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Contrary to Development Plan:
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Ward:
006 Coatbridge North: Councillors Shields,
Sullivan, McWilliams and Clarke

Representations:
586 letters of representation received

005 Strathkelvin: Councillors Hogg,
McGlinchey, Shaw and Wallace

Recommendation:

Approve Subject to Conditions

Reasoned Justification:
Whilst contrary to the Glasgow and the Clyde Valley Joint Structure Plan 2000 incorporating
the 4thalteration 2008 and the Monklands District Local Plan 1991, by virtue of Green Belt
Policy, the proposed development takes support from the Structure Plan in regard to its
contribution to the Competitive Economic Framework of the Plan area through the promotion
of key transportation assets where ‘Garfsherrie, including Kilgarth’ is specifically identified.
The development c a n also be justified as having a market and specific locational need, will
contribute towards substantial economic, social and environmental benefits, and can be
accommodated with an acceptable level of impacts in the local environment. In this instance,
there are material considerations that carry sufficient weight to support the application.
Legal Agreement:
No planning permission should be issued until a Legal Agreement in terms of Section 75 of
the Town and Country Planning (Scotland) Act 1997 has been finalised which ensures that no
development starts until it has been established that a right of access through the site capable
of providing a road link through to the Gartsherrie Freight Terminal (Gartsherrie-Gartcosh
STAG Road) has been safeguarded in order to allow the long term rationalisation of freight
traffic movement in accordance with the Development Plan.

Gartgill R o a d Gartsherrie Coatbriige
Rail Freight F a c i l l y Providing L o g i s t i c s ~ i s t r i b u t i o nWarehouse
with Associated Accommodation and R o a d Access f r o m M73

Proposed Conditions

1.

That the development hereby permitted shall be started, either within three years of
the date of this permission, or within two years of the date on which the last of the
matters specified by condition 3 are approved, whichever is the later.
Reason: To accord with the provisions of the Planning etc (Scotland) Act 2006.

2.

That within three years of the date of this permission, an application for approval of
the matters specified in conditions 3 below, shall be made to the Planning Authority.
Reason: To accord with the provisions of the Planning etc (Scotland) Act 2006.

3.

That BEFORE the development hereby permitted starts, a further planning
application shall be submitted to the Planning Authority in respect of the following
matters:(a) the siting, design and external appearance of all buildings and other structures;
(b) the means of rail, vehicular and pedestrian access to the site;
(c) the layout of the site, including all rail infrastructure, roads, footways, parking and
yard areas;
(d) the details of, and timetable for, the hard and soft landscaping of the site as well
as all elements of habitat management.
(e) The design and location of all boundary walls and security fences,
(9 details of existing and proposed site levels,
(9) the provisions for loading and uploading of all goods vehicles,
(h) the provision of drainage and flood mitigation works
(i) the disposal of sewage.
Reason: To accord with the provisions of the Planning etc (Scotland) Act 2006.

4.

That before any development starts a phasing scheme that specifies the order that all
elements of the site (including rail infrastructure and road access) will be
implemented shall be submitted to and approved in writing by the Planning Authority.
This shall have regard to the Environmental Statement and subsequent reports
submitted to the Planning Authority and shall demonstrate that a minimum of 60% of
the total floor area within the site shall be directly rail served and that no more than
20% of the total floor area within the site shall be developed until all directly rail
served floorspace is constructed. Development shall thereafter take place only in
accordance with the approved phasing scheme unless otherwise agreed in writing
with the Planning Authority
An application for matters specified in condition three above may be made in relation
to any individual building or phase of development at the site subject to the limitations
of the agreed phasing scheme and other conditions of the consent.
Reason: To ensure a minimum possible impact on the environment at any given time
and to ensure development of the site for rail freight purposes.

5.

That before any development starts, details of an appointed Planning Monitoring
Officer shall be submitted to and approved in writing by the Planning Authority. The
remit of the Planning Monitoring Officer shall be agreed in writing with the Planning
Authority before any development starts but shall include overseeing compliance with
all conditions and timely submission of appropriate information. The appointed
Officer shall thereafter remain in place until satisfactory completion of the
development, unless a change of Officer is first agreed in writing with the Planning

Authority.
Reason: To ensure that the Local Planning Authority has the opportunity to monitor
the development and ensure compliance with planning conditions
6.

That for the avoidance of doubt, no permission is hereby approved for the specific
layout detailed on the indicative masterplan. The site layout shall be developed using
the masterplan as a guide and taking account of the requirements of all conditions of
this consent. The site layout shall also be developed demonstrating that a road
connection from the termination of the internal site access road to the south eastern
site boundary, allowing a link to the Gartsherrie Freight Terminal to be achieved, to
the satisfaction of the Planning Authority.
Reason: In order to confirm the terms of this consent and protect future links with
Gartsherrie.
Rail Infrastructure

7.

Notwithstanding the terms of condition 3 above, before any development starts the
developer shall demonstrate agreement with Network Rail which confirms that
capacity exists on the rail network for the level of rail freight activity proposed for the
development, evidence of which shall be submitted to and approved in writing by the
Planning Authority.
Reason: To ensure the development provides and provides safeguards for rail freight
supported development and to allow the Planning Authority to consider these aspects
in detail.

8.

Notwithstanding the terms of condition 3 above, before any development starts the
agreement of Network Rail for all rail related infrastructure required to ensure the
function of the Rail Freight Facility shall be secured and evidence of that agreement
shall be submitted to and approved in writing by the Planning Authority.
Reason: To enable the Planning Authority to consider these aspects in detail and to
ensure that the development has the optimum conditions to attract national and
international rail freight.

9.

Notwithstanding the terms of conditions 3 and 4 above, within the initial phase (and
in advance of any building construction) a new rail junction and spur from the main
line into the site shall be fully constructed, details of which shall first be submitted to
and approved in writing by the Planning Authority in consultation with Network Rail.
For the avoidance of doubt this rail junction and spur must be designed to ensure a
minimum of 60% of the entire building floor area within the development can be
directly rail served and allow a road link to the Gartsherrie Freight Terminal to be
accommodated.
Reason: To ensure the rail freight link capability is delivered in advance of built
development to ensure the ultimate rail servicing and function of the site to the
satisfactionof the Planning Authority.

10.

Notwithstanding the terms of conditions 3 and 4 above, before any directly rail served
building comes into use, the entire rail link, sidings and associated infrastructure to
fully rail serve that building shall be completed, details of which shall first be
submitted to and approved in writing by the Planning Authority in consultation with
Network Rail. For the avoidance of doubt, all rail infrastructure and the general site
layout must be designed to ensure a minimum of 60% of the entire floor area of

buildings within the development can be directly rail served and allow a road link to
the Gartsherrie Freight Terminal to be accommodated.
Reason: To ensure the development provides for rail freight supported development
and to allow the Planning Authority to consider these aspects in detail.
11.

That all rail lines and other rail related infrastructure shall be constructed in
accordance with details to be submitted to and agreed in writing by the Local
Planning Authority in consultation with Network Rail, and shall thereafter be retained
for this purpose. The rail infrastructure shall not be removed from the site other than
for repair and maintenance, without the prior written approval of the Local Planning
Authority.
Reason: To enable the Planning Authority to consider these aspects and to ensure
all rail infrastructure remains in place.

12.

That when all phases of the development have been completed, and at all times
thereafter:
(i) The total floorspace of the built development shall not exceed 167,220
square metres; providing for uses within Use Class 6 of the Town and
Country Planning (Use Classes) (Scotland) Order 1997 together with
ancillary and supporting uses;
(ii) The development shall contain a minimum of 60% directly rail served
warehousing and distribution logistics;
(iii) The development shall provide for an International Rail Freight Facility not
intermodal container traffic or similar large scale inter-modal activity is
provided for within this consent.
For the avoidance of doubt 167,220 square metres is a maximum limit,
however the final layout and floor area will be determined in light of all other
conditions of this consent.
Reason: In order to control the terms of this consent.
TransDoftation & Access

13.

Notwithstanding the terms of conditions 3 and 4 above, that before any development
starts, an updated Transportation Assessment for the combined phases of
development within the site shall be submitted to and approved by the Planning
Authority. The updated Transportation Assessment shall include a detailed
assessment of the junctions identified in paragraph 13.7.2 ‘Threshold Assessment’ of
the Environmental Statement, indicate any required mitigating measures within the
public road network and a phased programme for completing those works.
Thereafter, the works shall be complied with and implemented under the terms of the
agreed phased programme to the satisfaction of the Planning Authority.
Reason: To ensure the development has an acceptable impact upon the Public Road
Network.

14.

Notwithstanding the terms of condition 13 above, all detailed applications shall
include an update to the Transportation Assessment required under the terms of
condition 13 above. The update to the Transportation Assessment shall identify any
additional mitigation works within the public road network required as a result of that
phase of development and include a phased programme for completing those works.
Thereafter, the works shall be complied with and implemented under the terms of the
agreed phased programme to the satisfaction of the Planning Authority.

Reason: To ensure the development has an acceptable impact upon the Public Road
Network.
15.

Notwithstanding the terms of condition 3 above, proposed roads and realignment of
any existing road within the site shall be designed and constructed in accordance with
the Industrial Access Roads standards adopted by North Lanarkshire Council as
Road Authority.
Reason: To ensure the provision of satisfactory vehicular, cycle and pedestrian
access facilities.

16.

That before any buildings within the site are occupied the access road connecting the
site with Gartcosh Business Interchange and the M73, details of which shall first be
submitted to and approved in writing by the Planning Authority, shall be completed to
the satisfaction of said Authority.
Reason: To ensure the provision of satisfactory vehicular, cycle and pedestrian
access to the site.

17.

That before the development of any phase is brought into use, all the associated
vehicular manoeuvring areas, parking, access and egress arrangements, signage
and provision for safe pedestrian movement shall be completed and surfaced in
accordance with details submitted to and approved in writing by the Planning
Authority. Parking, including HGV spaces shall be provided in accordance with
Council parking standards and car parking shall be segregated from any HGV
servicing, manoeuvring and turning areas.
Reason: In the interests of traffic and pedestrian safety

18.

That before any development starts, a comprehensive Travel Plan that sets out
proposals for reducing dependency on the private car shall be submitted to, and
approved in writing by the Planning Authority, in consultation with Transport Scotland
- Trunk Roads Network Management Division. The Travel Plan will identify modal
targets, the measures to be implemented, the system of management, monitoring,
review and reporting and the duration of the Plan. Once approved, the Travel Plan
shall be adhered through for its duration to the satisfaction of the Planning Authority.
Reason: To be consistent with the requirements of SPP 17: Planning for Transport
and PAN 75: Planning for Transport.
Built Environment

19.

That no building shall exceed 23 metres in height unless otherwise agreed in writing
with the Planning Authority
Reason: To safeguard the visual amenity of the area

20.

That all applications for buildings shall include a Design Statement addressing
detailed design, environmental performance and external detailing.
Reason: To safeauard the visual amenitv of the area

Ground Conditions

21.

That BEFORE any works of any description start on the application site, unless
otherwise agreed in writing with the Planning Authority, a further site investigation
report shall be. submitted to and for the approval of the said Authority. The
investigation must be carried out in accordance with current best practice advice,
such as BS 10175 : 'The Investigation of Potentially Contaminated Sites' or CLR 11.
The report must include a site specific risk assessment of all relevant pollution
linkages and a conceptual site model. Depending on the results of the investigation,
a detailed Remediation Strategy may be required. For the avoidance of doubt, the
report must address the matters raised in the WSP SP Environment UK memo dated
18'h May 2009: 12151574/001/42/AL.
Reason: To establish whether or not site decontamination is required in the interests
of the amenity and wellbeing of future users of the site.

22.

That any remediation works identified by the site investigation required in terms of
Condition 21, shall be carried out to the satisfaction of the Planning Authority. A
certificate (signed by a responsible Environmental Engineer) shall be submitted to the
Planning Authority confirming that any remediation works have been carried out in
accordance with the terms of the Remediation Strategy.
Reason: To ensure that the site is free of contamination in the interests of the
amenity and wellbeing of future site users.

23.

That before any development starts, details setting out mitigation measures and
safety requirements that will be implemented to ensure that all development,
including any new rail line and associated infrastructure, complies with all the
requirements of the HSE and Scotland Gas Networks relative to High Pressure Gas
Pipelines and evidence of the agreement of those regulating bodies shall be
submitted to and approved in writing by the Planning Authority.
Reason: In the interest of Health & Safety and to protect infrastructure in the area

Noise, Vibration and Liaht
24.

That best practicable means shall be used in relation to providing noise reduction
measures in respect of all aspects of the design and operation of the development.
Reason: To safeguard the amenity of the area.

25.

That the design of the development shall optimise the natural layout of the site such
that noise, as received at the nearest noise sensitive properties is minimised.
Reason: To safeguard the amenity of the area.

26.

That noise from the entire completed development in operation shall not exceed
48dB(A) (between 11:OOp.m. and 7:OOa.m. on any night) when measured (free field)
outdoors as an LAeq(bmin) in accordance with BS7445-1:2003 at the nearest noise
sensitive properties.
Reason: To safeguard the amenity of the area.

27.

Notwithstanding the requirements of conditions 3, 24 and 25 above, Updated Detailed
Noise Assessments shall be submitted for verification and the written approval of the
Planning Authority with all detailed applications, and shall include the following:
a. Updated detail on Construction Noise

b.
c.
d.
e.
f.
g.
h.

Updated background Noise Verifications
Detailed Assessment of UserAndustrial Noise Assessment
Updated Rail Noise Assessment
Updated Traffic Noise Assessment
Updated Noise Mapping
Full Details of any Required Mitigation Measures
A Scheme of Noise Monitoring for all Aspects of the Development

All updated assessments shall refer to the methodologies used, shall ensure the
limits set out in condition 26 above will be achieved, and include details of any
measures required to comply with the trigger levels set out in the Noise Insulation
(Railways etc) Regulations 1996 and Noise Insulation (Scotland) Regulations 1975.
Thereafter, any mitigation proposals shall be implemented before that phase of
development comes into use, to the satisfaction of the Planning Authority.
Reason: To safeguard the amenity of the area and to enable the Planning Authority
to consider these aspects in detail
28.

Notwithstanding the terms of conditions 24 to 27, noise levels from each phase of
development shall be monitored and documented for 1 year following that phase of
development coming into use. Following this period a report shall be submitted to
and approved in writing by the Planning Authority demonstrating that the level of
mitigation predicted and implemented under the terms of condition 27 above has
ensured that the noise limit set out in condition 26 above has been achieved. If the
level of mitigation implemented has not resulted in the agreed noise limit being
achieved, details of additional mitigation measures, including a timetable for
implementing those measures shall be submitted to and approved in writing by the
Planning Authority. Thereafter the additional measures shall be implemented in
accordance with the approved timetable and maintained in perpetuity to the
satisfaction of the Planning Authority.
Reason: To safeguard the amenity of the area

29.

That before any unit is brought into use, all residential properties under the ownership
of the applicant, as detailed in figure 3.1 ‘Land Ownership’ of the Environmental
Statement shall be demolished (as detailed in the Environmental Statement) and the
sites restored within 3 months to the satisfaction of the Planning Authority, unless
otherwise agreed in writing with said Authority.
Reason: To ensure effective and sustained operation of the site as a rail freight
facility.

30.

That before development starts on any phase, full technical details demonstrating the
methods of lighting and associating lighting infrastructure for all external lighting to be
used in that phase shall be submitted to and approved in writing by the Planning
Authority. For the avoidance of doubt, all external lighting shall be designed so as not
to give rise to unacceptable impact on the amenity of the surrounding area or local
ecology.
Reason: To safeguard the visual amenity of the area and in the interests of
protecting nature conservation interests

Floodinq and Drainane

31.

Notwithstanding the terms of condition 3 above, a II detailed applications, unless
otherwise agreed in writing with the Planning Authority, shall be accompanied by full
details of the proposed surface water drainage scheme. For the avoidance of doubt
the drainage scheme must comply with the requirements of the publication titled
‘Drainage Assessment: A Guide for Scotland, and any other advice subsequently
published by the Scottish Environment Protection Agency (SEPA) or the Sustainable
Urban Drainage Scottish Working Party (SUDSWP). The drainage scheme shall also
be designed in line with the recommendations of the JBA Consulting Flood Risk
Assessment: Final Report, February 2009 and any details required under the terms of
condition 34 below.
Reason: To ensure that the drainage scheme complies with best SUDS practice to
protect adjacent watercourses and groundwater

32.

That the SUDS compliant surface water drainage scheme approved in terms of
Condition 31 above; shall be implemented contemporaneously with the development
in so far as is reasonably practical. Within three months of the construction of the
SUDS, a certificate (signed by a Chartered Civil Engineer experienced in drainage
works) shall be submitted to the Planning Authority confirming that the SUDS has
been constructed in accordance with the relevant ClRlA Manual and the approved
plans.
Reason: To safeguard adjacent watercourses and groundwater from pollution.

33.

That BEFORE any works start on site, evidence shall be submitted to and approved
in writing by the Planning Authority, demonstrating that foul drainage can be
connected to the public sewer in accordance with the requirements of Scottish Water
and that any associated mitigation required under the associated Development
Impact Assessment have been satisfactorily completed. Surface water must be
treated in accordance with the principles of the Sustainable Urban Drainage Systems
Design Manual (C697) for Scotland and Northern Ireland published by ClRlA in
March 2007 and any other requirements of Scottish Water.
Reason: To ensure satisfactory connection to Scottish Water infrastructure and to
ensure these matters can be taken into account in the development of the site layout.

34.

Notwithstanding the terms of conditions 3 and 4, a combined updated Flood Risk
Assessment, EcologicaVHabitat Report and Public Access Strategy (prepared by
appropriately qualified bodies) shall be submitted to and approved in writing by the
Planning Authority, with all detailed applications. The combined report shall assess
the impact of compensatory flood storage, providing full details of any works required
to create those areas, on the adjacent SINC, any protected species and their habitat,
all Green Reserves within the application site and all proposed public access routes,
as well as any mitigation measures required to protect those interests. Depending on
the results of the combined report, an amendment to the development footprint may
be required to facilitate the compensatory storage without undue impact upon those
resources. For the avoidance of doubt, the amended Flood Risk Assessment must
take account of Scottish Planning Policy 7 (SPP 7): Planning & Flooding and
Planning Advice Note 69 (PAN 69): Planning & Building Standards Advice on
Flooding.
Reason: In order that the Planning Authority might be satisfied that the proposed
development will not give rise to flooding within the application site, will not increase
the flood risk elsewhere and can be accommodated without prejudice to local ecology
and access.

35.

Notwithstanding the terms of condition 3 above, the final development shall be
designed to comply with and integrate the recommendations of the JBA Consulting

Flood Risk Assessment: Final Report, February 2009, including any
recommendations of the combined studies required under the terms of condition 34
above, with regards to final floor levels (FFL), site access and egress, compensatory
storage, trash screen improvements and channel maintenance, details of which shall
first be submitted to and approved in writing by the Planning Authority. Once
approved, these mitigation works shall be implemented contemporaneously with the
development in so far as is reasonably practical. Following the construction of all of
the flood mitigation works, a certificate (signed by a Chartered Civil Engineer
experienced in flood mitigation) shall be submitted to the Planning Authority
confirming that the flood mitigation works have been constructed in accordance with
the approved plans.
Reason: To enable the Local Planning Authority to consider these aspects in detail
and to ensure compliance with SPP7.

36.

Once completed, the compensatory storage and programme of channel maintenance
agreed under the terms of conditions 34 and 35 above shall be maintained in
perpetuity, to the satisfaction of the Planning Authority. Details of a scheme of
maintenance shall first be submitted to and approved in writing by the Planning
Authority.
Reason: In order that the provision of compensatory storage, channel maintenance
and associated mitigation is maintained in perpetuity to ensure adequate control of
flooding within the application site and surrounding area.

37.

Notwithstanding the terms of condition 3 above, all detailed applications shall
demonstrate that the recommendations in the Environmental Statement with respect
to protection of watercourses and existing culverts at the site, including the
establishment of ‘no building’ buffer zones around watercourses, are complied with
and integrated in the detailed design of the development
Reason: To ensure protection of watercourses within the site.

38.

Notwithstanding the terms of condition 3 above, all detailed applications shall include
full design details, reasoned justifications, construction method statements and
suitable mitigation measures (as required) in relation to any proposed works within
and in the vicinity of any watercourse for the written approval of the Planning
Authority. Any such works shall be carried out in accordance with approved method
statements to the satisfaction of the Planning Authority in consultation with SEPA.
For the avoidance of doubt method statements should demonstrate compliance with
CAR requirements and SEPA’s Pollution and Prevention Guide notes. Furthermore,
proposals for culverting of watercourses shall not be permitted unless it is
demonstrated that such works are reasonably justified and would not have any
unacceptable adverse impacts on watercourses and their banks, to the satisfaction of
the Planning Authority and SEPA.
Reason: To enable the Local Planning Authority to consider these aspects in detail,
to safeguard the amenity of the area and to ensure that the proposed mitigation
measures comply with SEPA guidance.

39.

That before any works of any description start on the application site, unless
otherwise agreed in writing with the Planning Authority, a strategy detailing any
proposed ground stabilisation works (by a chartered engineer) shall be submitted to
and for the approval of the said Authority. The report shall include an assessment of
the potential impacts of such works on the water environment (e.g. alteration to
current groundwater pathways and receptors) and all suitable mitigation measures in
order to address any identified risks to the water environment
Reason: To establish the impact of and required mitigation for any required ground
stabilisation measures in order to protect the surrounding water environment and

habitat.
40.

That any mitigation works identified by the ground stabilisation report required in
terms of Condition 39, shall be carried out to the satisfaction of the Planning
Authority. A certificate (signed by a chartered Engineer) shall be submitted to the
Planning Authority confirming that any mitigation works have been carried out in
accordance with the terms of the strategy.
Reason: To establish the impact of and required mitigation for any required ground
stabilisation measures in order to protect the surrounding water environment.

41.

That before any works of any description start on the application site, unless
otherwise agreed in writing with the Planning Authority, a Water Quality Monitoring
and Site Dewatering Strategy (prepared by a chartered Engineer), shall be submitted
to and for the approval of the said Authority. The Strategy shall include (i) a detailed
programme for on-going monitoring of water quality on site; and (ii) proposals for
mitigation of any identified impacts on sensitive receptors (including the surrounding
water environment and sites of ecological value) as a result of all dewatering activity.
Reason: To enable the Local Planning Authority to consider these aspects in detail
and in order to protect environmental resources in the vicinity of the application site.

42.

That any mitigation works identified by the Water Quality Monitoring and Site
Dewatering Strategy required in terms of Condition 41, shall be carried out to the
satisfaction of the Planning Authority. A certificate (signed by a chartered Engineer)
shall be submitted to the Planning Authority confirming that any mitigation works have
been carried out in accordance with the terms of the strategy.
Reason: To establish the impact of and required mitigation for any required ground
stabilisation measures in order to protect the surrounding water environment and
ecology.
Environmental Protection & Nature Conservation

43.

That no development shall take place within the Site of Interest for Nature
Conservation (SINC) or Nature Reserve areas shaded green on the approved plans.
Reason: To protect this area designated as a Site of Importance for Nature
Conservation.

44.

Notwithstanding the terms of condition 3 above, the development shall be designed in
accordance with the principles and commitments contained in chapter 9 of the
Environmental Statement, the ECOS Countryside Services Habitat Management
Plan: March 2009, the JBA Consulting Flood Risk Assessment: Final Report,
February 2009, and any details required under the terms of condition 45 below,
unless otherwise agreed with the Local Planning Authority
Reason: To safeguard the amenity of the area, in the interests of protecting nature
conservation interests and to ensure the final development design makes adequate
provision for all habitat proposals and commitments.

45.

Notwithstanding the terms of condition 3 above, an Updated Habitat Management
Plan and Protected Species Survey shall be submitted with all detailed applications.
The combined reports shall fully integrate with the JBA Consulting Flood Risk
Assessment: Final Report, February 2009, and any details required under the terms
of condition 34 above, setting out any mitigation measures required to prevent
conflicts between flood attenuation, compensatory flood storage, great crested newt
habitat, badger habitat and all other habitat and landscape proposals. The Updated

Habitat Management Plan shall also include full details, spatial plans and supporting
information for all aspects of habitat protection, creation and management contained
in chapter 9 of the Environmental Statement, the ECOS Countryside Services Habitat
Management Plan: March 2009, unless otherwise agreed in writing with the Planning
Authority. For the avoidance of doubt, the habitat creation proposals shall include the
provision of maintained wetland mosaic habitats, the completion of a translocation
programme for sensitive moss species, the creation of water vole habitat (and their
re-introduction to the site), native tree planting on the former landfill site and the use
of bat tubes/boxes.
Reason: To safeguard the amenity of the area, in the interests of protecting nature
conservation interests and to ensure the final development design makes adequate
provision for all habitat proposals and commitments.
46.

That before development starts on any specific phase, further updated surveys by a
suitably qualified person for any species that receives statutory protection, particularly
for bats, great crested newts, badgers, otters and water voles, over all habitats
affected by the development phase and its access shall be submitted to and
approved in writing by the Planning Authority. If any protected species are found to
be within the application site, the surveys shall include appropriate mitigation
measures and no development shall start until appropriate licences have been
secured and agreed mitigation works implemented, to the written satisfaction of the
Planning Authority.
Reason: To minimise risk to protected species and to ensure legal compliance with
the requirements of the Protection of Badgers Act 1992, the Wildlife and Countryside
Act 1981 and the Nature Conservation (Scotland) Act 2004

47.

Notwithstanding the terms of condition 3 above, all future applications shall include a
detailed site wide Landscape Strategy, incorporating the details and commitments set
out in the Environmental Statement and ECOS Countryside Services Habitat
Management Plan: March 2009.
Reason: In order to ensure that the new facility has a clearly defined landscape
structure, hierarchy of external spaces and promotes wherever possible biodiversity
through planting and environmental management.

48.

That before any development starts, details of an appointed Ecological Clerk of
Works, which shall be a person or body suitably qualified in ecological matters, shall
be submitted to and approved in writing by the Planning Authority. The remit and
reporting timeframes of the Ecological Clerk of Works shall be agreed with the
Planning Authority before any development starts but for the avoidance of doubt shall
include ensuring compliance with relevant conditions, supervision of all works with
implications for nature conservation and the habitat management plan and the
monitoring of those works and the production of regular reports to the Planning
Authority.
Reason: To ensure the proper implementation of all related works in the interests of
nature conservation

49.

Notwithstandingthe terms of condition 3 above, the development shall be designed to
ensure public access across the site. For the avoidance of doubt the following shall
be incorporated in the site layout:
1. The retention and upgrading of the north-south right of way shaded YELLOW
on the indicative masterplan for use by pedestrians, cyclists and equestrians;
and,

2. The provision of pedestrian and cyclist access through the site from Gartgill
Road to the Gartcosh Business Interchange and equestrian facilities within
the site in as much as is reasonably practical.
3. Such facilities developed to a standard to be approved in writing by the
Planning Authority.
Reason: To ensure the needs of pedestrians, cyclists and equestrian users are
satisfactorily incorporated in the site layout.
50.

That a continuous route for the safe passage for pedestrians, cyclists and equestrians
shall be provided along the north-south Right of Way at all times during site
construction, to the satisfaction of the Planning Authority.
Reason: To allow for the continuous use of the established Right of Way.

51.

That no development will take place within the site boundary until the developer has
secured the implementation of a programme of archaeological works in accordance
with a Written Scheme of Investigation which has been submitted by the developer
and approved by the Planning Authority. Thereafter the developer shall ensure that
the programme of archaeological works is fully implemented and that all recording
and recovery of archaeological resources within the development site is undertaken
to the satisfaction of the Local Planning Authority.
Reason: To enable an archaeological evaluation of the site to be carried out
Construction

52.

Construction Method Statements (CMSs) shall be submitted with all detailed
applications and the approved CMSs shall thereafter be adhered to for the duration of
the works. The CMSs shall address potential impacts of all construction works on the
surrounding environment and local population, and shall include a Site Construction
Environmental Management Plan and measures to control, and protect where
appropriate:
Noise Impact,
Dust Impact,
Light Impact,
Air Quality,
Odour,
Construction Traffic,
Ecology, Protected Species and Designated Sites,
Watercourses and Ground Water, and,
Public Access.
Reason: To safeguard the amenity of the local environment and nearby communities
Notice of Initiation and Completion

53.

That the development hereby permitted shall not start until a Notice of Initiation has
been submitted to the satisfaction of the Planning Authority.
Reason: To accord with the provisions of the Planning etc (Scotland) Act 2006

54.

That within 4 weeks of completion of all building works on site, of the development
hereby permitted, a Notice of Completion shall be submitted to the Planning
Authority.

Reason: To accord with the provisions of the Planning etc (Scotland) Act 2006, to
monitor the development, to enable the Planning Authority to retain effective control.
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Letter from Margaret Mitchell MSP, Scottish Parliament, Edinburgh, EH99 1SP, received 27'h
October 2008
Letter from Councillor Martin McWilliams, Civic Centre, Windmillhill Street, Motherwell, MLI
IAB, received 8'h October 2008
Letter from Councillor Frances McGlinchey, Civic Centre, Windmillhill Street, Motherwell, MLI
lAB, received 8thDecember 2008
Letters from Glenboig Community Council received, C/o Andrew miller, Chairman, 73 Main
Street, Glenboig, ML5 2RD, 3" July 2009 and 2gthDecember 2008
Letter from Townhead Community Council, C/o 102 Townhead Road, Coatbridge, ML5 2HU,
received 2gthJuly 2008
Letter from Banks Developments, BlockC, Brandon Gate, Lechlee Road, Hamilton, ML3 6AU,
received 2gthOctober 2008
Letter from Keppie Planning, 160 West Regent Street, Glasgow, G2 4RL, received 22"'
October 2008
Copy of letters from EWS Railways and Malcolm Logistic Services, addressed the Mr and Mrs
Kelly, Holm Farm received 6'h November 2008

565 individual pro-forma letters of objection have also been received between September and
December 2008
309 letters of objection to the inclusion of the site in the emerging North Lanarkshire Local
Plan have been.
Consultation Responses:
Consultation response Transport Scotland dated 8'h May 2009
Consultation response from East DunbartonshireCouncil dated 30thSeptember 2008
Consultation response from RSPB dated 17'h September 2008
Consultation response from Forestry Commission Scotland dated 28'h November 2008
Consultation response from Scotland Gas Networks dated 21 July and 13thFebruary 2009
and 21 & 26'h August 2008
Consultation response from Historic Scotland dated 17'h September 2008
Consultation response for Scottish Government dated 18'h September 2008
Consultation response from Health and Safety Executive dated 17'h September 2008 and
online PADHI consultation dated gthJuly 2009
Consultation response from Network Rail dated 11th August and 8'h May 2009
Consultation response from West Of Scotland Archaeology Service dated 22 July 2008
Consultation responses from Scottish Environmental Protection Agency dated 1!jth
July and
27th May 2009 and 5'h of November and 17'h October 2008.
Consultation response from Scottish Water dated 2 8'h August 2009
Consultation from SP Energy Networks dated 1" October 2008.
Consultation responses from Scottish Natural Heritage dated 7'h May 2009 and 25'h
September 2008

'

'

Memos from Conservation and Greening Manager received 23rdand 8'h June 2009 and 13th
and 21" October 2008.
Memo form Traffic and Transportation Team Ieader'Leceived 24'h September 2009.
Memos from Geotechnical Team Leader received 5 May and 12thJanuary 2009 and 3rd
October and 14'h November 2008.
Memos from Head of Protective Services dated 8'h & 17'h July, 1lth
June, 26'h May, 23rdApril
2009 and 1lth
and 1!jfh
September 2008
Application form, plans and environmental Statement Received 23rdJuly 2008
Supporting Planning Reports and Technical Studies submitted March, April t n d August 2009
Glasgow and the Clyde Valley Joint Structure Plan 2000 incorporating the 4 alteration 2008
Monklands District Local Plan 1991 (adopted 1995)
Northern Corridor Local Plan 2005
North Lanarkshire Local Plan Finalised Draft 2009
National Planning Framework for Scotland 2
Scottish Planning Policy
SPP2 Planning and Economic Development
SPP7 Planning and Flooding
SPPl7 Planning and Transportation
SPP21 Green Belts
NPPG14 Natural Heritage
National Transport Strategy
Scottish Government: Freight Action Plan for Scotland
Scottish Government: Scotland's Railways
Strathclyde Partnership for Transport Regional Transport Strategy 2008

Contact Information:
Any person wishing to inspect these documents should contact Mr Gordon Liddell at 01236
812372

Report Date: 13 November 2009

Executive Summarv

1.

Site and Proposal

1.1

Planning Permission is sought for a Rail Freight Facility Providing
LogisticslDistribution Warehouse with Associated Accommodation and Road
Access from M73 on land to the north of the former Kilgarth Landfill Site,
Gartgill Road Gartsherrie, Coatbridge.

2.

Representations

2.1

586 Letters of representation have been received.

3.

Assessment Summary

3.1

Section 25 of the Planning etc (Scotland) Act 1997 requires where making
any determination under the Planning Act, regard is to be had to the
development plan, and the determination shall be made in accordance with
the plan unless material considerations indicate otherwise. The assessment
is ordered as follows:
Development PIan
Glasgow and the Clyde Valley Joint Structure Plan 2000 incorporating the
4'h alteration 2008
Monklands District Local Plan 1991 (adopted 1995)

0

Material Considerations
Strategic Policy 10 of the Structure Plan (which considers the acceptability
of non-conforming proposals)
0 Finalised Draft North Lanarkshire Local Plan
0 National Planning Policy and Guidance
0 Non-statutory Policy and Guidance
0 Consultations
0 Representations
0

4.

DeveloDment Plan

4.1

The site is identified in the Structure Plan for safeguarding as an International
Transport Facility, (Gartsherrie Container Terminal, including Kilgarth). This
reflects strategic aspirations to facilitate direct road access from the M73 to
the Gartsherrie Freight Terminal and create an International Rail Freight
Facility, a feature this application supports. However, the Structure Plan only
sets out strategic policy and while the site has been more spatially developed
in the emerging Local Plan, this has not yet been subject to full public
scrutiny and is not adopted policy. The current adopted Local Plan zones the
site as Green Belt and the application must be assessed on that basis.

4.2

Despite taking elements of policy support from the Structure Plan, particularly
with specific reference to the site, given the current Local Plan zoning, the
proposal is considered to be a departure from the Development Plan.
However, the Structure Plan does afford an opportunity to demonstrate that
the development may still be considered an acceptable departure as
discussed in paragraph 5.1 below. A further material consideration is the
emerging North Lanarkshire Local Plan which zones the site for rail freight
purposes.

5.

Material Considerations
Structure Plan Departure Criteria

5.1

Strategic Policy 10 'Departures for the Structure Plan' allows non-conforming
uses to be assessed against wider criteria including locational need and
economic, social and environmental benefits. Having considered the criteria
of Strategic Policy 10 it is considered that justification has been made in
terms of a specific locational need and to demonstrate that the proposal
would offer satisfactory levels of economic, social and environmental
benefits, despite the location of the development in the Green Belt. Reiterated is the support that the application has in respect to strategic aims of
rationalising the Gartsherrie freight terminal. As such it can be concluded the
proposals could be considered an acceptable departure from the
Development Plan.
North Lanarkshire Local Plan Finalised Draft

5.2

It is considered that the development complies with the emerging local plan,
subject to conditions and a legal agreement ensuring the rail status and
operation of the site and the potential to complete the possible road link from
Gartsherrie to the M73. Given its current status only limited weight can be
afforded to this policy document. In particular, it is noted that 309 objections
have been received on the inclusion of this site within the plan.
National Plannina Policv and Guidance

5.3

Notwithstanding due consideration of the Development Plan, broad support
for the application can be taken from national planning policy, particularly in
respect to transportation objectives and economic development.
Furthermore, additional national policy on Green Belt control does allow for
development in exceptional circumstances.
It is considered that this
application constitutes an exceptional circumstance.
Non Statutorv Guidance

5.4

Notwithstanding due consideration of the Development Plan, broad support
for the application can also be taken from various non-statutory guidance
relating to transportation and rail freight. There is clear support across both
public and private bodies for a shift towards rail freight for both economic and
environmental reasons.
Consultations

5.5

There are no outstanding objections from any statutory consultee, subject to
conditions.

6.

Representations

6.1

While a significant number of objections have been received, having
assessed and given the content of these due consideration, they do not raise
sufficient reason to recommend that the application be refused. Specific local
amenity concerns can be addressed and controlled via conditions.

7.

Conclusion

7.1

Drawing all matters together, it is considered that while contrary to the
Development Plan, there are material considerations in this instance that
carry sufficient weight to support the application. As such it is recommended
that planning permission be granted subject to conditions.

APPLICATION NO. N/08/01036/PPP
REPORT
1.

Site Description

1.1

The site extends 62.8 hectares, is sited to the north of the former Kilgarth landfill site and the
residential area of Townhead, broadly contained by a triangular network of railway lines. To
the west and northwest is the Gartcosh Business Interchange (formerly the Gartcosh
Steelworks) and the M73 motorway, To the north lies an area of woodland and farmland
towards the settlements of Glenboig and Marnoch. The northern tip of the site extends
towards Glenboig with the settlement of Ramoan to the north east. Farmland lies to the east
as well as the site of the former Gartliston Works. The closest properties to the site boundary
are approximately 60 metres at Townhead, 240 metres at Ramoan, 200 metres at Glenboig
with various other scattered farms and rural properties located at approximately 80 metres and
upwards. Proposed buildings would be located in excess of these distances within the site
boundary. There are some further properties within, or close to the site and under the
ownership of the applicant that would be demolished should planning permission be granted.

1.2

Gartgill Road crosses the southern corner of the site, leaving it and heading in a north east
direction at the Heatherbell Level Crossing. Also at this location is the original vehicular
entrance to the former landfill site.

I.3

The site is part of a former agricultural unit characterised by an undulating landscape,
improved and unimproved grassland, remnant peat bog and an area of more recent tree
planting. Also located within the boundary are the vehicular access, yard area and land
associated with the former landfill operations. A substantial section of the east part of the site
has since been subject to extensive land engineering works. These works remain incomplete
and large bodies of water have formed amongst the excavations.

1.4

The levels and landform of the former landfill site means that the majority of the site is entirely
screened from the south. The former landfill site is currently being restored and will ultimately
be landscaped. The site is more open from the north and east where the land rises towards
Glenboig and Ramoan. Views of the site from the west are less significant, taken through the
Gartcosh Business Park and partially screened by railway embankments.

1.5

In terms of ecology there are two features of note. Both the Garnqueen Wood ‘Site of
Importance for Nature Conservation (SINC)’ and part of the Gartcosh candidate Local Nature
Reserve lie within the site boundary. There is a public footpath (which meets the definition of
a Right of Way) running the length of the eastern side boundary, cutting across the site at the
northern section. This connects Townhead with Glenboig.

1.6

Turning to other infrastructure, two overhead transmission lines cross the site in an east-west
direction, there is an electricity substation and two high pressure gas pipelines cross the site
at its southern corner.

2.

ProDosed DeveloPment

2.1

This application seeks planning permission in principle for a Rail Freight Facility. Whilst in
principle, the proposal is based on the ‘Kilgarth Rail Freight Facility Masterplan.’ This
illustrates a development of 1,800,OO sq ft (167,220 sq m) of Class 6 ‘Storage and Distribution’
facilities (supported by Class 5 ‘Industrial’ and associated Class 4 ‘Office’). The development
would be served directly by both a new rail link and the M73. The indicative layout comprises
8 units varying in size from 110,000 sq ft to 350,000 sq ft with either direct or indirect rail
support, cross docking, office accommodation, parking, trailer servicing and associated
distributiodyard facilities. The development is projected to generate 300-500 jobs during the
construction phase and 800-1200 when operational.

2.2

The masterplan details a road connection from junction 2a of the M73 through Gartcosh
Business Park into the site via a new railway overbridge. The route crosses the Gartcosh
Nature Reserve and follows the northern boundary of the former landfill site. To the north are
four units with potential for indirect rail servicing. The three largest units are located along the
eastern boundary with a fourth unit noted as having potential at the south eastern section of
the site. These units all have potential for direct rail servicing. The units vary in size with a
maximum height of 23 metres. Some units may have the potential to be subdivided and all
would likely contain ancillary office floorspace. A new rail siding would be taken into the site
from the south eastern corner. It is noted that there are number of forms this could take,
however it generally extends up the eastern site boundary.

2.3

It is proposed that each unit would be served by appropriate vehicular access, turning and
parking requirements with lighting allowing 24 hour operations. It is also proposed that soft
landscaping would be provided throughout the development, restoration and planting of the
former landfill site, as well as various ecological/habitat features with associated management.
The applicant proposes to retain the north-south right of way (with improvements) and provide
pedestrian and cyclist access to the Gartcosh Interchange. It is proposed that equestrian
facilities would also follow this route where practical within the site.

2.4

It is intended that approximately 60% of the total floor area throughout the development would
be directly rail served. This would consist of directly rail served logistic warehouses allowing
rail cargo wagons to be delivered for direct discharge into warehouses, storage and cross
docking for later reselection and onward transmission by road or rail. The indirectly rail served
units may be occupied by the same end-user with goods transferred via forklift, or a different
end user targeting sustainable and economic advantages of being located within the same site
as a large volume distributorlsupplierwith direct rail and motorway connection.

2.5

The primary purpose of the facility would be to deal with conventional cargo wagons and not
containers. The applicant highlights that major retailers and their logistics suppliers as well as
other large volume distributers are moving in this direction to reduce the carbon footprint of
operations. The facility is intended to operate in a different market sector to either Gartsherrie
or Eurocentral and is aimed at a few major logistics operators who have sufficient volume to
utilise large flows from UK Central Distribution Depots to Regional Depots. At this time, it is
not known whether the site will be occupied by one large end user, or whether it would be
multi-occupancy. The main origins and destinations of rail traffic are expected to be from
National Distributions Centres in the English Midlands and Deep Sea Container Ports in the
south east of England. It is noted that there is also the opportunity for rail traffic to depart to
the north of Scotland. A supporting report has been submitted with the application concluding
that the site could accommodate 7 inbound and 7 outbound trains per day. The applicant
notes that they are to target 5 trains to and from the south and 2 trains to and from the north
(Inverness and Aberdeen). It is anticipated that the development would be operational 24
hours17 days per week.

2.6

In respect to uses within the site the development is envisaged to be predominantly
distribution, with associated office. Also highlighted is the potential for general value added
industrial uses such as those which would require the transit of goods via rail (e.g.
processing).

3.

Amlicants Sumortina Information

3.1

Associated with the application is a full Environmental Statement (ES) and non technical
summary while additional documentation has been lodged on planning policy, supplementary
rail freight reporting, air, noise and vibration impact reports, an update to the market needs
report contained in the ES, various reports relating to drainage, flooding and associated
matters, additional habitat management and ecological reports, site investigation information
and a Transportation Assessment.

4.

Site Histow

4.1

The application site is predominantly under the ownership of Glasgow City Council and
associated with the adjacent former landfill site. Planning permission was granted for the
extraction of peat within the site boundary to aid the restoration of the landfill site. The
particular merits of that case are contained in the respective reports (C/04/01705/MIN and
C/08/01123/AMD). In short, the proposal offered benefits including the removal of peat
contaminated by the adjacent landfill operations, as well as the restoration of the landfill site
with direct access from the M73, avoiding alternate heavy vehicle movements through
residential streets in Coatbridge. It should also be noted that these permissions were
temporary, ultimately requiring the restoration of the site to a mix of grassland with ecological
features, including the re-introduction of water vole habitat. While the works remain
incomplete, for the purposes of assessing this application the site should be considered as if
those restoration obligations have been fulfilled rather than having brownfield status.

5.

DeveloPment Plan

5.1

The application is of strategic significance are must be assessed against Strategic Policies 9
and 10 of the Glasgow and Clyde Valley Joint Structure Plan 2008.

5.2

In terms of the Monklands District Local Plan 1991 the site is covered almost entirely by
policy GBI Green Belt and partly by policy ENV4 Clearance of Derelict Sites. The western
section of the site is covered by policy ENV 13 Nature Conservation and the access road by
policies ECON 1/3, 3 and 4 for business and industry purposes in the Northern Corridor Local
Plan 2005.

6.

Consultations

6.1

A summary of comments from consultees are as follows:
I.

ii.
iii.

iv.

V.

vi.
vii.

viii.
ix.
X.

Scottish Natural Heritage has no objection to the application subject to
conditions on various matters relating to environmental protection,
management and mitigation,
Scottish Water has no objection subject to conditions to ensure their interests
as a result of the development are adequately protected and improved where
necessary,
Network Rail makes technical comment in regard to Heatherbell Level
Crossing, highlight that it is unable to reserve rail paths but notes its support
for the application in principle. It notes that it is likely that the rail network has
sufficient capacity for growth,
SEPA has no objection subject to conditions relating to
flooding/design/maintenance matters, impacts upon watercourses, surface
water drainage, ground stabilisation, de-watering activities and foul drainage.
SEPA also recommends consideration should be given to air quality matters,
management of construction impacts, foul water connection, ground
contamination, ecology, waste management, environmental management
and other matters relating to their areas of control,
Transport Scotland has no objection to the application subject to a condition
requiring a Travel Plan,
Historic Scotland raises no objection to the application,
The Scottish Government inasmuch as its responsibilities for water supply,
water protection, sewerage, flood prevention, coastal protection, waste
disposal, soils, air quality and noise relate had no comments to offer on the
Environmental Statement,
The Health and Safety Executive raised no issues that would prevent outline
planning permission being granted,
Scottish Power has objected to the application due to the location of their
apparatus (pylons and substation) within the application site. It notes that it is
hoped satisfactory arrangements can however be achieved,
The Royal Society for the Protection of Birds has no objection to the

xi.
xii.

xiii.
xiv.

xv .

xvi.
xvii.

xviii.

application. Comments are made in respect to the level of information
provided on breeding birds and the Environmental Statement. Aspirations
are detailed in regard to restoration work at Gartcosh Nature Reserve funded
by the developer. Concerns are raised in relation to loss of bog habitat and
how this is to be translocated,
The Forestry Commission has no objection to the application. Required
felling is noted and compensatory planting recommended. Support is noted
for an appropriate level of habitat loss mitigation,
Scotland Gas Networks raises no objection to the application but notes the
presence of 2 high pressure pipelines indicating stand-off distances.
Confirmation is provided that technical solutions for the new rail link are
possible, although potentially expensive,
West of Scotland Archaeology Service raises no objection but advise that
further survey work, recording and recovery is required and that this matter
can be addressed by way of a condition,
East Dunbartonshire Council notes that the development will have no direct
environmental impact on their Council area and would be supportive of their
economic development agenda to promote transport improvements in the
local area for the benefit of locally based businesses. Structure Plan policy is
noted and the development is generally welcomed.
Traffic and Transportation has no objection subject to conditions requiring
further assessment of some junction impacts, including proposed mitigation,
compliance with current roads standards (accesses and site layout) and to
ensure the road can be linked to Gartsherrie.
Protective Services has no objection but conditions and recommendations on
matters relating to noise, air quality, contamination, light pollutionlimpact, and
construction nuisance are requested.
Conservation and Greening has no objection in respect to ecology although
highlights that conditions should be attached to ensure restoration and
provision of habitat, particularly to support a significant water vole population.
Post development management is also required. In respect to access,
comments are made regarding the requirements for access within and
through the site.
The Geotechnical Section raises no objection to the application although
notes that further information is required in respect to the condition of culverts
to be utilised in drainage infrastructure as well as other technical aspects of
the drainage infrastructure.

7.

Remesentations

7.1

586 letters of representation have been received. Of these 565 have been pro-forma
letters of objection, predominantly signed by residents of Townhead and Glenboig,
but also residents of Coatbridge, Airdrie and elsewhere in North Lanarkshire. Some
others have been submitted from residents in South Lanarkshire and Glasgow.

7.2

21 letters of representation have been submitted by other parties including local
residents, Kilgarth Action Group (multiple submissions), Glenboig Community
Council, Councillors Frances McGlinchey and Martin McWilliams, Margaret Mitchell
MSP for Central Scotland, and other parties with land interests in the area. A site
visit and hearing has been requested by Kilgarth Action Group, Cllr McWtlliams and a
local resident.

7.3

These representations can be broadly summarised as follows (further detail is
provided later in the report):
(i)
(ii)
(iii)

The development does not comply with national, regional and local planning
policy and the concept does not constitute an international rail freight facility,
There is no proven market or locational need for the development,
The development will result in the loss of Core Paths and a Right of Way,

(vii)
(viii)

(xi)
(xii)
(xiii)

The development will result in the closure of Gartgill Road and Heatherbell
Crossing to the detriment of the wider area and local residents,
The proposal does not address safety issues behind the proposed STAG road,
nor does it take account of safety zones within the site,
The development will result in an unacceptable design and visual impact in the
wider area,
The development will result in unacceptable levels of noise, vibration and air
pollution,
The development will have an unacceptable drainage/flood impact on the
surrounding area,
The anticipated economic case for North Lanarkshire is flawed,
The development will result in an unacceptable impact upon ecology and
habitat,
The development will result in an unacceptable transportation impact, within the
site and on local roads,
The ability of Kilgarth Development Company to pursue and complete this
development is brought into question,
Other miscellaneous points are raised in respect to a conflict in interest of the
Council (in respect to the STAG proposal), claims made by the applicant are
open-ended and not measurable, Glasgow City Council is noted as having
promoted this development to add value to otherwise worthless land, it is
unknown who has promoted this development from within the Council,
unacceptable impact on property values, inadequate community consultation
and notification, inadequate time for objectors to formulate objections,
uncertainty over future monitoring of the site if approved and the site not being
in the ownership of the applicant.

8.

Planninn Assessment

8.1

Section 25 of the Town and Country Planning (Scotland) Act 1997 requires where
making any determination under the Planning Act, regard is to be had to the
development plan, and the determination shall be made in accordance with the plan
unless material considerations indicate otherwise. The assessment is ordered as
follows:
Development Plan
0 Glasgow and the Clyde Valley Joint Structure Plan 2000 incorporating the 4'h
alteration 2008
Monklands District Local Plan 1991 (adopted 1995)
Material Considerations
Strategic Policy 10 of the Structure Plan (which considers the acceptability of
non-conforming proposals)
0 Finalised Draft North Lanarkshire Local Plan
National Planning Policy and Guidance
0 Non-statutory Policy and Guidance
0 Consultations
0 Representations
0

8.2

Development Plan
Glasgow and the Clyde Valley Joint Structure Plan 2000 incorporating the 4'h
alteration 2008

8.2.1

Under the Structure Plan the application requires to be assessed under Strategic
Policy (SP) 9 (Assessment of Development Proposals). Strategic Policy 10 would
apply in the case of a departure from policy, taking into account wider arguments
such as identified need, economic, social and environmental benefits. Whilst SP9 is
the key policy relating to decision making, this is preceded by policies 1-8 which
address all issues raised in SP9 but in more detail.

8.2.2

It is noted that the site is identified in the Structure Plan for safeguarding as an
International Transport Facility, '(Gartsherrie Container Terminal, Including Kilgarth) '.
This reflects strategic aspirations to facilitate direct road access from the M73 to the
Gartsherrie Terminal and to create an International Rail Freight Facility. However,
the Structure Plan only sets out strategic policy and while the site has been more
spatially developed in the emerging Local Plan, this has not yet been subject to full
public scrutiny and is not adopted policy. The current adopted Local Plan, which sets
planning policy at a local level, zones the site as Green Belt and the application must
be assessed on that basis.
The emerging Local Plan is only a material
consideration. SP9 details various thresholds of development in respect to
Development Plan provision, and on the basis of adopted Local Plan, the proposal
does not meet any requirement in the current land supply for industrial and business
development land and requires to be assessed as a departure.

8.2.3

SP9 also requires that the location of the proposed development is appropriate in
terms of the need to:
(i) safeguard and avoid the diversion of investment from the development locations
identified in Strategic Policies 1, 5, 6 and 8,
(ii)(a) promote Urban Regeneration by giving preference to the use of brownfield
urban land rather than greenfield land or open space and (b) safeguard the Green
Belt,
(iii) safeguard and promote town centres,
(iv) safeguard environmental resources,

(v) avoid isolated and sporadic development in the Green Belt and wider countryside,
(vi) promote sustainable transport,
(vii) follow the National Waste Strategy,
(viii x) avoid the risk of flooding, health and safety implications and contribute to the
implementation of the Air Quality Strategy.

-

This is assessed as follows:
8.2.4

In regard to (i), SP1 (Strategic Development Locations) aims to protect the Glasgow
and Clyde Valley Green Belt. It is acknowledged that the application is therefore
technically contrary to SPI and SPSB(i). It can be accepted at this point that the
application is also contrary to SP9B (ii) and (v) due to its location in the Green Belt
and on mostly Greenfield land.

8.2.5

SP1 also gives priority to investment in certain defined locations in order to maximise
the scale of urban renewal. Relevant to the application site, the former Gartcosh
Steelworks is defined as a Major Renewal Site. Gartcosh is also specifically
identified in SP5 (Competitive Economic Framework) due to its related economic
development role. The proposed development sits directly adjacent to this site,
taking direct road access through it from junction 2a of the M73. The application does
not prejudice these aspirations from a landtake or landuse perspective. Conversely,
the attributes of and potential inward investment generated by the proposal can be
seen to have potential advantages for the renewal of the former Steelworks and the
wider area.

8.2.6

SP1 also identifies Glenboig/Gartcosh as a Community Growth Area. To meet
demands for sustained growth, additional areas have been identified to allow the
provision of future housing needs. Both the application site (for rail freight purposes)
and the proposed Community Growth Area have been spatially identified in the
emerging North Lanarkshire Local Plan to co-exist. The proposal does not prejudice
the Community Growth Area through displacement and site specific design solutions
could be developed via masterplaning and future applications to mitigate local
impacts. Finally, SP1 details Green Network priorities including a proposed
Glenboig/Gartcosh Community Woodland. For reasons detailed later in this report
the proposed development does not prevent the realisation of this aspiration.

8.2.7

It can be concluded that the proposal does not conflict with the SP1 strategic
development aims relative to urban renewal, community growth and green network
priorities. The proposal does however technically conflict with the aims of SPl Green
Belt protection.

8.2.8

SP5 ‘Competitive Economic Framework’ aims to support the economic
competitiveness of Glasgow and Clyde Valley through various means, including
promoting the economic role of identified key categorised assets, including ‘Schedule
5(9 International Transport Facilities’. The facilities and their potential which require
to be safeguarded are identified, specifically including ‘Gartsherrie Container
Terminal, including Kilgarth (Coatbridge)’. At this stage it is useful to cross reference
SP4 ‘Strategic Transport Network which provides further detail.

8.2.9

SP4 considers the Strategic Transport Network, identifying specific development
proposals and opportunities. The fundamental attributes of the scheme (namely the
direct rail link and direct access to the trunk road network) and the overall advantages
of promoting a modal shift to rail freight can be seen to benefit the strategic transport
network indirectly. In the supporting text, the promotion of non-road based goods
movement for longer distances is highlighted as a national priority. The application
supports this priority. In regard to freight movement, in order to strengthen the areas
competitive position, the importance of being able to move raw materials and finished
products rapidly by road and rail is highlighted and the structure plan confirms its
support for developments which are specifically linked to rail freight facilities. The
associated text goes on to highlight that this support includes the need to improve

operating arrangements for the Gartsherrie Container Terminal. In essence this
relates to the creation of a direct road link from the Gartsherrie Container Terminal,
through the application site onto the M73. Currently all HGV movement associated
with the Gartsherrie Terminal is via residential areas in Coatbridge. The proposed
road link is currently subject to a Scottish Transport Appraisal Guidelines study
(STAG). While this application does not provide such a link in its entirety, the
applicant has confirmed their support for the concept and the development would
provide a substantial section. While the wider road remains subject to the ‘STAG’
process and would require formal permission in itself, the current application supports
the aspiration and a legal agreement can be applied to any planning permission to
ensure the potential for a remaining link can be secured. Taking into account the aims
of SP4 and SP5 it can be concluded that the proposal does not displace this unique
strategic development location but contributes to those aspirations. It is considered
that the application therefore complies with this aspect of SPSB(i).
8.2.10 The proposal is considered to meet the aims of SP6 (Quality of Life and Health of the
Local Communities). Both Airdrie and Coatbridge are listed as environmental
improvement priorities and whilst the site is located out-with Coatbridge, it is
reasonable to consider both the local and wider impacts. These technical matters are
discussed elsewhere in the report, where it has been established that subject to
conditions there would be no unreasonable impacts. The proposals are considered to
be consistent with the aims of SP6 and therefore with that aspect of SPSB(i).
8.2.1 1 The proposal does not conflict with the aims of policy 9B(iii) relating to town centres,
nor 9B(iv) relating to the protection of environmental resources. Related SP7
‘Strategic Environmental Resources’ sets out to safeguard, manage and enhance
international, national and strategic environmental resources. Ecological and habitat
mitigation is proposed and accepted by SNH and although some development would
take place within the functional floodplain, in the event that the Council considers the
application an ‘exceptional circumstance’ SEPA have no objection and consider the
proposed mitigation to be acceptable. The proposals are considered to accord with
relevant related planning policy, including SPP7 Planning and Flooding and NPPG 14
Natural Heritage.
8.2.12 In respect to policy 9B(vi) “promote Sustainable Transport,” the proposal is supported
in broad terms. The development will be served directly from railhead as well as
achieving direct access to the trunk road network. Related SP3 seeks to promote the
selection of sustainable locations for development that reflect their purpose, function
and relative transportation needs. A hierarchy of preference of accessibility for bulk
goods and freight movement is set out, as follows:
0
0

e

Directly from railhead or port (as proposed here)
Short road haul to rail head or port
Trunk Road Network

8.2.13 Also stated is that sites for distribution and warehousing should be readily accessible
not only to the trunk road network, but also to suitable rail facilities, and that sites with
the potential to use rail sidings should be safeguarded for manufacturing, processing
or distribution/warehousing development. In this regard, notwithstanding Green Belt
policy, the proposals accord with the aims of SP3 in respect to the strategic
management of travel demands and therefore SPSB(vi).
8.2.14 There is no conflict with policy 9B(vii) in respect to the National Waste Strategy, nor in
respect to (viii) due to the acceptability of the flood mitigation measures proposed
(detailed elsewhere in the report). Finally, policy 9B (ix) and (x) raise matters of
Health and Safety and Air Quality. Through assessment of the application and as
detailed in this report, the proposal raises no unacceptable impacts.
8.2.15 The application should also be assessed against Strategic Policy 9C of the Structure
Plan. This states that appropriate relevant provision needs to be made by the

developer for various policy, physical and technical matters. In respect to criterion (i)
and the infrastructure or facilities required to make the development acceptable, it is
accepted that the proposals would include the necessary infrastructure requirements.
This application is only in principle seeking to establish the principle of the land-use.
However, the applicant has been able to reasonably demonstrate that the site can
accommodate such requirements. Under consideration of (ii) the proposals are to
include a Travel Plan to encourage more sustainable modes of transport to the site.
The proximity of the Gartcosh Station is also noted as are proposals for pedestrian
access. As already detailed, the site has direct access to the trunk road network to
serve its rail linked attributes, matters that can both be ensured through the use of
conditions. Under (iii) the proposals include provisions for remedial environmental
action, proposals for landscaping to enhance the setting of the development, the
development of a habitat and species management action plan, the consideration of
ecologically sensitive areas, the undertaking of pre-construction surveys for specified
species as well as the appointment of an ecological clerk of works. Under (iv) the
proposals are also to include sustainable urban drainage systems with appropriate
infrastructure maintenance measures. As an application in principle, absolute detail
would be confirmed via detailed applications for many of these issues. In respect to
(vii) Archaeology matters can be satisfied subject to conditions. In respect to criterion
(viii) and Community Growth Areas, this matter is considered in paragraph 8.2.6 and
found to be acceptable. Finally in regard to (ix), matters of energy conservation can
be controlled through detail planning permission. Overall, it can be concluded that the
development complies with the various part of SP9C.
8.2.16 Despite taking strong elements of policy support from the Structure Plan, particularly
with specific reference to the site as an International Transport Facility allowing links
from Gartsherrie to the M73, given the current Local Plan zoning and the use of
Greenfield land, the proposal does not accord with the terms of policy 9B(i) (in part),
(ii)(a) promoting urban regeneration, (b) safeguarding the Green Belt, and (v)
avoiding isolated development in the Green Belt and wider countryside. However,
SPlO affords an opportunity to demonstrate that the development may be considered
an acceptable departure and is discussed in paragraph 8.3 as a primary material
consideration.
Monklands District Local Plan I991
8.2.17 In terms of the Monklands District Local Plan 1991 (Adopted January 1995, amended
September 1996) the site is subject to multiple zonings. The majority of the site is
zoned as GBI Green Belt which imposes restrictions on development. Development
is generally limited to activities which are linked to Green Belt uses or require a rural
location. Under the adopted local plan the site is not zoned as having specific
development potential and the proposal is not considered to constitute a normal
Green Belt use, or one that necessarily requires a rural location. In this respect the
application is contrary to policy GBI.
8.2.18 Policy ENV 18 Protect Ancient Monuments of adopted local plan seeks to safeguard
archaeological heritage when assessing planning applications. This can be achieved
subject to a condition on further survey, recovery and recording work. Furthermore,
Historic Scotland raised no objection. The application is considered to comply with
policy ENVl8.
8.2.19 Policies NAT2 Protect “Key” Nature Conservation Sites and NAT4 Encourage Nature
Conservation both look to promote and conserve sites of nature value. Of note,
within the site lies the Garnqueen Wood SlNC and part of the Gartcosh Nature
Reserve. A further consideration is statutory protected species and habitats. While
the development and associated works will clearly have an impact on local nature
through loss of land, it is considered that these impacts can be reduced to an
acceptable level. Surveys of protected species have been carried out and it has been
demonstrated that impacts on these species can be mitigated via the habitat
management measures proposed including protection of those species, their future

management as well as replacement habitat elements within the site. Also to be
introduced are water voles which had previously been taken off site as part of the
previously approved excavation and restoration works associated with the former
landfill site. Other proposals include the appointment of an ecological clerk of works
to oversee all related matters, tree removal outwith the bird breeding season and
updated protected species reports as required. All these matter can be controlled
via conditions and it is noted that both SNH and Conservation and Greening have no
objection subject to such conditions. Finally, areas of peat remain within the site. It
is acknowledged that while extraction of peat is a practice not readily supported,
recent permission has been given for these works to aid the restoration of the
adjacent landfill site. While SNH acknowledge such operations would normally be
avoided, they highlight that mitigation should include the provision of maintained
wetland mosaic habitats and the translocation of existing sensitive moss species.
Again, these matters can be controlled via conditions. Taking all these matters into
account it is considered that the application complies with policies NAT2 and NAT4
and also national guidance in NPPG14 Natural Heritage.
8.2.20 Policy ENV4160 ‘Clearance of Derelict Sites’ designates a small section of the
proposed development site as derelict land. This policy aims to give priority to
clearance schemes, including, Garnqueen. In policy terms, the area of ground
subject to this zoning would form part of the habitat and landscape proposals.
However, taking into account the scale of the development, and the natural greening
of the former junction that has taken place, it is considered that little support for the
wider development can be sought from this policy.
8.2.21 Policy LR7/4 ’Develop Network of Long Distance Paths’ aims to protect former
railway lines, canals and other routes from inappropriate development identifying the
route from Townhead to Glenboig. The applicant proposes the retention of this
pathway and has committed to its upgrading to provide improved pedestrian, cyclist
and bridleway features. There may be the requirement for some re-alignment at its
northern section within the site, which would require a formal diversion order to be
completed at the appropriate stage. On balance, it is considered that the application
complies with policy LR7. It is also worth noting that Core Path 154 has been
identified in North Lanarkshire Council’s Draft Core Paths Plan running in an east
west direct across the site. The drawing up of this plan is a duty placed upon
thecouncil under the Land Reform (Scot1and)Act 2003. This path has been
identified as a result of informal public consultation with local communities, user
groups, landowners and public agencies. It is noted that the route is not a Right of
Way, however the aspiration for its inclusion as a core path is facilitated by the
indicative masterplan layout. It has been confirmed that this route will include a
footway and cycle path through the site to the Gartcosh Interchange and station. The
applicant has noted their willingness to provide a bridleway within the site boundaries
where reasonably possible. These aspects can be controlled via conditions.
8.2.22 Policy L11/4 ‘Landscape Improvement’ categorises the site as Low Quality
Landscape. Applications should be treated as an opportunity to effect improvements
to the landscape.
Although in outline, the proposed development will include
implementation of a landscape strategy including tree and shrub planting with native
species. Through detailed applications, design and planning for the location of
lighting, signage and on-site facilities such as waste management, parking, external
storage and boundary fencing can also contribute positively to the overall impact of
the scheme in the wider area. It is noted that the former landfill site will also be
restored providing significant green space and a barrier to the south. All these
matters will contribute to fitting the development more positively in the landscape.
However, on the basis of the Green Belt zoning, it is not considered that the proposal
meets the spirit of policy LI 1/4.
8.2.23 Policy CUI13 ‘Gas Pipeline Safety Zones’ advises that the site in question is subiect
to a Health and Safety Notification Area and Gas Pipeline Safetv Zoies.
Consultation has been carried out with the Health and Safety Executive and Scotland

Gas Networks neither of which raise any objection to the application. Technical
mitigation measures will require to be put in place. Policy CUI15 ‘Landfill Gas’
identifies the site within a landfill gas area noting that buffers will be required unless
technical solutions can be found. Site investigation work has been carried out and
both SEPA and the Council’s Pollution Control Section have not raised any issue that
should prevent the granting of planning permission in principle. Conditions would be
required to ensure that further reporting and mitigation is provided where necessary.
8.2.24 Policy TRI ‘Support Rail Transport’ details support for the maintenance and
extension of rail transport, indicating the Council’s support for the expansion of the
Gartsherrie Freighliner depot, The supporting chapter text notes the importance of
the container base in respect to rationalisation measures taking place elsewhere in
container handling. It goes on to highlight the Council’s (and their predecessors)
support for the consideration of a direct link to the M73 motorway. This illustrates a
long standing desire to create such direct link. It also goes to illustrate the
importance of rail freight and of providing rail freight facilities fit for purpose. It is
accepted that this application does not provide such a link. However, it does facilitate
a significant part of it and the applicant has noted their support for the concept.
8.2.25 A section of the site at its eastern boundary and link to the M73 is covered by the
Northern Corridor Local Plan 2005. Policy ENV 13 designates the area as a nature
reserve. The policy details a general presumption against development in such
areas, although where development is permitted, the policy aims to conserve, as far
as possible, the site’s ecological interest and to provide for replacement habitats
where damage is unavoidable. The proposed access road crosses this area. As part
of the wider scheme, habitat provision is proposed to offset this loss and subject to
various measures proposed in the habitat management plan, there is no objection
from SNH or the Council’s Conservation and Greening Team. The remainder of the
road link to the M73 is covered by industry/business policies ECON 1/3, 3 and 4. The
proposed road does not conflict with these policies and does not prejudice the
masterplanning of the former steelworks. The application therefore complies with the
relevant pokes form the Northern Corridor Local Plan.
8.2.26 Having assessed the development against the adopted local plan, while many
technical matters can be satisfied, it can be concluded that the application does not
comply with Green Belt policy. The application is therefore contrary to the
Development Plan. While decisions should be made in accordance with the
Development Plan, the planning system also affords the opportunity to take into
account other material considerations which may otherwise justify a departure from
policy. Material considerations are assessed from paragraph 8.3.
Material Considerations

8.3

Strategic Policy 10 ‘Departures from the Structure Plan’

8.3.1

Although the site is specifically referenced as part of international transport
objectives, as detailed in paragraph 8.2.2 and 8.2.9 above, there remains a tension
within the Structure Plan in regard to the proposed development and the current
Green Belt zoning. As a departure from the Structure Plan, the proposals require to
be assessed under SPIO which gives consideration to a range of criteria. Relevant to
this application are specific locational need, economic benefit, social benefit and
environmental benefit.

8.3.2

In respect the Strategic Policy IOa, it is necessary to consider the need for the
development. The application is supported by a Market Needs report. This can be
summarised as follows:

Access to reliable and cost competitive rail freight services is becoming a key
commercial requirement of the logistics industry. The development of rail linked
distribution parks is a crucial component in meeting this requirement.
The development of rail linked sites satisfies the aims and objectives set out in
public policy at a national, regional and local level i.e. new warehousing should be
rail linked to promote modal shift, and they also deliver significant wider
environmental benefits e.g. reduced congestion, lower emissions etc.
The logistics market is demandinghequiring greater access to reliable and cost
competitive rail freight services, and this demandkequirement is likely to grow over
the medium to long term.
A number of major retailers have begun to contract rail services to transfer goods
from National Distribution Centres in the Midlands to their Scottish Regional
Distribution Centres e.g. Asda and Tesco.
Private sector freight operators will only be attracted to rail where it can provide a
cost competitive service of comparable quality to competing modes.
Two
conditions are crucial to achieving this: (1) The ability to operate full length trains
between rail terminals; and (2) The development of large logistics warehousing at
the same location as, or close to, rail terminal facilities. Rail linked distribution parks
satisfy both of these conditions.
The development of large distribution and rail connected parks, particularly in
Scotland will have an important role to play in furthering the attractiveness of rail
freight.
At a rail linked site use of the public highway is avoided and the road-rail transfer
costs are significantly lower.
For flows from a rail connected origin e.g. container port or National Distribution
Centre, to a rail connected distribution centre (no road hauls), rail freight generally
is always cost competitive compared to road transport over any distance given
adequate volume to fill a daily train.
Full trainload rail flows from the English Midlands to Scotland should always be cost
competitive with road transport between two non-rail connected facilities. However,
occupiers of Regional Distribution Centres on rail connected sites in the Scottish
central belt will gain additional economic benefits, particularly when the origin of
cargo in England is a port or rail connected National Distribution Centre. In
addition, a rail linked location will consequently render flows from the north of
England and to the north of Scotland economic by rail.
Analysis demonstrates that the volume of unitised goods delivered to distribution
centres in the Central Belt is forecast to grow by 2 million tonnes by 2016 and 4.1
million tonnes by 2026 compared to 2005 figures. Rail freights market share, in
terms of unitised tonnage delivered to distribution centres, is forecast to increase
from 3.5% in 2005 to 14.2% by 2016 and to 18.5% by 2026. The 3.4 million tonnes
of unitised rail freight forecast by 2016 equates to 27 trains per day arriving in the
Central Belt. This large growth implies a need for additional rail linked facilities,
given that rail linked facilities offer significant benefits to logistics operators over
non-rail linked warehousing.
Market analysis therefore demonstrates that future demand in the Central Belt is
sufficiently robust to warrant the need for this development.

8.3.3 Taking into account the supporting information and assessment of national and
regional policy documents, it is accepted that there is widespread support for this
form of development and promotion of a modal shift in freight to the rail network.

8.3.4 Further specific locational needs for the development have also been presented,
summarised as follows:
The potential of the Kilgarth Rail Freight Facility has been recognised in the
Structure Plan with reference to the rationalisation of rail freight facilities in
North Lanarkshire,
The site is located at a central area in the central belt of Scotland.
The site is located in the Structure Plan’s corridor of growth,

0

0

0
0

0

0

0

0

The site benefits from required rail access with operational flexibility to provide
direct access fromAo the south and north,
The loading gauge (ability of the rail line to accommodate different kinds of
freight wagons) is to the required standard at this location,
Initial investigationsindicate that there is adequate capacity to serve this site,
If the STAG road proceeds the site benefits from a potential direct link to an
established operationalintermodal terminal,
The site benefits from direct access to the M73 motorway with no leakage into
the local road network,
The site is of the required size to accommodate the appropriate level of
warehousing,
The area has a large local workforce with above average levels of
unemployment. It is noted that the adjacent Gartcosh is a key location for
regenerationand renewal,
The site is generally located away from more highly populated residential urban
areas and can be demonstrated to have the ability to operate 24 hours per day,
7 days per week.

8.3.5

There is clear Structure Plan policy support for the rationalisation of the freight
terminal at Gartsherrie (including Kilgarth). The nature of this support is detailed in
paragraphs 8.2.2 and 8.2.9 above. This development contributes to the aspiration of
the Structure Plan by providing a large section of the road and infrastructure for such
a potential link. The ultimate realisation of the scheme can be protected via a legal
agreement to ensure the remainder of the link is not prejudiced.

8.3.6

It is also accepted that there are additional specific locational needs which apply to
the development in hand. It has been adequately demonstrated that the site can
operate as a rail linked distribution facility, taking advantage of required rail
infrastructure standards and the ability to connect directly to the M73. The site is of a
size able to achieve required floor areas and is also located in a less populated
location allowing more flexible operational advantages than other urban sites.

8.3.7

In respect to needs case, it is acknowledged that to take support of regional planning
policy, the site must develop specifically for rail freight. North Lanarkshire has
adequate levels of general industrial land.
To ensure its rail liked status, any
permission should be conditional to a rail spur being provided into the site before
works on any building, as well as completion of the direct road link to the M73 before
any building comes into use. In order to retain flexibility (and therefore marketability
of the directly rail linked buildings) depending on the requirements of the ultimate end
user, the remainder of the rail sidings and associated infrastructure would be
developed at a later date. To ensure the operation of the site as a rail linked facility,
any permission should also be conditional to a minimum total floor area of 60% within
the entire site being directly rail served. It is accepted that the remainder can develop
with indirect rail access. The indirectly rail served units may be occupied by the same
end-user with goods transferred via forklift, or a different end user targeting
sustainable and economic advantages of being located within the same site as a
large volume distributor/supplier with direct rail and motorway connection. Finally,
through consultation with Network Rail (whom raise no objection and support for the
development in principle), it can be accepted that adequately capacity currently exists
to serve the development. As it is not possible to ‘reserve’ rail paths, any permission
should also be conditional to further confirmation of rail network capacity (and
associated infrastructure requirements) prior to any development commencing.

8.3.8

Strategic Policy 10 also requires consideration of the development against Economic,
Social and Environmental Benefits. On these matters the applicant has provided the
following information:

8.3.9

Economic Benefit

0

0

The development is projected to generate 300-500 jobs during the construction
phase and 800-1200 during the operational phase,
The infrastructure and other established costs for the site will be in excess of
f15M. With a stage 1 build of one unit at 30,000m2 costing circa f 18M the early
stage investment is considerably in excess of f25.
With completion of
167,200m2 the total investment will be circa f120M,
The development will have the potential to accommodate anticipated growth in
international trade which may arise from the sustained growth of the Scottish
Economy, including the greater priority assigned to the movement of freight by
rail. In addition the facility will contribute to an improvement in the facilities for rail
freight through the rationalisation of locations in North Lanarkshire and take
advantage of predicted growth to the benefit of the Council area.

8.3.10 While it would be difficult to accurately guarantee figures on these matters, it is clear
that a development of this scale will result in significant economic benefits for the
local area. Furthermore, given the widespread policy support for a modal shift to rail,
and the projected long term demand for additional facilities there is the potential to
loose this economic benefit from North Lanarkshire. This application strengthens
North Lanarkshire’s role in the rail network of Central Scotland and compliments the
cluster of freight facilities currently operating with a contribution to the potential
rationalisation of Gartsherrie. It is accepted that this proposal is targeting a different
market sector to established sites in the Council area which deal with container traffic.
It will place North Lanarkshire to take advantage of anticipated future advances in the
rail freight industry.
8.3.11 Social benefits

0

0

0

0

The development will assist in the priority renewal of the Gartcosh Major Renewal
Site identified in the Structure Plan,
The masterplan proposal includes off-site mitigation (specieshabitat
translocation) and proposes with the agreement of Glasgow City Council that the
Gartcosh Nature Reserve concept be extended across the landfill site,
The masterplan proposals will help improve the local path network and support
the local Core Path network,
Gartcosh forms part of a strategic regeneration area promoted by Scottish
Enterprise and North Lanarkshire Council. Gartcosh Business interchange has
advanced the development of the former steelworks site, originally for
predominantly industrial use.
Gartcosh and Glenboig are identified in the emerging Local Plan as locations for
Community Growth with major residential expansion. The major issue for the
North Coatbridge/Gartcosh area is the provision of a range of employment
opportunities that supports sustainable growth and maintains investment in local
communities,
Gartcosh Village and Gartcosh Business Interchange have secured a new
transport interchange providing sustainable transport and a key element of
infrastructure to service strategic employment sites. This site can therefore
contribute to local employment.

8.3.12 It is accepted that the development has potential to generate significant employment
close to local communities and that this could have indirect benefits for urban renewal
priority areas at Gartcosh and planned growth at Glenboig. The development does
not prejudice the established right of way linking Towhead and Glenboig and also
provides for public access through the site towards Gartcosh and Gartcosh Station.
Through the partial completion of the road link to the Gartsherrie terminal, the
development can also potentially contribute to taking heavy freight vehicles from
residential areas within Coatbridge.

8.3.13 Environmental Benefits
0

0

0
0

0

The development promotes a modal shift from road to rail in line with national
policy,
The development will contribute to an improved air quality environment with a
modal shift from road to rail. The proposal has the potential to remove some
31.5M HG V/miles/annum. Predicted reduction in emissions associated HG V
displacement would lead to a halving in the carbon emissions per tonne freight.
The overall saving in carbon emissions arising from the scheme could be in the
order of 20ktonnes/year,
The layout and mitigation can ensure the favourable status of protected species
(Le wafer vole, badger, great crested newt) as well as important plant species,
The scheme can be designed with the strengthening of wider Green Network,
There is no encroachment or adverse impacts on the adjacent SINC,
The scheme can be designed to ensure the protection of the flood plain through
compensatory storage.

8.3.14 It is accepted that the proposal by its very nature complies with broader aspirations
for a reduction in emissions and improved air quality through a modal shift for freight.
It would be difficult to accurately guarantee statistics in regard to reduced emissions
and HGV lorry movements, particularly as this application considers long term
demand for additional rail freight provisions. However, as long as adequately
controlled to operate as a rail freight facility, it is accepted that these benefits would
be significant. The development may also contribute to more local environmental
aspirations for taking HGV movement from residential areas in Coatbridge. While
threats to established wildlife and habitat in the area arise simply because of the
proposed development, it has been demonstrated that these can be reduced to
acceptable levels through mitigation and design. This is acceptable to both SNH and
SEPA. It is also noted that the application coincides with the restoration of the
adjacent former landfill site, which will provide an extensive additional green reserve
in the local area, compensating for the site lost to development.
8.3.15 Having considered the criteria of Strategic Policy 10 it is considered that justification
has been made in terms of a specific locational need and that the proposal would
offer satisfactory levels of economic, social and environmental benefits, despite the
location of the development in the Green Belt. As such it can be concluded the
proposals could be considered an acceptable departure from the Structure Plan.
8.4

North Lanarkshire Local Plan Finalised Draft

8.4.1

A further material consideration is the emerging North Lanarkshire Local Plan,
currently in its finalised draft. Development proposals are subject to assessment
against Development Strategy Policies DSPI, DSP2, DSP3 and DSP4 as follows:

8.4.2

DSPI ‘Amount of Development’ details planned land supplies and potential additions
where justifiable. In this instance, the site is zoned through EDI 1 ‘Protecting
Economic Development and Infrastructure Resources’ allocating the site as an
International Transport Facility. EDI B5 defines strategic locations for business and
industry, identifying ‘Gartsherrie Kilgarth rail freight facility’. The assessment criteria
details support for the capacity and effectiveness of the international transport
network and docks, rail freight facilities and road links. Within the Coatbridge Area
Action Plan further supporting information is provided on Transport Infrastructure. It
notes that Freightliner, at Gartsherrie, operates one of Scotland’s largest inland ports.
It goes on the confirm the plan position that an area of land at Kilgarth (containing the
application site) has been designated solely and specifically to establish an
International Transport Facility, accessed through Gartcosh which could emphasise

the Coatbridge area's role at the centre of Scotland's rail network. Taking the above
into account, the application is considered to comply with policy DSPI. Relationships
with Gartsherrie are detailed earlier in the report, including recommended planning
conditions.
8.4.3

DSP2 'Location of Development' highlights that proposed additions to existing land
supplies should be consistent with the plan's locational criteria. In this instance the
site is identified in the local plan as an International Rail Freight Facility and the
proposal is therefore consistent with DSP2 A and part of the planned land supply.

8.4.4

DSP3 'Impact of Development' states that notwithstanding requirements for
Environmental Impact and Transport Assessments, development proposals will be
assessed in terms of their impact on the economic, social or environmental
infrastructure of the community, and that where developments would have an
adverse impact, planning permission will only be granted if planning conditions or
legal agreements can mitigate those impacts. In light of the foregoing assessment,
the proposal is considered to comply with policy DSP3.

8.4.5

DSP4 'Quality of Development' is also relevant addressing specific technical aspects
of development proposals. In this instance, the application is only in principle and
while an indicative masterplan has been developed, this serves to demonstrate that
site has the ability to contain such a development. No detailed permission would be
given at this time. In the event that outline planning permission was achieved, further
detailed applications would be required. Nonetheless, the indicative masterplan and
supporting information is able to partially allow such assessment. Consideration of
criteria (1-4) is given as follows:

8.4.6

In respect to point 1, various supporting information has been submitted with the
application acknowledging the existing character and features of the site and its
setting. In respect to point 2, the retention of the right of way can be achieved as can
the draft core path linking Coatbridge to Gartcosh. As detailed earlier, information
has been submitted to demonstrate that subject to conditions, natural and historic
features pertaining to the site can be adequately safeguarded or mitigated where lost.
Point 3 refers to detailed design aspects and associated impacts. It is accepted that
this development will be prominent from some local areas. On balance, it is
considered that the wider economic advantages of the proposal outweigh negative
visual impacts, which can be minimised through layout, building design, materials and
associated landscaping, all matters addressed in detailed applications. Also
acknowledged is that the site will be screened almost entirely from the south
(Townhead) by the restored landfill site, also introducing an additional green
backdrop to the development when viewed from the north and north east. While in an
urban area, numbers of potential affected residents would be greater, it is clearly
important to consider other impacts on residential amenity. No impacts are
envisaged in respect to overlooking, privacy or overshadowing. Various reports have
been provided demonstrating that air impacts will remain within tolerable levels as will
noise impact subject to conditions requiring bespoke assessments with detailed
applications, compliance with pre-set limits and a scheme of monitoring. Matters
confirmed as acceptable by the Council's Pollution Control Section. Through detailed
applications it is considered that lighting can also be designed so as not to impact
adversely on the wider area. In regard to construction disturbance, it is noted that
these are temporary impacts. It is however important that these be controlled for a
development of this scale and appropriate construction working methodologies can
be made conditions of any permission.
Point 4 seeks to ensure that adequate
provision has been made for the inclusion and maintenance of landscaped open
space areas. The applicant is currently involved with a project that will see the former
landfill site to the south fully restored and landscaped with the provision of ecological
features. This is a significant additional area of elevated greenspace displacing a
former landfill site. This, in addition to the habitat, green network and internal
landscaping attributes proposed, offer an acceptable contribution to the wider area
and satisfactory mitigation for the land lost through the built development. Overall, it
is considered that the proposal complies with DSP4.

8.4.7

Policy NBEI 'Protecting the Natural and Built Environment' aims to safeguard sites of

importance for nature heritage and biodiversity, through protection or mitigation. As
detailed above, it is considered that these assets can be satisfactorily protected in
part, and otherwise mitigated. Similarly, Policy NBE 2 'Promoting the Natural and
Built Environment', aims to ensure proposals which affect the Greenwork contribute
to its enhancement and improve access. As detailed elsewhere in this report, such
matters can be mitigated and it is considered that the application complies with
policies NBEI and 2.

8.4.8

Having regard to the foregoing, it is considered that the development does comply
with and is supported by the emerging local plan, subject to conditions ensuring the
rail status and operation of the site and the potential to complete the possible road
link from Gartsherrie to the M73. It should be noted however that the emerging local
plan has not been assessed through Public Inquiry and the specific reference to the
application site has received 309 objections. For the purposes of assessing this
application, these points of objection have been included and assessed in the range
of representations received as part of the application.

8.5

National Planning Policy and Guidance

8.5.1

There are various other levels of planning policy and guidance of relevance to this
application. The National Planning Framework 2 (NPF2) is a framework to guide the
spatial development of Scotland to 2030, setting out strategic development priorities
to support the Scottish Government's central purpose of promoting sustainable
economic growth. This site is not identified as being a National Development, such
as freight hubs at Grangemouth and Rosyth, however, the importance of promoting a
modal shift to rail freight is clearly highlighted throughout the document. This
application is being assessed as a Major Development and its contribution to those
aims remain relevant. The framework goes on to state that the Government is
committed to developing incentives such as the Freight Facilities Grant to encourage
the movement of a higher proportion of freight by rail and water. It also highlights that
research on sustainable freight facilities concluded that development of a number of
interchanges at strategic locations on the transport network would help to promote
modal shift. So while not being specifically identified as a national development, the
proposal, if properly controlled is broadly supported by national drivers in respect to
freight and sustainable economic growth.

8.5.2

In terms of economic generation, NPF2 identifies that good transport connections
have led to Gartcosh being identified as the preferred location for long-term
expansion to the east of Glasgow and that Gartcosh is a key location for regeneration
and renewal in North Lanarkshire. As discussed earlier in the report, the proposed
development can contribute to these aims particularly in light of long term aspirations
and forecasts for rail freight in Scotland.

8.5.3

The main Scottish Planning Policy Document details the purpose of planning and its
role in achieving the Government's central purpose of increasing sustainable
economic growth. Further guidance is taken in SPPl7 (Transport), SPP2 (Economic
Development) and Green Belt Policy in SPP21 (Green Belts).

8.5.4

SPP17 states that the planning system is a key mechanism for integration, and in
particular supports economic growth and regeneration, and 'encourages and
facilitates freight servicing by rail or wafer'. The document also states that, where
feasible in operational terms, additions and enhancements to the rail network and
services can play a key role in providing sustainable transport and achieving mode
shift. The strategic economic importance of freight access to business is also
recognised. The policy states that 'development plans should allocate sites for
manufacturing, distribution or warehousing, which are readily accessible not only to
the strategic road network, but also to suitable rail facilities'. Consideration is given to
the need to plan for new or expanded rail freight interchanges as a means of
facilitating the movement of freight by rail and reducing the transportation by road.
These aims are clearly reflected in the Structure and emerging Local Plan policy. It is

considered that the proposal meets with the broad policy direction in relation to the
promotion of rail freight and its contribution to economic growth and regeneration.

8.5.5

SPPl7 also highlights other matters relating to public access and accessibility to
public transport. The nature of this development requires it to be located away from
highly populated areas, however provision is catered for walking and cycling through
the retention of draft core path routes linking Glenboig, Townhead and Gartcosh. In
respect to public transport, it is noted that Gatcosh Train Station is located adjacent to
the site and that a Travel Plan requiring the promotion of sustainable transport would
be a requirement of any planning consent.

8.5.6

Despite the support that can be taken from SPP17, it does acknowledge that in
assessing development proposals, regard must be had to all levels of planning policy
and matters relating to the Green Belt zoning and natural heritage, for example,
remain relevant.

8.5.7

SPP2 details the relationship between economic development and the planning
system. The document focuses on a number of themes where planning can
contribute to economic development, including the provision of a range and choice of
sites for new employment opportunities, securing new development in sustainable
locations by improving integration between transport and locations for development,
and encouraging more sustainable forms of development. The proposal can take
support from this theme, again reflected through current Structure Plan and emerging
Local Plan position. In relation to logistics developments, SPP2 states that such land
uses will often 'require locations close to the motorway and trunk road network and
which could be difficult to meet within the builf-up areas of the cities and towns...the
wider city region areas will therefore have a role in meeting this requirement'. The
document also states that there is a greater requirement for distribution sites with
easy access to the strategic road network and, for some developments, either direct
rail access or nearby rail freight facilities. Whilst promoting the role and benefits of
brownfield land development, the SPP highlights that there may be cases where a
Green Belt location will be required for proposals which have a firm prospect of being
developed and which can make a significant contribution to the national and local
economy. Overall the policy is therefore considered to offer support for the
development but clearly this decision must be made in the context of the wider
development plan process.

8.53

SPP21 Green Belts highlights that Green Belt policy should be used as a long term
land-use planning tool and that there should be a strong presumption against
inappropriate development. The policy highlights that proposed developments not
normally consistent with Green Belt designations exceptionally may still be
considered appropriate either as a national priority or to meet established need if no
other suitable site is available. The guidance further indicates that non-conforming
uses will also need to be sympathetic in scale and form and to link with walking and
cycling and public transport provision. As detailed earlier in the report, the proposal is
considered to be a departure from the Development Plan as the site is designated
Green Belt. In this instance the specialist justification is detailed in Section 8.3 and is
considered to provide a unique and exceptional justification for the development.
Taking into account the references to the site in the Structure Plan and emerging
Local Plan, the specific locational requirement is strengthened further.

8.5.9

Elements of mitigation for the alteration to Green Belt boundary are provided through
the proposed green network connecting a number of sites of nature conservation
interest, landscape or greenspace value. In addition, the habitat value and
biodiversity potential of the site will be developed through landscaping and
environmental management. These measures have been established as acceptable
with Scottish Natural Heritage. On balance, the proposal is considered to comply
with the aims of SPP2 1.

8.6

Non Statutory Guidance

8.6.1

In addition to the above, support for rail freight can be found in other non-statutory
documents. Scotland’s National Transport Strategy sets out the Governments long
term vision for transport, together with their objectives, priorities and plans. It
highlights the need to provide an efficient, integrated and reliable transport network
that successfully promotes economic growth, protection of the environment and
health and social inclusion. In broad terms encouraging a modal shift in freight to the
rail network is clearly supported.

8.6.2

Feeding into the National Transport Strategy are the ’Freight Action Plan for Scotland’
and ‘Scotland’s Railways’. The Freight Action Plan for Scotland supports the national
strategy by contributing to its aims. It also supports the Framework for Economic
Development in Scotland which recognises that transport infrastructure is one of the
major enabling factors supporting modern economies. In broad terms this document
encourages a modal shift to rail freight. ‘Scotland’s Railways’ aims to support the
Government‘s high level objectives of promoting economic growth whilst supporting
the protectionlimprovement of the environment and health. Support for the benefits
of the rail network in achieving future economic growth is given, including the
promotion of rail freight. While not specifically identifying the site in hand, these
documents both offer broad support to the application. They also highlight that
Regional Transport Partnerships and local authorities are in an ideal position to focus
on how rail integrates at a local level and to support enhancements. The current
Structure and emerging Local Plan position is again re-iterated in this regard.

8.6.3

In a regional context, Strathclyde Partnership for Transport in 2008 published its
Regional Transport Strategy. Its goals and priorities are devised to contribute to the
Scottish Government‘s strategic objectives with a transferral of freight to more
sustainable modes encouraged. It is considered that this application broadly
complies with those priorities.
In respect to North Lanarkshire a more specific
Transport Outcome Report is provided, noting that insufficient connections can
damage the competitiveness of business and freight. It goes onto state that Capital
funding has been approved to aid freight connectivity specifically identifying the
application in hand in addition to the potential road link to Gartsherrie. It highlights
that the combined scheme can improve access to the Gartsherrie terminal and thus
encourage a transfer of freight from road to rail, and resultantly reduce freight traffic
on the local road network, improve road safety and improve reduce air and noise
pollution within the local environment. It is considered that the application, subject to
conditions, can therefore take support from the Regional Transport Strategy.

8.6.4

Support for rail freight can also be taken from other documents such as Network
Rail’s Strategic Business Plan, the Scottish Governments Freight Strategy Scoping
Study and other private freight organisations publications such as the Rail Freight
Group (RFG).

8.6.5

RFG is the representative body for the U K s rail freight industry. They focus on the
needs of rail freight users, who are generally commercial organisations responsible
for significant volumes of cargo domestically and internationally. They have around
140 members comprising many of the largest rail freight customers as well as rail
freight operators, terminal handling companies and other service providers. RFG
promotes sustainable solutions by demonstrating the contribution of competitive and
cost-effective rail freight services in order to widen the choice of transport open to
freight users. RFG have written to Council providing a view on the context and future
of the UK freight industry. It is concluded that the proposal presented by the
applicant can be accommodated by their forecasts and noted that modern
comparable terminals in England have already demonstrated in practice that rail
freight traffic levels of a similar magnitude can be attracted and retained. RFG
concludes by discussing that the proposal will provide another important opportunity
to transfer significant volumes of long distance general freight traffic to rail, will offer
direct benefits in terms of potential improved accessibility to local manufacturing and
distribution enterprises and the new rail services attracted to the facility will

compliment and broaden the existing network of domestic and international rail freight
services, encouraging further development and competitiveness within the industry.
RFG conclude noting their support for the development.
8.6.6

8.7

8.7.1
8.7.2

Overall, it can be concluded that the development can take support from these nonstatutory documents if properly controlled via planning conditions to ensure its rail
freight operation and facilitation of a future road link to Gartsherrie if this is required.
Consultation Responses
Turning to consultation responses not already addressed, the following can be
advised.
Protective Services has confirmed that sufficient information has been submitted in
regard to noise impact to demonstrate that outline planning permission can be
granted. Conditions are however recommended to ensure each component part of
the development is designed with noise impact fully considered and mitigated. In
regard to light pollution no objection is offered, however final details of lighting
methods would be controlled via conditions to ensure appropriate methods are
established to protect the amenity of the surrounding area. Turning to air quality,
again no objection is raised. Studies submitted in support of the application
demonstrate acceptable levels will be achieved post development. A planning
condition is however requested to monitor pre and post development air quality. This
is not considered reasonable from a planning perspective with there being no remit
under planning legislation to enforce air quality matters in the event that planning
permission is granted. In respect to construction impact (noise, dust etc) and potential
operational dust, these matters can be controlled via conditions requiring construction
working methodologies etc and at detailed planning stage.

8.7.3

Traffic and Transportation has no objection subject to roads standards being
achieved in final site design, the road being able to be extended into Gartsherrie and
the submission of further Transportation Assessments for certain junctions in the
wider area with all future applications. These matters can all be controlled by
conditions. Transport Scotland raises no objection to the application subject to the
submission a Travel Plan. This condition is attached accordingly.

8.7.4

Network Rail has highlighted their support for the application in principle. They have
noted that it is likely that the network has sufficient capacity for growth, however are
unable to provide specific comment on the capacity of the network to serve the
development until definitive details of the origin, destination and times of the
proposed freight trains are known. Taking into account the broad support for the
proposal afforded by Network Rail and the fact that this application is in principle only,
it is considered that capacity matters can be controlled by condition, ensuring the
development does not proceed until adequate demonstration, with the agreement of
Network Rail, has been provided. Network Rail also comments on detailed design
aspects noting that the ultimate siding should not require an extension of the
Heatherbell Level Crossing or result in additional traffic over this infrastructure. There
is no vehicular access proposed at this location and the details of the siding would be
confirmed in future applications. The applicant has submitted some potential siding
options for reference purposes which demonstrates that the infrastructure is
physically possible, although there are a number of forms this may take. Finally,
Network Rail highlights their support for the principle of the STAG proposal.

8.7.5

SEPA has no objection subject to various conditions. Of note is their acceptance of
the proposal from a flooding perspective, particularly in respect to national planning
policy detailed through SPP7 Planning and Flooding. It is acknowledged that this
development takes place within the functional flood plain on mostly Greenfield land, a
concept not normally supported. However, in the event that Planning Authority
considers the development as an exception under SPP7, SEPA have no objection.
Appropriate mitigation measures have been demonstrated in respect to flooding and

conditions are required to ensure those requirements are met and thereafter
maintained in perpetuity. Related to this, comments made by the Geotechnical Team
regarding further information on the condition of Culverts to be utilised in drainage
infrastructure as well as other technical aspects of the drainage infrastructure can
also be confirmed via conditions at detailed planning stage.
8.7.6

SEPA also consider that other matters can be adequately considered at detailed
planning stage through the imposition of conditions. This relates to the protection and
works to existing watercourses and culverts within the site, as well as reasoned
justifications, method statements and mitigation measures (as required) for works
within or close to watercourses, including any required culverts. In particular a small
watercourse in the northern site section is highlighted. Similar requirements are
highlighted in respect to surface water drainage systems, engineering works to
stabilise ground (and their impact on the surrounding water environment), dewatering activities prior to site development (both standing water and ground water).
These matters can all be controlled by conditions.

8.7.7

Other matters are highlighted by SEPA which relate to their interests or the role of
other Authorities include contaminated water, contaminated land, foul drainage and
the impact of the development on Scottish Water infrastructure, air quality, ecology
and construction impact. It is considered that all of these matters can be adequately
satisfied through conditions, advisory notes and other areas of legislation.

8.7.8

Scottish Water raises no objection but comment due to the size and nature of the
application and its likely impact on Scottish Water infrastructure. A Development
Impact Assessment has been prepared requiring mitigation. These matters can be
addressed via conditions.

8.7.9

The matters raised by Scottish Power are effectively for the applicant to resolve and
an advisory note is attached accordingly.

8.7.10

Comments made by SNH, RSPB and the Forestry Commission can be adequately
addressed via wider conditions relating to habitat control and management as well as
landscaping.

8.7.11

West of Scotland Archaeology Service have no objection but request further survey
work, recording and recovery which can be addressed by way of a condition.

8.7.12

Support for the development by East Dunbartonshire Council is noted

8.8

Representations

8.8.1

Turning to representations, these are now more fully summarised and responded to
as follows:

8.8.2

(i) Planning Policy

(1) The application is contrary to the Glasgow and Clyde Valley Joint Structure Plan.
The Structure Plan identifies the Coatbridge as a growth area without specifying sites.
The site is located in the Green Belt and therefore contrary to the vision of
safeguarding strategic growth corridors, priority for urban renewal, Strategic Policy I ,
Structure Plan Policy 9B and Schedule 7. It is also contrary to Strategic Policy 6
(Quality of Life and Health of Local Communities) due to its proximity and impact on
local communities.
(2) The Structure Plan has incorrectly identified the site for rail freight purposes as it
is not served by the required infrastructure. Furthermore, it is unclear what the
definition of an International Rail Freight Facility is.

(3) The proposal is contrary to the Monklands District Local Plan as the site is located
in the Green Belt and conflicts with policy protecting long distance footpaths. The

arguments in regard to the clearance of derelict sites at the Garnqueen junction
(policy ENV4) is unfounded as the area is not classed as vacant and derelict land.
The application is contrary to the emerging local plan as the site is not zoned for
business development, and is retained in the Green Belt. In relation to policy ENV1,
the application is not acceptable as it impacts upon biodiversity and public rights of
way.
(4) The proposal is contrary to the National Planning Framework where it is not
identified and is not considered a national priority. 207 projects are assessed of
which 12 are confirmed as national developments, the most relevant being the
Grangemouth Freight Hub and Rosyth International Container Terminal where
development should be directed.

(5) The application is contrary to SPPI as due to its scale and built form it is not in
keeping with the local built environment.
(6) The application is contrary to SPP2 Planning for Business in that it is not of high
design quality and therefore does not protect the natural and built heritage.
(7) The application is contrary to NPPG 14 Natural Heritage. The proposed
development impacts upon the natural heritage inasmuch as it reduces opportunities
for the public to enjoy the countryside and has an adverse impact on ecology, in
particular protected species.
(8) The application is contrary to SPP 21 Green Belts as it does not accord with its
aims nor does the site feature in the current Development Plan for anything other
than Green Belt, which has been adopted with proper public consultation. The
proposal is not considered to be a national priority, there is no established need,
there are other suitable sites and the scale and form of the development in
unacceptable. The development will result in the loss of links for walking and cycling
and any argument that the application links to Gartcosh Rail Station in respect to
public transport is overstated. The application also results in the annihilation of
Green Belt land which has served to prevent coalescence, define existing settlement
boundaries and provide countryside and recreational purposes. This application in
addition to rezoning of land at Glenboig and Gartcosh for residential purposes will
have an unacceptable impact upon character of towns, recreational corridors
including core paths, cycle routes and bridle paths. The local plan does not provide
for adequate provision in light of the potential new development in the area.

(9) The application prejudices the Development Plan vision and does not constitute a
freight facility for the following reasons:
e No freight operators have been approached or identified to use the site,
e No approach has been made to the Rail Freight Group regarding the proposed
development,
0
No scope for customers of sufficient size to operate the site. This would mean that
the storage units will require to be re-segmented to appeal to smaller operators who
do not have the capacity to utilise rail freight.
There is no rail link.
(10) The application is premature in respect to the emerging Local Plan which zones
the site for development. Determining the application prior to this would be without
the benefit of Public Local Inquiry. The application must be referred to Scottish
Ministers.
(11) The Development Plan, the Structure Plan and the Local Plan all identify the
Kilgarth site as suitable as a development as a rail freight facility. The reclassification
of the site from Green Belt to Brownfield can only be considered if the planning
application is for this sole purpose. Hence the desperate, repeated claims from KDC
that this is a "rail freight facility'', as opposed to, for example, a "rail freight terminal".
Also, the applicant's claims that the site is Brownfield is incorrect.

(12) In reality, the current proposal is for a “rail linked distribution park“ - a phrase
used by the applicant but buried within the application. In simple terms, it is a logistics
centre a road based distribution centre designed to add more traffic to the roads
network. There is no rail link and it cannot be considered ‘the best rail connected site
in Scotland’.

-

Response: Refer to planning assessment. The role of the site as a rail freight facility
can be controlled via conditions with protection of a potential future link to Gartsherrie
ensured via a legal agreement. Notwithstanding the stage of the emerging Local
Plan, this application can be assessed on its individual merits and processed
according to statutory requirements. The support of the Rail Freight Group is
confirmed earlier in the report.
(13) Why not locate the proposed development in a different location and particularly
on Brownfield land?
(14) The surrounding area, aside the former landfill is categorised by operational
livestock farming. Given this was the previous use of the adjacent landfill site, now
this has ceased operations all land should be reverted to agricultural land.
Response: Each application must be considered on its individual merits. Specific
locational need is discussed in the planning assessment.
(15) There is no justification for general industry within the site.
Response: Planning conditions are attached restricting the use of buildings to
storage/distribution with ancillary office space. It is considered that some industrial
use may be accepted within this site, for example, ones which would utilise direct
access to the rail network. However, it is considered that such proposals should be
assessed independently in order that appropriate control can be achieved and there
is no general acceptance for any proportion of industry embedded in this
recommended permission.

8.8.3

(ii) Market and Locational Needs Case
(1) The Applicant’s own Market Needs Assessment is based upon two core
assumptions:
0

0

A dedicated link road will be constructed between the Freightliner site at
Coatbridge and the M73 through the “Kilgarth Distribution Facility. ”
It is located away from incompatible neighbours, thereby allowing 24 hour
operations”.

Which (a) currently has no permission and (b) is unachievable at this location.

A more honest conclusion of assessment against relevant criteria for such proposals
would confirm a ‘poor’ rating in respect to ‘rail link’ as without the rail link to
Gartsherrie there is no rail link the west coast main line, Ipoor’ in respect to policy
support as the development is not identified at a national level, ‘poor’ in respect to
needs case as the market can be met by existing sites at Eurocentral and Rosyth or
new sifes at Grangemouth and Faskine, ‘poor’ in respect to good rail access as the
primary requirement for a link to the intermodal terminal at Gartsherrie is not satisfied,
‘poor’ in respect to good road access when Gartgill Road is closed, ‘poor’ in respect
to access to labour as the development would result in a net loss of jobs when HGV
employment losses are taken into account as well as result
minimum
waae
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exploitation; and poor in respect to proximity of other residential areas with a
significant number of properties within 1000m.
Response: Refer to planning assessment. The market needs case looks at the
operation of the site as well as discussing potential links with the freight terminal at
Gartsherrie, the latter of which can be protected.
(2) There is no government or private funding currently available for the suggested
link road and the current freight companies operating within Scotland (including those
at Gartsherrie) have all said that they would not be party to financing its construction.
Even if a link is provided the distances between warehouses would be more than 1km
preventing the economic benefits to be gained from the use of yard tractors.
Response: The link road is not part of this application, although the proposal does
support the aspiration. The Structure Plan supports the rationalisation of the
Gartsherrie site.
(3) Within Scotland, the current freight operators are presently working well under
capacity and all have significant scope for expansion as and when needs arise in the
future. The projected freight possible via the project is far in excess of demand in
Scotland. This demonstrates that the facility is flawed in its concept and will not result
in the maximum HGV displacement indicated by the applicant.

(4) There is currently a massive volume of spare warehousing within the M8/A8
corridor, well in excess of that proposed by KDC. The ”market needs analysis”
assumes a starting position of zero when calculating the future needs for
new/replacement warehousing and should, therefore, be discounted. There is no
‘market’ requirement for more.

(5) There is no requirement for backloaded wagon trains from Scotland to England.
This highlights that the applicant’s proposal is not financially sound. Due to Scotland
physical population size and spread there is no requirement for such a facility.
Response: The proposed development takes into account national policy on rail
freight and anticipated future markets. The proposal also differs to other sites which
offer container handling.
(6) The breakeven point for the Kilgarth site is stated as “at least 6 daily train services
(of 750 metres trailing length) toflrom a number of locations”. In effect, 12 “train
paths” daily which, assuming the company‘s claim of 2,000 tonne trains, equates to
24,000 tonnes of freight in anyone 24 hour period. This is circa 6 times the quantity of
the current freight movement for the whole of Scotland. It would also result in all other
Scottish Rail Operators to cease trading.

Response: The applicant has advised that they do not have a break-even point in
this respect, nor envisage running 7 full length trains (14 movements) on day 1. The
proposal is designed taking into account future market trends in rail freight.

(7) The ES is incorrect describing train speeds, sizes and maximum payloads for a
conventional cargo HGV that are not possible in the United Kingdom. Nor is the turn
around time for off-loading trains possible, the maximum stated capacity of the site
could not physically be off-loaded in the time available.
Reason: This application is in outline and the operation of the site as a rail freight
facility can be controlled sufficiently via conditions with operation details and layout
confirmed through detailed applications.
(8) The Ryden Report states that the country should suppotf the existing freight
operators at Mossend Rail, Eurocentral and Freightliner, Gartsherrie. The Kilgarth

freight facility would be a direct competitor, not a support player, and, given the
tonnage required to break even, would require all other operators to cease trading in
order to make this site viable. The Ryden Report also highlights that there is no
strategic requirement for logistics warehousing. At no time is the requirement for a
freight facility at Kilgarth, or elsewhere, mentioned.
Response: The proposed facility would operate in a different market sector to other
sites in North Lanarkshire (containers) and would be aimed at a few major logistic
operators who have sufficient volume to utilise large flows from UK Central
Distribution Depots to Regional Depots. Projected trends in rail freight are noted.
Further support for the proposal is detailed in the planning assessment.
(9) The world’s biggest owner, manager and developer of distribution facilities,
Prologis, have specifically halted all work in Scotland due to the lack of need and have
no plans to restart construction in the foreseeable future. If a world renowned
company has identified the lack of need for additional warehousing in Scotland this
should carry more weight than the ridiculous claims being made by a speculative
developer. The proposal has no end user in place and is wholly speculative. The
freight operators who could potentially use a site of this nature are not interested in
moving from their current bases and the only other major players are tied to long term
contracts at other sites. There is therefore no point to the proposed facility.
Response: This application must be assessed on its individual merits. The
application is in outline establishing the land-use. The nature of the site can be
adequately controlled by conditions while agreement with an end user is a
commercial matter.
(10) There is inadequate rail capacity to support the development. The one factor
holding current operators back at present is the availability of “rail paths” allowing the
transportation of goods by rail.
Response: Refer to consultation responses from Network Rail. This matter can be
sufficiently controlled via conditions.
(11) The development has no consultation with or support from the ‘Rail Freight
Group’. This is a national body with over 150 members ranging from the worlds
largest container shipping line to high street retailers. The organisation serves the
interests of members by improving the political, legal and planning environment in
which the industry operates, as well as seeking to promote the industry and attract
appropriate new investment. They seek to influence, educate and inform politicians,
officials and other policy makers,

Response: Refer to planning assessment. The Rail Freight Group have written in
support of the application.

(12) Gartcosh Business Park is more suited to the development as it is not in the
Green Belt, is of a similar size and requires less infrastructure.
Response: This application is considered on its individual merits.
(13) A supporting letter from English and Welsh Railways Ltd (EWS) has been
submitted with one objection. This discusses that the majority of freight in the UK is
via containers, with van freight only a small part of the market. It does note that this
market is however starting to grow. The letter notes that most of the major retailers
have substantial infrastructure that is not directly rail linked and that it will be many
years before they seek to renew that infrastructure. EWS note that they have existing
container facilities at Eurocentral and Grangemouth both of which have significant
remaining capacity. They consider that existing rail facilities can meet demand for the
next 15-20 years. They conclude by stating that they see no real justification for the
proposal, either economically or practically.

A supporting letter from Malcolm Logistics Services was also submitted with the
objection. This discusses that it is not clear from where the projected capacity of the
site will come, noting targeted goods are accommodated elsewhere at intermodal
terminals at Mossend, Coatbridge and Grangemoufh. It is also discussed that
companies are using those facilities and have long term investment in them.
Inaccuracies are highlighted in the ES on anticipated maximum payloads and
potential train speeds. It is also noted that it is not understood where the targeted
trainloads could come from. The writer notes that the contents of his letter are his
own personal views.
An email from Head of Policy, Freight Transport Association has been submitted with
one objection. It concludes that having spoken to several of their members it has
been pointed out that there plenty of capacity at current terminals, there is little
demand for wagonloaded trains and such trains are severely speed restricted. It
concludes that having spoken to various parties, no members consider the current
proposals worthy of consideration.
Response: Refer to Planning Assessment. It is acknowledged that the proposed
development is intended to operate in the different market sector from intermodal
sites and is being developed with the future freight industry in mind.
(14) The development does not feature or take support from the freight action plan for
Scotland.

Response: Refer to planning assessment.

(15) An extract from a report from Transport Scotland has been submitted confirming
that the proposed STAG road will receive no financial support by the Executive
principally because it would have ‘no significant impact at a national level’. When
measured against the relevant criteria it is considered that the proposal will provide
only minor benefits.
Response: This application is not for the STAG road. It does however support the
principle and provide a large section of the road. The protection to complete
remainder can be secured via a legal agreement. Any lack of funding at the present
time does not negate the merits of the scheme.
8.8.4

(iii) Loss of Core Paths and Right of Way

(I) The applicant has failed to identify footpaths or right of ways within the site. Two
well established routes cross the site, one defined as a right of way and both draft
core paths as identified by the Council in respect to the Land Reform Act. These
paths are both well established and used linking Coatbridge with Gartcosh and
Glenboig onwards to Kirkintilloch.
The loss of these will have an unacceptable
adverse impact upon pedestrians, cyclists and equestrians. Furthermore, the loss of
the paths will have an unacceptable impact on local equitation centres (4 with a
combined 30 horses) with limited alternative routes. On a human level this results in
the loss of footpaths used by residents for health and access to the wider area.
(2) Proposed paths are considered unacceptable as they replace a countryside walk
to one extended journey through an industrial estate. It would not be safe to ride
horses in such circumstances and the routes would not be available from an easterly
direct once the Heatherbell Level Crossing closes. This is contrary to local and
national government social inclusion policies.
(3) There are no suitable replacement routes if these paths are lost.

Response: The masterplan does not prevent to retention of these paths, a matter
that can be controlled via conditions. It is noted that the east-west path is not a Right
of Way and has been more recently contained within the landfill operation site. It is
acknowledged however that it can be facilitated by the development, particularly for
pedestrians and cyclists but also for equestrians where reasonably practical within
the site.

8.8.5 (iv) Closure of Gargill Road and Heatherbell Crossing
(1) The proposed third rail track required for this application is to be taken from the
level crossing section of the track and an obvious by-product of this will be the
closure of the level crossing itself

(2) The STAG road proposal contained within the application unequivocally calls for
the closure of the level crossing, irrespective of the public claims made by the
applicant. There is also network rail and health and safety executive support to close
level crossings due to safety concerns, despite there being no record of accidents at
this location.
(3) Gartgill Road is a vital link road for the local community and is used on an
increasing basis as the main connecting point between the communities of Townhead
and Glenboig, for social, commuting and business purposes. This includes
pedestrians, cyclists, equestrians as well as farmer with livestock. The closure of this
link will force users and transport to seek alternative routes, pushing more traffic onto
the already overloaded Gartsherrie and Gartlison Roads.
(4) Residents of Gattgill Road that occupy the section running from the level crossing
to Gartliston Road would be unable to exercise themselves, horses, pets, etc in a
safe environment due, to the nature of traffic on Gartliston Road and loss of access to
footpaths in and around the application site.

Response: This application does not require the closure of Gartgill Road or the
Heatherbell level crossing. In the event that the aspirations for the STAG road are to
be realised, a planning application would be required at that time. This may result in
implications for roads and access routes in the area, however would be subject to full
and proper consideration through the planning process.
8.8.6

(v) Safety Issues

(7) The suggestion that the proposal addresses "long-established access and safety
issues" affecting Gartsherrie is a misrepresentation of the facts, in that it assumes
that all alternative freight traffic must also use this site. Unfortunately, this would only
be possible if the STAG link road was completed. As this is not part of the proposal,
and will be the subject of a separate planning application, it is irrelevant and should
be ignored meantime. Consequently, traffic to the existing freight sites at Gartsherrie
will continue to do so via the current routes.
Response: Refer to the planning assessment. The potential benefits of the STAG
road are acknowledged and this application, whilst only contributing part of that road,
does not prejudice the concept if adequately controlled.
(2) The proposal calls for a section of the storage facilities to be built within a "Gas
Pipe Exclusion Zone". No evidence of a consultancy report from Scottish Gas
Network assessing the safety of this proposal could be found within the documents
submitted with the application. The proposed construction of a major warehouse and
freight facility within an area that was previously designated as a 'no build' zone is
unacceptable.

Response: Refer to planning assessment.
8.8.7

(vi) Design and Visual Impact

(7) The development will have an unacceptable visual impact on the wider area,
particularly when viewed from the North and East, It’s scale, floodlights and opening
hours, individually and combined will be completely out of character in the rural
landscape.
(2)lf approved significant screen planting would be required on the entire eastern side
and this has never been detailed.
Response: Refer to planning assessment: As an outline application, landscaping
within the site would be confirmed at a later stage in the planning process. The wider
landscape impact is acknowledged, however this is considered to be outweighed by
the other benefits of the proposal and landscaping plans, including the remediation of
the former landfill site can help to reduce those impacts.

8.8.8

(vii) Pollution Impact
(1) The noise and vibration created by the development once operational will be
unacceptable and outwith accepted tolerance levels. This also relates to trains
enroute to the site passing through residential areas. It is also noted that there is
currently formal enforcement action being taken at nearby freight sites. Other sites
outwith North Lanarkshire are known to have been stopped from operating 24 hours
due to noise.

(2) It is claimed that 750 metre long trains will be unloaded ”under a canopy” and the
operation will, therefore, be quiet. Given that the sheds receiving the goods will be
shorter than the length of the proposed trains, the train engine will require to be sited
externally, with the resultant noise disturbing local residents. The layout and building
size does not allow for the internal off-loading of all freight cargo. Constant resulting
shunting and train noises will also add to the noise levels, a method now avoided by
other operators.
(3) The application states that Distribution activity needs to, operate 24 hours per day,
seven days per week” and further states that “All of these activities (night time access
for HGV’s and trains, the stacking of containers, the need for large flood lights), and
others which occur, cause noise and visual pollution. For these reasons, appropriate
sites will be those which are located away from residential areas, so that 24 hour
operation is possible.” Bearing in mind the close proximity of the residential areas
stated above, this application, therefore, fails to meet this core requirement and
should be rejected as the site is clearly “not fit for purpose”.
(3) The proposed noise mitigation measures are too loosely specified and are likely to
be ineffectual. As an absolute minimum there should be attenuation measures to a
similar degree as that being forced upon Stirling’s Mossend yard. Even with these
measures in place it would do little to help the village of Ramoan, due to the
topography of the area (I.e. in an elevated position with an unbroken line of sight to
the proposed development).
(4) The methodology by which the noise assessment has been carried out is not
acceptable.

Response: Refer to planning assessment. Noise matters have been assessed in
detail and it is considered that planning permission in principle can be granted,
subject to further noise assessments for individual buildings or phases of the site
which may identify more site specific layout mitigation requirements through detailed
applications. General limits on acceptable noise levels have been established and
this approach is considered to be acceptable to the Pollution Control Team Leader.

(5) It is noted that streets backing onto railway lines accessing the site throughout the
Coatbridge area should have been be notified.
Response: This is not a requirement under planning legislation. With national policy
promoting a modal shift to rail, it can be expected that certain railways will, in the
future, have more intensified use regardless of the ultimate location of freight
facilities.
(6) The proposed development will result in unacceptable levels of air pollution,
including as a result of train and vehicle numbers (works and staff) at the site and
vehicles having to queue for longer at the Heatherbell Level Crossing. The numbers
of anficipated works and staff vehicles, as well as train numbers will be excessive.
This will be worse for properties to the east and north due to prevailing winds. This
form of pollution can result in various diseases including respiratory illness and
cancer. It is unacceptable to bring this potential to a rural area.
(7) The Applicant claims that there are no residences within lkm of the proposed site.
Glenboig, Ramoan and Townhead will all be within 300 yards of the facility and will,
therefore, be faced with major noise, light and noxious odour pollution.
(8) The methodology by which air impact assessment has been carried out is not
acceptable. In particular, reference is given to Glasgow City Centre as a reflection of
pollution instances whereas this site is rural.
(9) The development will result in more cars travelling to the sife.

(10) There will be pollution (air, dust and noise) due to the construction phase if
approved. Given the rural setting and established use there are no such current
impacts. Furthermore, disruption to the local road network due to construction traffic.

( I ?)There has been a failure to address ground conditions and former mine workings
relating fo the sife.
Response: Refer to planning assessment. Matters relating to other pollution impacts
have been considered and found to be acceptable. This included submission of a
full EIA, additional reports and consultation with relevant bodies. Conditions would
however be required to satisfy those matters and an advisory note regarding the
developer’s responsibilities in ensuring ground stability.

8.8.9

(viii) Drainage and Flooding

( I ) The development will have an unacceptable drainage/flooding impact on the
surrounding area.
Response: Refer to planning assessment. Through assessment of the application
and submission of further information these matters have established as being
acceptable in compliance with policy.

8.8.10 (ix) Economic Case for North Lanarkshire
(7) The proposal claims that “the new facility will involve an investment in North
Lanarkshire in excess of €25 million”, This same investment potential has been
quoted in public meetings and the press as being €100 million. Does the figure have
any basis in fact or has it been simply pulled from thin air?
(2) Employment figures range from 800 to 7200 and are based on a set formula for
storage facility capacity. In the absence of a freight operator or any significant “blue
chip” clientele for the proposed facility the figures are a fantasy based on flawed
assumptions. Even if the proposed facility could become fully operational no “new”
jobs would be created, instead the operators would simply relocate staff from their
previous sites to the new location.
(3) The scale of the development is too large and will unacceptably impact upon the
proposed Community Growth Area to the north, particularly in respect to the
marketability of housing.
(4) The scale of the warehousing may result in the loss of local business, such as
Bartletts at Glenmavis.

Response: Refer to planning assessment.

8.8.11 (x) Impact of Ecology and Habitat

( I ) Local environment already badly damaged with removal of wildlife, vegetation and
disregard to the habitat.
(2) The proposed development will result in the destruction of wildlife and rare habitat.
The site includes two nature reserves, peat bog and grasslands.

(3) New wildlife is being attracted to the areas of standing water,
Response: Refer to planning assessment. These matters can be adequately
addressed subject to conditions.

8.8.12 (xi) Transportation Impacts

( I ) How can the site cope with all additional car parking requirements for staff?
(2) The development will result in an increase in HGV movement in the local area i.e.
from the warehousing to destination.
Response: Refer to planning assessment. The proposals are acceptable to both the
Trunk Road and Local Roads Authority, subject to conditions. The application
promotes a modal shift to rail freight reducing long distance HGV movement and
benefits from a direct link to the M73, avoiding leakage onto the local road network.

8.8.13 (xii) The Ability of the Company to Deliver

(7) The Applicant is not suitable for a development of this scale, formed solely for
pursuing this application with little financial resources. Their track record in previous

applications for the removal of peat to aid restoration of the adjacent former landfill
site highlights several problems.
Response: Previous applications have already been reported to Committee. This
application must be considered on its individual merits. Comments in regard to the
Company are not relevant to planning.

(2) Due to the current economic climate the applicant has insufficient resources to
deal with the project and due to the speculative nature of the proposal it is unlikely to
attract appropriate funding to ensure timely completion.
(3) The Company has no inherent experience of dealing with this type of freight
development and limited business experience.
(4) The Applicant has claimed at public meeting they will provide noise mitigation
(bunding and trees), however, this can only by achieved on land outwith the
Applicant’s control.

(5) The applicant’s have publicly claimed they do not intend building a freight
terminal, are not targeting freight companies, rather logistic distribution and
manufacturing. They have also stated on radio that the trains would be electric
therefore quiet, while this is not the case as the lines at this location are not electric.

Response: These matters are not material to the planning assessment of this
application. Refer to planning assessment.
8.8.14 (xiii) Miscellaneous Objections

( I ) There is a conflict in interest between the Applicant and the Council as the
applicant is Chairperson of the STAG road group and offering the Council the
required land for the STAG road ‘free of charge’.
Response: The STAG road does not form part of this application. This would require
assessment via an independent application. This assessment is made from a landuse planning perspective in line with planning legislation and relevant planning policy.
Any future road link would require permission in itself.

(2) Various claims are made throughout the application that can, be described as
“woolly” or open-ended. All claims made should be measurable and testable in order
that the applicant (should application go ahead) can be held accountable and positive
action taken against them for the inevitable infringements.
Response: The application has been assessed on its merits with additional
information requested where required. Various conditions are recommended.

(3) It is unknown who has initially endeavoured to have this site considered for rail
freight purposes in the Development Plan and why.
(4) Glasgow City Council have been pursuing this development from the outset to add
value to otherwise worthless land.

Response: Points noted,
(5) Objectors have not been given adequate time or expertise to formulate objections
and there was inadequate community consultation by the applicant. The neighbour
notification carried out by the applicant did not include domestic residents.

Response: Statutory procedures have been satisfactorily followed
(6) The development and noise from the development (and associated train
movements) will devalue properties.

Response: Property values are not a planning consideration.
(7) There is uncertainty over how the facility will be monitored and policed if
approved.

Response: Normal legislation would apply.
(8) The applicant does not own the site.

Response: Land ownership is not necessary to secure planning permission.
(9) The application requires to be referred to Scottish Ministers.

Response: Under current statutory provision, this application does not require to be
referred to Scottish Ministers.

9.

Conclusion

9.1

Having assessed the application against the Development Plan and all relevant
material considerations it can be concluded that there various factors in favour of
granting planning permission, despite the proposal not being wholly allocated or
supported in the current Development Plan.

9.2

Firstly, despite conflicting with Structure Plan policy in respect to Green Belt
protection, support can be drawn from several other policies relating to sustainable
transport objectives, contribution to economic regeneration and growth and not least
the specific reference to the site in terms of wider strategic objectives for international
rail freight and the rationalisation of the existing container terminal at Gartsherrie.
Whilst this application does not fully achieve that aspiration, it provides a substantial
element of the link road, the remainder of which can be protected and realised at
some point in the future if required. Furthermore, despite being currently zoned as
Green Belt, the adopted Local Plan pre-dates the Structure Plan and the site is
identified in the more recent emerging Local Plan for rail freight purposes, reflecting
established regional policy. It is acknowledged that the emerging Local Plan has not
yet been subject to Public Inquiry and serves no more than to confirm proposed
future planning policy for the site. Nonetheless, this does provide a degree of support
for the application subject to the assessment contained in this report.

9.3

On assessing the development against more technical aspects of the Development
Plan, such as impact on surrounding residential amenity, ecology, transportation,
flooding and drainage etc, it has been established that these matters can all be
satisfied subject to conditions and that there are no outstanding objections from any
statutory consultee.

9.4

In respect to material considerations, a broad range of support can be drawn from
various pieces national and regional, statutory and non-statutory policy and guidance
in relation to both planning and rail freight. It can be concluded that there is
widespread support for a shift in freight methods towards rail for both environmental
and economic reasons and that future trends in rail freight show a significant increase
in the market share.

9.5

Arguments have been presented demonstrating that the application can be justified in
respect to specific locational and market need. Furthermore, the development would
result in, and contribute towards several economic, social and environmental benefits,
whilst being able to be accommodated with an acceptable level of impacts in the local
environment. In such cases, national policy on Green Belt protection allows for
exceptions.

9.6

While a significant number of objections have been received, having assessed and
given the content of these due consideration, they do not raise sufficient reason to
recommend that the application be refused.

9.7

Having regard to the foregoing and drawing all these matters together it is considered
that while contrary to the Development Plan, there are material considerations in this
instance that carry sufficient weight to support the application. As such it is
recommended that planning permission be granted subject to conditions.
A site visit and hearing has been requested.

