
Application No: 

Date Registered: 

Applicant: 

Development: 

9th September 2004 

Derek Brown 
13-1 5 Bridge Place 
Shotts 
ML7 5JE 

Erection of 2 No. Dwellinghouses 

Location: 13-15 Bridge Place, Shotts, Lanarkshire 

Ward: 17: Stane Councillor Frank Gormill JP 

Grid Reference: 288349659258 

File Reference: S/PL/BF/l7/56/FM 

Site History: No relevant site history 

Development Plan: The site is zoned as an existing housing area in the Shotts Local 
Plan 1982. It is zoned as Protected Open Space in the Southern 
Area Local Plan Finalised Draft (Modified 2001 and 2004). 

Contrary to Development Plan: Yes 

Consultations: S. E.P.A.(W est) 
Scottish Water 
British Gas Transco 
Scottish Power 
British Telecom 

Representations: None Received 

Newspaper Advertisement: Advertised on 4th September 2004 

Recommendation: Refuse for the Following Reasons:- 

(No Response) 
(No Objections) 
(No Objections) 
(No Objections) 
(No Objections) 

1. That the proposed dwelling houses are contrary to Policy TR13 of the Southern Area Local 
Plan, Finalised Draft (Modified 2001 and 2004) as the proposed erection of two dwellinghouses 
would be detrimental to pedestrian and traffic safety on the B7010 Main Street as the site would 
take access from an unlit substandard road with substandard visibility splays with inadequate 
footway and lighting provision. 





Background Papers : 

Application form and plans received 11 th August 2004 

Memo from NLC Transportation Section received 22nd March 2005 
Memo from NLC Countryside and Landscape Manager received 11 th October 2004 
Memo from NLC Housing and Property Services received 5th October 2004 
Letter from Scottish Water received 23rd September 2004 
Letter from British Gas Transco received 21 st September 2004 
Letter from Scottish Power received 30th September 2004 
Letter from British Telecom received 28th September 2004 

Amended plans received 1 5'h March 2005 

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

Any person wishing to inspect these documents should contact Fraser Miller at 01698 302087. 



APPLICATION NO. S1041014781FUL 

REPORT 

1. 

1 .I 

1.2 

1.3 

2. 

2.1 

2.2 

2.3 

3. 

3.1 

Description of Site and Proposal 

Detailed planning permission is sought for the erection of two dwelling houses with an 
associated access within the front and rear garden ground at 13-1 5 Bridge Place, Shotts. The 
application site comprises of a sizeable area of the garden ground that is zoned as Protected 
Open Space in the Southern Area Local Plan Finalised Draft (Modified 2001 and 2004). The site 
is bounded by residential properties to the west, south and east and by an area of open space 
to the north and north-west. Semi-mature trees are located on all boundaries of the application 
site and a tree survey has been included with the submitted application. 

Full details have been submitted identifying the individual plot boundaries for the existing and 
proposed dwellings, along with the proposed private access to serve the site. Both of the 
proposed dwellings are to be two stories in height with a footprint of 121 square metres. It is 
proposed to erect the house on Plot 1 to the south east of the original dwelling and the house on 
Plot 2 to the north east of the original dwelling. The proposed dwellings are to be finished in buff 
coloured block work with a white dry dash render with concrete interlocking roof tiles. It is 
proposed to access the plots via a 4 metre wide private access, serving the existing two storey 
dwelling, onto Bridge Place. 

The site was previously used for industrial purposes, however the site, apart from the dwelling 
house, has been cleared for a number of years. 

Development Plan 

Within the Shotts Area Local Plan 1982 the site is designated as an existing housing area to 
which policy HSG2 applies. It is considered that more weight should be attached to the 
emerging Local Plan, which is the Southern Area Local Plan Finalised Draft (Modified 2001 and 
2004). Within this plan the site is covered by Policy L3 (Protected Open Space), however this 
zoning is an anomaly as the application site is the front and rear garden ground of the original 
dwelling on the site and does not constitute formal or informal open space. 

Policy HSGl 0 (Assessing Applications for Housing Development) is a material consideration in 
the assessment of this application and states when determining application for new housing on 
sites, the Council will take account of a number of criteria. Points (I),  (5) and (9) are relevant to 
this application. 

(1) 
(5) 
(9) 

the impact of the development on the existing built and natural environment 
density mix and layout of housing 
provision made for roads, access and parking 

In assessing the transportation implication of a development Policy TR13 is a material 
consideration and states that the Council will take account of criteria; including the impact of the 
development on road traffic circulationlroad safety and the provision made for access, parking 
and vehicle manoeuvring. 

Consultations and ReDresentations 

My Transportation Section has recommended that the application be refused, as the required 
visibility splay, of 4.5 metres by 120 metres in both directions, cannot be provided from Bridge 
Place onto Main Street. A grossly substandard splay of 4.5 metres by 20 metres to the left and 



3.2 

3.3 

4. 

4.1 

4.2 

4.3 

5. 

5.1 

4.5 metres by 20 metres to the right is achievable due to obstructions out with the applicants 
control. My Transportation Section have further commented that a road to adoptable standards 
would be required to. serve a development of this scale. Due to the width of the development 
site this cannot be achieved. 

The Countryside and Landscape Manager have no objections to the proposed development 
provided that the landscaping of the site provides enhances the biodiversity of the site, the 
existing trees on the site are retained and adequately protected. They advise that a Sustainable 
Urban Drainage System should be incorporated into the scheme and that if Japanese Knotwead 
is found on site is should be treated with Herbicide until eradicated and disposed off utilising the 
Environment Agency’s Code of Practice and current legislation. 

Scottish Water, British Gas Transco, Scottish Power and British Telecom have made no 
objections to the proposed development and to date a response from S.E.P.A. has not been 
received, however this can be addressed by means of an advisory note attached to any 
permission granted requesting the applicant to contact S.E.P.A. in the event of approval of this 
application. 

Planning Assessment 

In considering this application account must be taken of the relevant Development Plan policies 
together with any other material considerations pertinent to the site and application. In this case 
the Development Plan is the Southern Area Local Plan, Finalised Draft (Modified 2001 and 204). 
Policies L3, HSG 10 and TRI 3 are relevant to the assessment of this application. 

It is accepted that the site is within the urban area and it is therefore considered that a 
residential use of the application site is in principle acceptable. In terms of policy HSGI 0 (1) and 
(3, consideration requires to be given to the impact of the proposal on the existing built 
environment and the proposed site layout. It is considered that the proposed ‘back,land’ 
development in the curtilage of the application site is acceptable due the sizeable plot 
dimensions, offset siting of the dwellings on the plots, the setting of the site in relation to the 
surrounding open space, the relationship of the proposed dwellings to the existing dwelling and 
the frontage of Plot 1 and the existing house onto Bridge Place. The proposed house at the rear 
of the site is not surrounded by any residential properties and as such would have no adverse 
impacts on the existing house due to the extensive size of this plot and offset siting. 
Furthermore the location of the proposed dwellings would not result in any adverse effects with 
regards to privacy, amenity, over shadowing or window to window distances. The proposed buff 
stonework, render and tiled roof finish to the dwellings is considered to be acceptable. 

In assessing the application in terms of Policy TR13 the Transportation Section’s comments 
must be taken into account. Although a road to adoptable standards cannot be achieved and 
the proposed development may be considered to be contrary to HSG 10 (9), the site is wide 
enough to achieve a 5 metre wide access and I do not consider this to be grounds for refusal of 
this application. However the required visibility splays from Bridge Place onto Main Street 
cannot be met due to obstructions out with the applicants control. As such the access 
arrangements for the site are contrary to Policy TR13 in that the vehicular and pedestrian 
access arrangements are substandard and would be detrimental to traffic circulation and to road 
and pedestrian safety. It is therefore considered that any additional development at this location 
should be resisted. 

Conclusions 

As detailed above the application site is considered to be within the urban area and should be 
recognised as an established housing area. Furthermore the proposed housing on the site is 
considered to be in accordance with Local Plan Policy HSG 10 (1) and (5). Although the access 



arrangements to the site from Bridge Place are not ideal, it could be made acceptable by the 
imposition of conditions. However the required visibility splay of 4.5 metres by 120 metres 
cannot be provided from Bridge Place onto Main Street and in view of this, additional traffic 
associated with this development would be detrimental to road safety. 

5.2 In conclusion I consider the development to be contrary to Policy TR13 of the Southern Area 
Local Plan Finalised Draft (Modified 2001 and 2004), and therefore recommend that permission 
be refused. 


