 2004 

(No response) 
(Comments) 

This application seeks consent to convert and extend a vacant barn to the northeast of and adjoining 
Whitehill Farm, some 120 metres outwith the settlement boundary of Hareshaw, towards the A73. The 
conversion and a pitched roof one and a half storey side extension, would be to create a 3 bedroomed 
dwelling and integral artists studio, with a garden to the rear and parking area for two cars to the front. 





The application site lies within the Green Belt, and my report, which assess the proposal against the 
relevant national and development plan policies, concludes that it conflicts with such policies. I 
therefore recommend the application's refusal, as detailed below. 

The applicants have submitted a letter requesting a Site Visit and Hearing, saying there are factors 
affecting this application best understood in the context of a site visit, and also requesting the 
opportunity to address the Committee. This submission lists points in support of the application, which 
are set out in Section 3 of my report. 

Recommendation: Refuse for the Following Reasons:. 

1. That the proposed residential development is contrary to green belt policy set out in the 
approved Glasgow and the Clyde Valley Joint Structure Plan 2000 (Strategic Policy I), the 
Southern Area Local Plan Finalised Draft (Modified 2001 and 2004) (Policies ENV6 and 
HSG12), the adopted Central Industrial Area Part Development Plan 1964 and Circular 24/1985. 

2. That the proposal would result in additional traffic movements to the detriment of road safety, as 
the required visibility splay of 2.5 x 90 metres cannot be achieved to the northwest, and the 
application is therefore contrary to Policy TRI 3 of the Southern Area Local Plan Finalised Draft 
(Modified 2001 and 2004). 

Background Papers: 

Application form received 25th June 2004, letters received 25th June, 3rd August, 29th September, 18th 
October and 3rd December 2004, and amended plans received 18th October 2004 

Memo from NLC Transportation Section received 21 st July 2004 
Letter from Scottish Water received 6th August 2004 

SPPI -The Planning System 2002 
SPP3 - Planning for Housing 2003 
Circular 24/1985 Development in the Countryside and Green Belts 
The Glasgow and the Clyde Valley Joint Structure Plan 2000 
Southern Area Local Plan Finalised Draft (Modified 2001 and 2004) 

Any person wishing to inspect these documents should contact Richard Cartwright at 01 698 3021 36. 



APPLICATION NO. WO4101 130/FUb 

REPORT 

Descriotion of Site and Proposal 

The application site consists of a 1970’s vacant barn and associated land, to the northeast of 
the adjoining Whitehill Farm, and lying some 120 metres outwith the settlement boundary of 
Hareshaw Village towards the A73. It is proposed to convert and extend the existing barn, by 
adding a one and a half storey double pitched roof extension on the west side, to create a 3 
bedroomed dwelling and an artists studio. A garden area would be created to the rear and a 
parking area to the front of the new dwelling, which would share an existing access which 
presently serves the Whitehill Farm dwelling and farm outbuildings to the rear. Part of these 
farm outbuildings would be demolished to create the new dwelling’s rear garden area. 

DeveloPment Plan 

The site is zoned as Green Belt on the Central Industrial Area Part Development Plan 1964. 

In the Southern Area Local Plan Finalised Draft (Modified 2001 and 2004) it is also zoned as 
Green Belt and Policies ENV6 and HSG12 apply, together with Strategic Policy 1 of the 
Glasgow and the Clyde Valley Joint Structure Plan 2000. 

Consultations and Representations 

NLC Transportation Section have made comments seeking a 2.5 x 90 metres visibility splay in 
both directions from the site access, a turning area and a 2 metre wide footway along the site 
frontage. The latest, amended plans submitted show that the last two of these requirements 
can be met, but not the visibility splay requirement. 

Of the external consultees, Scottish Water have noted that foul drainage by septic tank to 
SEPAs requirements will be needed. SEPA have made no response to their consultation. 
Scottish Natural Heritage have noted informally that the byre should be checked for bat roosts 
and any protected bird species, if development were to proceed. 

The applicants have made certain points in support of their application, with a letter received on 
3rd December 2004 which also requests a Site Visit and Hearing for this application. I set out 
these points below, together with my response. 

0) Proposal does nof conflict with the objecfives of Green Belf policy 
Comment - My assessment against green belt policy is set out in paragraphs 4.1 to 4.7 
below. 

(ii) Green Belt policy is currently under review - flexibility urged 
Comment - A planning application must be assessed against current policy, and not 
against a possible future review. 

(iii) Ofice of the Deputy Prime Minister provides practical policy guidance 
Comment - Quotations made from (English and Welsh) guidance which does not form 
part of Scottish national planning guidance are not a relevant consideration in this 
case. 



4. 

4.1 

4.2 

4.3 

4.4 

Scoffish Policy (in NPPG 15) supports re-use and conversion 
Comment -This qualified support for re-use and conversion must be balanced with 
other guidance in NPPGIS on Rural Development, that “local plans should set out the 
criteria against which applications for re-use and conversion will be assessed” 
(paragraph 24), other national guidance in SPPl, SPP3 and Circular 24/1985, and 
local plan policies. This assessment is made in Section 4 of my report. 

What is the alternative to development? 
Comment - Acceptable options would be to leave the building in its current state (for 
short to medium term), find an acceptable rural use for it which complies with green 
belt policy, or to clear the site. 

Development allows posifive outcomes (to help meet local housing demand, improve 
built environment and prevenf increasing dereliction) 
Comment - The appropriate avenue for the review of housing need and demand is the 
Local Plan Review. My assessment of the impact of the proposed built form changes to 
the environment is given in paragraph 4.7 below. The issue of possible futures for the 
building is commented on under (v) above. 

Setting is important (within farm complex and close to village) 
Comment - The setting of the application site is described in paragraph 1 .I above, and 
the implications of the proposal on its green belt setting is assessed in paragraphs 4.6 
and 4.7 below. 

Is it really Green Belt land? (if should not be considered so) 
Comment -The site lies in the designated green belt and the application must 
therefore be considered against the relevant current green belt policies. As noted 

under (vi), the means of review of the site’s zoning is through the Local Plan review 
process, as advised to the applicants. 

Planning Assessment and Conclusions 

The first key issue in the consideration of this application is its assessment against national and 
Development Plan policies on the Green Belt. 

Development Plan policies on green belt land are set out firstly in the Glasgow and the Clyde 
Valley Joint Structure Plan 2000. Strategic Policy 1 of the Structure Plan requires the continued 
safeguarding of the Glasgow and Clyde Valley Green Belt, and imposes a presumption against 
the spread of built up areas and the encroachment of development into the countryside. It goes 
on to state that Local Plans shall define the detailed boundaries and policies to protect the 
Green Belt. 

Policy ENV6 of the Southern Area Local Plan Finalised Draft (Modified 2001) states that this 
Council will safeguard the character and function of the Green Belt, and indicates that there will 
be a presumption against development other than that required for agriculture or appropriate 
other rural uses. Its associated text goes on to set out the purposes for Green Belt land locally, 
including: 

e 

e 

(B 

Controlling the growth of built-up Sreas. 
Preventing neighbouring settlements from merging. 
Preserving the character of settlements including their setting. 

Southern Area Local Plan Policy HSG12 on Housing in the Green Belt and Countryside, states 
that the conversion of existing buildings to residential use will be considered favourably where 
they are worthy of preservation, are substantially complete, and do not result in a significant 



4.5 

4.6 

4.7 

4.8 

4.9 

increase in floorspace. The current application building dates from approximately 1970, is 
constructed of plain, grey engineering type bricks of undistinguished appearance and is not 
considered to be worthy of preservation, as required by the Policy. The proposal also conflicts 
with Policy HSG12 in that it would result in a large, 66% increase in floorspace over the current 
building (or 48% excluding the floorspace proposed as an upper floor to the existing building 
shell). 

National green belt policy is set out in a Circular 2411985, which states that there should be a 
general presumption against any intrusion into designated green belts and that town and 
villages within green belts should not be allowed to expand beyond the limits established by 
local plans. This circular also sets out the purposes of green belts, which include establishing a 
clear definition of settlement boundaries and maintaining the landscape setting of towns. 
Similar policy guidance is contained in SPP3 Planning for Housing and SPPl The Planning 
System. 

The current application site contributes positively to the purposes of the Green Belt within which 
it lies, and I therefore consider that national and Development Plan policies preclude the 
granting of consent for residential development. This is an inappropriate form of development in 
the Green Belt and I do not consider that other material considerations justify departing from the 
presumption against development. 

As well as conflicting with national Green Belt Policy and Local Plan Policies ENV6 and HSGl2, 
I consider that the scale and design of the proposed extension, to create a good sized dwelling 
together with the artists studio, is such as to detract from the simple grouping of buildings 
around the courtyard entrance to Whitehill Farm. The proposals would involve alterations to 
the character and appearance of the building and result in a significantly different building form 
of a non-traditional appearance. This would result in a new dwelling in the Green Belt which 
would be much more of a visual intrusion in the Green Belt than the existing, low key barn 
structure. This is an inappropriate location for such a new dwelling, for reasons explained 
above. 

NLC Transportation Section have confirmed in their consultation response to this application, 
that the required visibility splay of 2.5 metres x 90 metres is not achievable for access to this 
development, as shown on the latest, amended plans. This is due to obstructions outwith the 
applicant’s control, in the form of a hedge running close to the road frontage, to the northeast of 
the site, and there is also an approximately 2 metres high front side boundary fence to the 
northeast. I consider that this visibility deficiency is sufficient to warrant a second reason for the 
refusal of this application on road safety grounds. 

Amended plans have addressed the other original concerns of my Transportation Section about 
this application, there have been no other material issues raised in any consultation responses, 
and no third party representations have been received. In conclusion, I must recommend the 
refusal of this application for the reasons set out above, as contrary to Green Belt Policy as 
being detrimental to road safety. However, the applicants have requested a Site Visit and 
Hearing for this application, for Members to see the site context and for the applicants to 
address the Committee, 




