
DELEGATED REPORT

PLANNING APP No: 15!02075/FUL

Date Application Valid: 8th October 2015
KPI Deadline: 8h December 2015 KPI Target Met? N

Proposal Erection of 24 Flatted Dwellings

Address Site To West Of Case Officer:
100 Hamilton Road Mr Graham Smith
BelIshill

Local Plan Policies The site is zoned as HCF 1A (Residential Areas) in the North Lanarkshire Local Plan
2012. Policy DSP 4 (Quality of Development) is also relevant

Planning History An application for a Residential Development Comprising of 11 Dwellings and Formation
of Access was refused in 081011991FUL as the proposal would have resulted in a loss of
open space and that the applicant had failed to submit sufficient information with regards
to drainage, flooding and noise.

Site Visit Date(s) 29th November 2015
Weekly List Date 22nd October 2015 Weekly List Expiry Date 8th December 2015
Neighbour 5th April 2016 Neighbour Notification 26th April 2016Notification Sent Expiry Date
Advert Date 28th October 2015 Advert Expiry Date 18th November 2015

Detailed Considerations COMMENTS

Siting The site is a buffer of open space between the Bellshill Bypass and established
housing to the south and comprises of well established woodland and scrub. It
is within a triangular shaped island surrounded by roads on all sides shared
with a bungalow on the north eastern corner.

Design and Materials A flatted development of 24 units is proposed. The design has changed during
the course of the application in terms of house types and their position with the
applicant also attempting to incorporate a design solution that would effectively
attenuate road traffic noise due to the close proximity of the site to the A725.

Six separate blocks (containing 4 flats each) would be conjoined by their
roofspace and rear walls which would provide noise mitigation. The flats would
be two storey in height and accessed off Hamilton Road leading to a communal
parking area at the front with open space also proposed within the front
'courtyard'.

Daylight/Sunlight The position of the flats, their height and the orientation ensures that the
proposal will not result in any unacceptable overshadowing.

Boundary Treatment A 1.8 metre high acoustic fence is required along the frontage of the site for
noise mitigation purposes for those vehicles travelling along Hamilton Road.
There is also an acoustic barrier to be installed (outwith the site on land
adjacent to the A725) by the Scottish Roads Partnership.

Privacy The window to window distances meet minimum guidelines and the proposal is
not therefore considered to result in an adverse loss of privacy.

Adjacent Levels Levels details have been submitted detailing that the site is set below the
adjacent trunk road with a levels difference of approximately 6.7 metres from
the lowest point rising upwards on a steep embankment/tree buffer towards the
road.

Landscaping (including The site mainly comprises of woodland and scrub with more adjoining the site
garden ground) on the embankment to the A725 and the proposed site plan shows areas of

landscaping (although no details have been submitted at this stage).

The bulk of the useable amenity space is confined to a central courtyard with



parking court and an average 5.7 metre deep rear garden depth is achieved.
This is considered to result in a lack of effective rear garden ground for
residents.

Access, Parking & Turning The development would be accessed via Hamilton Road with shared parking
and a turning area within the site. The internal road and parking would remain
private beyond the heel of the footpath.

Site Constraints The site is within an area designated as 'zone 2' with respect to the coal mining
legacy.

Consultation Responses • Transportation raised no objections subject to conditions relating to
access width, visibility, junction spacing and car parking.

• Protective Services initially objected to the original layout raising a
concern that the development would be affected by road traffic noise to
the extent that the mitigation would be such that residents would be
unable to open windows for ventilation purposes. Upon receipt of the
an amended noise assessment and changes to the design and layout
they confirmed that the design changes could acceptably mitigate
noise. In addition air quality has been highlighted as an issue. The air
quality impact assessment indicates carried out for the site has
predicted elevated levels of the pollutant PM2.5 which exceed the
national statutory air quality objective of 10 pg/m3 measured as an
annual mean. The consequence of breaching the national air quality
objective for PM2.5 could ultimately result in the declaration of an Air
Quality Management Area (AQMA) in this location and would be
against the Council's commitment within their Air Quality Action Plan to
work towards improving air quality in North Lanarkshire

• Greenspace raised no objections to the findings of a protected species
survey subject to its recommended conditions.

• Education confirmed that there is sufficient accommodation in the
schools in the area to accommodate the development.

Representations Two letters of representation were received following the neighbour
notification and press advertisement. The points raised relate to the
following:

1. Traffic & Transportation − Consideration will need to be
given on the capacity of the road network to absorb the
development. The proximity of the site to a busy road and
junctions along with a perceived high volume of traffic raises
road safety concerns.

2. Amenity − The proximity of the site to the A725, limited
amount of open space and proportion required for parking
means that the amenity of the dwellings proposed would be
undermined. In addition the height of the dwellings will impact
the amenity of the neighbouring property in terms of
overshadowing, noise, disturbance and privacy.

3. Overdevelopment − The bulk of the site is considered to be
parking with minimal amenity space

4. Wildlife & Woodland − The site is described as an
undeveloped wildlife haven and its loss would be detrimental
to the surrounding area especially after the recent loss of other
woodland in the vicinity and displacement of species to the
site. The applicant should be required to submit detailed
surveys to ascertain species are present.

5. Ground conditions − The site and development may be
affected by ground conditions associated with its historical
mining legacy.

6. Local Schools − The proposal may result in capacity
problems for local schools.

7. Policy − The site is not identified as a housing development
opportunity and the proposal is contrary to policy.

A response to these points is detailed below.



Any Other Material The applicant has submitted documents form Scottish Roads confirming that
Considerations they intend on installing an acoustic barrier along the A725 by summer/autumn

2016.

Report

Planning permission is sought for a 24 unit flatted development accessed off Hamilton Road, BelIshill. Each
flat would contain two bedrooms and parking and amenity space would be shared in a central courtyard.

The site acts as a buffer of open space between the Belishill Bypass and residential part of Bellshill and the
HCF 1A zoning recognises its location on the edge of an established residential area. This policy contains a
presumption against developments that would be detrimental to residential amenity in housing areas and it
also requires proposals to be assessed in detail against DSP 4.

DSP 4 requires an appraisal of the character and features of the site and its setting, safeguarding any
features of environmental interest and ensuring proposals integrate well by ensuring there is no adverse loss
of amenity by taking account of scale, design, disturbance, privacy and overshadowing and any
Transportation issues.

The land that is subject to this application serves an important function in its own right and current form in
that that it provides an established landscape buffer between a residential part of Bellshill and the A725
which is a major artery in terms of the wider road network. The surrounding residential area is relatively low
density in comparison to what is proposed. Furthermore the levels are such that the site is set well below,
and in close proximity to, this trunk road and the resultant impact on the residential amenity of the proposed
housing, and the proximity of the development to the steep embankment with mature trees, is an important
consideration in this instance.

The mitigation that has been arrived at to ensure the development has a realistic chance of meeting the
minimum noise requirements is significant. Noise barriers conjoin the individual blocks with a close boarded
timber fence along the site frontage and a 3 metre barrier on the top of the embankment leading to the A725.
These all enclose a central courtyard area comprising mainly of car parking and a turning area with drying
greens and bin storage also featuring within this tight space. The habitable rooms in the development would
face inwards to the parking court and the overall density means that the actual amount of useable amenity
space for residents is restricted and more akin to a brownfield site closer to the town centre than one on the
periphery. It is noted that the site and its close proximity to a major road artery will not deliver a suitable level
of air quality for residents of the site.

The loss of this buffer of open space, combined with the form of development, which is considered to be out
of keeping with the surrounding area and unsatisfactory living environment for future residents is such that
the proposal is not considered to integrate in a satisfactory way or represent a high quality of development
and fails to accord with HCF 1A and DSP 4.

In relation to the other criteria of DSP 4, it is considered that the proposal would not have a significant visual
impact and could be accommodated without any loss of privacy or overshadowing. Similarly the impact on
the road network would not be significant at this location given the scale of the development and the
proposal is considered to achieve adequate parking. Notwithstanding the comments from Transportation
about junction spacing and access width it is considered that the access could be achieved without resulting
in an adverse impact on road safety.

In response to the points of objection I would comment as follows:

1. In terms of congestion and road safety the scale and nature of the development is such that it is not
considered to result in a significant impact on the surrounding road network or road safety at this
particular location.

2. In relation to the amenity of residents of the development, it is agreed that this would be
unsatisfactory and in addition the loss of an open space buffer which is of itself of amenity value to
existing residents in the locale is noted.

3. It is also agreed that the density of development constrains the amount of quality amenity space and
that this would have an adverse impact on the amenity of future residents.

4. In relation to the impact on wildlife, a survey has been submitted demonstrating that there would be
no significant affect on protected species. Landscaping is proposed to replace any lost and the
impact on wildlife is not considered to be significant, however, the loss of the open space in terms of
its role as a buffer is considered to have a damaging impact on the amenity of the area.

5. In relation to ground conditions, the Coal Authority has not identified the site as a high risk area, and,
should permission be granted, a condition requiring a site investigation would be required.



6. With respect to local education provision, Learning & Leisure has confirmed that there is sufficient
local capacity to accommodate the development.

7. In terms of the policy zoning, whilst the site is not identified as a housing opportunity in the Local
Plan, it is identified as an established residential area and this does not necessarily preclude
residential use.

In conclusion, the replacement of a buffer of open space with a development of the density and form
proposed is not in keeping with the character of the surrounding area and the proposal would result in a low
level of residential amenity for future residents. Furthermore it is considered that if this development were to
be approved with the level of mitigation required, it would set a dangerous precedent for similar
developments in areas of open space unsuitable for residential use. As such the proposal fails to accord with
the relevant policy of the North Lanarkshire Local Plan 2012 and is hereby refused.

Date 5th May 2016

Reasoned Justification

The proposal is not considered to be acceptable in terms of the North Lanarkshire Local Plan 2012 in that
the replacement of a landscaped buffer adjacent to the A725 with a development of the form proposed in
combination with the close proximity of the site to this trunk road, and shortage of effective amenity space
would result in a development that is out of keeping with the area and one which would also result in an
unsatisfactory level of living accommodation for future residents.

Recommendation: Refuse for the FollowingReason:−The

proposal does not comply with policies HCF 1A and DSP 4 of the North Lanarkshire Local Plan 2012 as it
results in the loss of an important landscaped buffer which would be to the detriment of existing residents of the
area. The residential development in addressing noise issues is of a form and nature that is out of keeping with
the locale and this coupled with the sites close proximity to the A725 and lack of effective garden ground for
residents would result in an unsatisfactory living environment.


