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Scottish Power (No Objection) 
Central Scotland Forest Trust (No Response) 
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Recommendation: Refuse for the Following Reason:- 

1. That the proposed development is contrary to Policy ENV 8 Countryside Around Towns in the 
Southern Area Local Plan Finalised Draft, in that it constitutes sporadic development in a rural 
area with no jusiification in terms of agriculture, forestry, outdoor leisure or recreation. 

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) Directive 1997. 

Background Papers: 

Application form and plans received 11 th November 2004 

Memo from NLC Transportation Section received 7th February 2005. 
Memo from NLC Community Services received 26th January 2005 
Letter from Scottish Natural Heritage received 25th November 2004 
Letter from Scottish Water received 17th December 2004 
Letter from British Gas Transco received 24th October 2004 
Letter from Scottish Power received 25th November 2004 

Southern Area Local Plan Finalised Draft (Modified 2001 and 2004) 
Shotts Local Plan 1982. 

Any person wishing to inspect these documents should contact Marlaine Lavery at 01 698 3021 02. 



APPLICATION NO. §/Q4/02001/FUL 

REPORT 

1. 

1 .I 

Description of Site and Proposal 

The applicant seeks planning permission to develop part of the grounds of Fortissat House, by 
constructing a single storey dwellinghouse to the north of the site facing onto Muiredge and 
Jersey Road. There is a derelict outbuilding to the northeast of the site which was probably in 
the past associated with forestry or agricultural use. Mature trees, ferns and weeds cover the 
site. The entrance to the site from Newmill and Canthili Road has long since been disused and 
is now overgrown. 

A letter of support has been submitted along with the application. This points out the following: 1.2 

The applicant has lived in Shotts all her life and like her mother and grandfather before 
her serves the community as a Chemist. The applicant requires to be close the family 
business and plots are very difficult to acquire in the Shotts area. 
The applicant's mother lives close by at Kennel Cottage (formerly Shuttlehill) and a new 
house would allow the applicant to offer care and support. 
The site attracts vandals and malcontents with regular deposits of litter, empty bottles and 
graffiti. 
That the buildings on the site are unsafe and the site is overgrown, in particular the site 
has become infested with Japanese knotweed for which there is a national policy to 
eradicate it where it appears. The applicant proposes to provide a comprehensive 
woodland management scheme for the site. 
That traditional materials would be used on the house and it would be located on the site 
of the former buildings that were once on the site 
That part of the garden will be restored as a paddock. 

2. Development Plan 

2.1 The proposal raises no strategic issues in terms of the Glasgow and Clyde Valley Joint 
Structure Plan 2000. 

2.2 The site is covered by Policy ENV 8 Countryside Around Towns in the Southern Area Local Plan 
Finalised Draft (modified 2001 and 2004). This policy seeks to promote and protect the 
Countryside as defined on the Proposals Map and will not normally permit development other 
than that which relates to agriculture, forestry, outdoor leisure and recreation uses or other 
appropriate rural uses. 

3. Site History 

3.1 An apflication for the construction of a dwellinghouse and stables was refusedt,by Committee 
on 14' June 1999. The applicant lodged an Appeal against the decision on 16 February 2000. 
On the basis of Writtent?ubmissions and a subsequent site visit, the Ministers upi-ield the 
Council's decision on 4 May 2000. 



4. 

4.1 

4.2 

4.3 

4.4 

5. 

5.1 

5.2 

5.3 

5.4. 

Consultations and Representations 

The Transportation Section have no objections to the proposal but have advised that in order to 
achieve the required visibility splay to the left of the site the applicant would require to enter into 
negotiations with the adjacent landowner. 

The Landscape Services Section recommend that as the site borders a Site of Importance for 
Nature Conservation (SINC), that most of the existing woodland should be retained, particularly 
along the border with the grounds of Footrest and along Newmill and Canthill Road. 

Scottish National Heritage (SNH) are concerned that the proposed development could have 
adverse impacts on locally important natural heritage interests and have outlined specific 
conditions should the Council be minded to grant consent for this proposal. 

No objections were received from the utility bodies. 

Planninn Assessment and Conclusions 

The application raises no strategic issues and can therefore be assessed in terms of the Local 
Plan Policies. The primary issues to be considered here are the appropriateness and 
compliance with the relevant development plan and the affect the proposal will have on the 
surrounding area. 

As stated above the site is zoned Rural Areas within the Shotts Local Plan 1982, however given 
the age of this plan the Southern Area Local Plan Finalised Draft is a more recent statement of 
Planning Policy for the area. The policy relating to the site is ENV 8 Countryside Around Towns 
within the emerging Southern Area Local Plan, which seeks to resist development on such 
sites. 

In terms of the information submitted in support of the application I would comment as follows:- 

The fact that the applicant has lived in the area all of her life and requires to live close to 
the family business does not constitute a justification for an exceptional departure from 
the Local Plan policy, nor does the lack of plots for housing in the area. 
It is understandable that the applicant wishes to care for her mother however this can 
not be considered material in determining this application. 
With regard to vandalism and anti-social behaviour this is a matter which should be 
dealt with by the Police. 
The overgrown and unmaintained nature of the site is also not justification for departing 
from policy. Alternative measures are available for the site owner to address these 
matters. The appearance of the site is not of such concern that it would warrant the 
serving of a wasteland notice. It is accepted that a management scheme would be 
beneficial to the rural area, however it is not considered necessary for the applicant to 
live on the site to carry out such work. 
The fact that the proposed house would be constructed on the site of the former 
buildings on site and traditional materials would be used does not constitute a 
justification for an exceptional departure from the Local Plan Policy for the area. 
The proposed paddock is ancillary to the dwellinghouse and again does not constitute a 
justification for an exceptional departure from the Local Plan Policy for the area. 

The Scottish Ministers concluded that the previous proposal for a house and stabies on this site 
was contrary to the development plan policies and that there were no material considerations 
which would justify an exceptional approval. It should be also be noted that in relation to a 
woodland manaaement scheme the Scottish Ministers stated “that I do not consider these 



intentions can be a sufficient consideration to outweigh the failure under the development plan 
policy”. 

5.5 In order provide an acceptable access to the site the applicant would require to obtain the 
formal agreement from the adjacent landowner over the visibility splay to the left of the site. This 
could be covered by a suspensive planning condition if permission was to be approved. In order 
to provide visibility to the right trees and vegetation would require to be removed, again this 
could be covered by appropriate conditions. 

5.6 This proposal is clearly contrary to policy ENV 8 Countryside Around Towns of the Southern 
Area Local Plan Finalised Draft (modified 2001 and 2004). The supporting statement submitted 
by the applicant provides no acceptable justification that would support an exceptional departure 
from these policies. A grant of planning permission would set an undesirable precedent for 
inappropriate residential developments in the Countryside and it is considered that an additional 
dwellinghouse in this location would be detrimental to the rural character of the area. It is 
therefore recommended that planning permission be refused. The applicant has requested a 
Site Visit and Hearing. 


