
Application No: 

Date Registered: 

Applicant: 

Agent 

Development: 

Location: 

Ward: 

Grid Reference: 

File Reference: 

Site History: 

Development Plan: 

Contrary to Development Pian: 

Consultations: 

Representations: 

Newspaper Advertisemenr: 

S/04/00050/0UT 

28th January 2004 

John Marshall 
2 Greenwood Street 
Shotts 
ML7 4DN 

A & A Neil Architects 
Andrew Neil 
72 Berkeley Street 
Glasgow 
G3 7DS 

Residential Development (In Outline) 

Land To West Of 117 Station Road Shotts Lanarkshire 

20: Benhar Councillor Charles Cefferty 

287469 65981 7 

S/PL/B/l7/58/RC 

S10210062910UT - Erection of Lounge/Restaurant/Discotheque 
refused and appeal dismissed 21 January 2003 

372/94/0UT - Erection of a Supermarket granted on appeal in 
February 1996 and renewed in February 1999 - S/98/01577/AMD 

The site is allocated for retail development in the Southern Area 
Local Plan Finalised Draft (Modified 2001 and 2004). Policies 
RTLl , ENV4, ENV5, ENV9, HSGIO and TRI 3 are relevant. 

The site lies within an area of mixed land use in the Shotts Local 
Plan 1982. 

Yes 

S.E.P.A. (West) 
Scottish Water 
British Gas Transco 
Scottish Power 
The Coal Authority 

None Received 

4th February 2004 

(Corn ments) 
(Comments) 
(No objection) 
(Comments) 
(No response) 

Recommendation: Refuse for the Following Reasons:- 

1. That the proposed access arrangements to serve the development would be detrimental to road 
safety, contrary to the principles of Policies TR13 and HSGIO of the Southern Area Local 
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2. 

Plan Finalised Draft (Modified 2001 and 2004), and to National Planning Policy Guidance 
(NPPG) 17 Transport and Planning. 

That, in view of the close proximity of the railway line and the history of land uses for the 
application site and nearby land, this application is premature without the submission of 
satisfactory report? on Noise & Vibration, Contamination & Drainage and Flood Risk, which 
establish that adr ,IAate mitigation measures can be implemented to address all these issues. 
Without such ag;aed reports, the proposal is contrary to Policies ENV 4, ENV 5, ENV 9 and 
HSGIO of Southern Area Local Plan Finalised Draft (Modified 2001 and 2004), and to Scottish 
Executive policy and advice in SPP3 Planning for Housing, PAN56 Planning and Noise, PAN33 
Developmenmt of Contaminated Land, PAN61 Planning and Sustainable Urtban Drainage 
Systems and SPP7 Planning and Flooding. 

3. That the applicant has failed to demonstrate that the site is capable of accommodating 12 
house plots which would meet the Council's Developer's Guide to Open Space standards on 
open space. 

Background Papers: 

Application form and plans received 14th January and amended plans received 2nd September 2004 

Letter from S.E.P.A. (West) received 1 I t h  March 2004 
Letter from Scottish Water received 19th February 2004 
Letter from British Gas Transco received 10th February 2004 
Letter from Scottish Power received 5th February 2004 
Memos from NLC Transportation Section received 10th February, 4th May, 9th August, 25th October 
and 22nd November 2004 
Memos from NLC Protecti\:e Services received 18th February 2004 and 18th and 19th January 2005 
Memo from NLC CommLis y Services received 25th March 2004 

Southern Area Local Plan Finalised Draft (Modified 2001 and 2004) 
Scottish Planning Policy (SPP)3 Planning for Housing, 2003 
SPP7 Planning and Flooding, 2004 
National Planning Policy Guidance NPPGl7 Transport and Planning, 1999 
Planning Advice Note (PAN)33 Development of Contaminated Land, 2000 
PAN40 Development Control, 2001 
PAN56 Planning and Noise, 1999 
PAN61 Planning and Sustainable Urban Drainage Systems, 2001 

Any person wishing to inspect these documents should contact Richard Cartwright at 01698 3021 36. 
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4.1 

Description of Site and Proposal 

The application site lies immediately to the west of the petrol filling station at 117 Station Road 
and to the east of Shotts station. A variety of industrial and commercial premises including an 
abbatoir lie to the swth along Foundry Road and land immediate west of the site is in use as a 
scrapyard. To the north of the site and of Station Road and at a higher level, lie 7 houses in 
Bank Place and :~ . Partick’s Church, with a primary school to the northeast. The application 
site is currently I? der used and in generally poor condition, and has a garage building in the 
western corner of the site. 

This application seeks outline planning consent for residential development of this 0.74 hectare 
site. The applicant has confirmed that he wishes the application to proceed to determination on 
the basis of amended plans, which show 12 individual house plots and a new access road, 
taken from a new mini-roundabout in Station Road between the petrol filling station and the 
railway station access. 

Development Plan 

The site is allocated for retail development in the Southern Area Local Plan Finalised Draft 
(Modified 2001 and 2004). Policies RTLI, ENV4, ENV5, ENVS, HSGIO and TR13 are relevant. 
The site lies within an area of mixed land use in the Shotts Local Plan 1982. 

Consultations and Representations 

My Transportation Section object to this application due to the associated poor site access, 
junction spacing and visibility splay issues. Although they suggested that a new mini- 
roundabout to access the site was desirable, this is provided the railway station access and 
filling station egress are suitably incorporated, which is not the case with the current plans. The 
minimum junction s9acing requirement for Station Road is 100 metres and there are currently 5 
junctions/access within this length of road; the proposed new road would exacerbate problems 
associated with r vers’ interpretation of what junction/access vehicles are turning into from 
Station Road, to ?!e detriment of road safety. 

SEPA seek written confirmation that the development will not cause or contribute to the 
premature operation of consented storm overflows. They note the previous use of the site as a 
garage may have resulted in contamination. SEPA require a Sustainable Urban Drainage 
System (SUDS) for surface water drainage, and note that its design would need to be site 
specific and take account of site contamination and remediation issues. Scottish Water also 
recommend a SUDS scheme and wish to discuss a drainage strategy for the site. 

NLC Protective Services consider that both a Site Contamination Report and Noise Report 
should be submitted by the applicant and agreed by the Council prior to the determination of this 
application. This is in view of the history of the application site and of surrounding land uses, 
including the railway and associated noise concerns. NLC Community Services Department 
have noted that if 30 or more dwellings were to be developed on this site, there would be a 
requirement under Council standards for the provision of play equipment. 

The consultation response from Scottish Power could be addressed by a note to the applicant 
on any consent and British Gas Transco have no objection. No third party letters of 
representation have been received on this application. 

Planning Assessment and Conclusions 

The applicant ha? confirmed in a letter received on 12 January 2005, that he wishes this 
application to prc- ed to determination, on the basis of amended drawings showing a proposed 
layout for 12 hcct;e plots and access arrangements via a new mini-roundabout. This follows 
various requests for additional information made since 13 February 2004, to which the applicant 



has made brief responses which are summarised on an issue basis in the following paragraphs. 
The application must be assessed against the relevant development plan policies provided by 
the Southern Area Local Plan Finalised Draft (Modified 2001 and 2004), and Scottish Executive 
Planning policy guidance and advice. I consider these below under the following issues: - 
0 Retail policy 
0 

e 

0 Council open space standards 

Access and road safety considerations 
Railway noise, Contamination and Drainage Issues 

4.2 
The application site is allocated for a small food store in the Southern Area Local Plan Finalised 
Draft (Modified 2001 and 2004), and covered by Policy RTLI which states that the Council will 
support, and where appropriate, promote this identified opportunity. In dismissing an appeal 
against the refusal of a restaurant and discotheque proposal for this site in January 2003, the 
Scottish Executivc reporter stated that he had insufficient evidence to set aside the up-to-date 
retail allocation ir l e  Local Plan. In view of the retail policy conflict, I invited the applicant to 
submit a Retail Assessment which demonstrates that the current retail allocation may be 
unrealistic, since the expansion of the Shotts Co-operative store. The applicant has responded 
by noting a lack of interest from the retail sector in this site for nearly 9 years and that the Co- 
operative have since built a new store within Shotts town centre of 1788 square metres gross. 
In view of these facts I do not consider the conflict with the retail local plan allocation of the site 
to warrant refusal of the application. 

4.3 Access and Road Safety Considerations 
Relevant Scottish Executive policy is provided in NPPG 17 Transport and Planning which states 
in its paragraph 63 that: 
“safe and appropriate access design should reflect the type of road involved, the scale of the 
development, the nature of the area, and the volume and character of traffic likely to use the 
access and the road. It may be appropriate to require the developer to carry out major road or 
junction improvements if the volume or character of traffic or type of road warrant it. Where 
appropriate in respect of significant distributor roads, the aim should be to minimise the number 
of individual access points, as this will help to increase road safety.” 

Local Plan Policy TR13 on Assessing the Transport Implications of Development states that the 
Council will consider the impact of development on road traffic circulation and road safety, and 
the provisions made for access, parking and vehicle manoeuvring. Policy HSGlO on Assessing 
Applications for Housing Development notes that provision made for roads, access and parking 
will be assessed. The views of my Transportation Section on the current application and their 
objections to it ar;. set out in paragraph 3.1 above. Despite advice given to the applicant to 
seek the inclusic! 3f the railway station access road and his petrol filling station egress in a 
revised new minr-ioundabout access arrangement, or alternatively to consider incorporating his 
petrol filling station site in the residential application in order to enable a safer site access 
arrangement further east, he wishes his current proposal to be determined. He notes that no 
additional access is proposed, and considers significant traffic calming will occur along Station 
Road as a result of a new mini-roundabout. He also quotes from the Scottish Executive appeal 
dismissal letter on his earlier restaurantldiscotheque proposals as follows: 
“I am not persuaded that the proposal would lead to any significant detriment to road safety. In 
that respect, I note that there has been permission for a supermarket on the site, which would 
also intensify traffic movements in the locality.” 

In response to the above, I would note that each application must be considered on its own 
merits (and demerits), and concur with the advice of my Transportation Section, who consider 
road safety would be compromised by the close junction spacing, including the railway station 
access less than 20 metres away. With the possibility of future station improvements at Shotts 
and increased usage of its station car park, I would be particularly concerned at the impact on 
road safety during morning and evening journey-to-work peak periods for users of both the 
station car park and residential development separate accesses in such close proximity. I must 
therefore recommend refusal of this application on road safety grounds, as set out in Reason 1 
of my recommendation. 



4.4 Railway Noise. Contamination and Drainaae Issues 
In view of this site’s close proximity to a railway line, and following the advice of my Protective 
Services Section, I consider that an initial noise impact assessment is required to establish if the 
whole or part of the site is suitable for residential use, and whether any mitigation measures 
which might restrict the siting andlor design and type of the residential development are 
necessary. This approach is supported by Scottish Executive Planning Advice Note PAN56 on 
Planning and Noise and SPP3 Planning for Housing. Local Plan Policy ENV5 on Assessment of 
Environmental Impact lists noise among the criteria to be addressed, and states that proposals 
will be assessed with reference to mitigating measures. In the present case, 1 have requested 
additional information, which I consider necessary to determining the present application and 
the wording of any conditions which may be necessary. The applicant has responded, however, 
that he considers the noise issue could be dealt with by an appropriate planning condition, since 
outline consent only is being sought. In these circumstances, I consider refusal of the 
application to be warranted, as set out in my recommendation, particularly as this issue may 
have implications not only for the principle of the development but also for the layout and 
potentially the number of dwellings acceptable. 

SPP3 Planning for Housing notes that not all sites will be capable of providing good residential 
environments, mainly because of safety or amenity considerations, and includes sites adjacent 
to noisy or polluti: , activities (paragraph 41). PAN33 Development of Contaminated Land gives 
detailed advice orI ensuring adequate protection from contamination and recognises that, where 
contamination is likely, site investigation including a remediation strategy may be required prior 
to determination of an application. For the present case, as the site is very likely to be 
contaminated due to previous uses, I consider that site investigation and a remediation strategy 
are required prior to determination of the application. This approach is supported by Local Plan 
Policy ENV4 on Contaminated Land and by NLC Protective Services. The applicant, however, 
considers that site contamination could be dealt with by an appropriate planning condition. 

Scottish Executive Planning Advice Note PAN61 on Planning and Sustainable Urban Drainage 
Systems advises that details of proposed drainage arrangements are sought at an early stage in 
the application process. SPP7 Planning and Flooding notes that Planning Authorities have 
power to require additional information and evidence, including flood risk assessments, for 
outline as well as full applications, and notes that advice from SEPA on flood risk is an 
important material consideration, SEPA (and Scottish Water) consultation advice is recorded in 
paragraph 3.2 above. The applicant considers the comments from SEPA and Scottish Water 
could be addressed by appropriate conditions on this outline application. However, Local Plan 
Policy ENV9 on flooding states that, where there is the potential for flooding, a flooding 
statement including amelioration measures will normally be required prior to the granting of 
planning permission. Policies ENV5 and HSGIO are also relevant to this issue. 

Overall, I consider that as it has not been demonstrated the required measures to address 
noise, contamination and drainage concerns can be accommodated as part of the proposed 
development, the :efusal of the application is warranted, for the reason set out in Reason 2 of 
my recommend?’ 1 t 7 

Finally, I turn to assess the proposal as set out in the amended proposed site layout drawing 
343/2 against the Council’s standards on open space. I would note that three of the twelve plots 
shown appear incapable of meeting the open space standards, and therefore recommend 
refusal of the application also for Reason 3 of my recommendation. 

4.5 Council Open Space Standards 

4.6 Conclusion 
For the reasons explained in detail in my report, I recommend refusal of this application for the 
reasons set out in the Recommendation above. 


