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• NBE 3B (Rural Investment Area)

___________________
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Site Visit Date(s) 23rd May 2017
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Neighbour 4th May 2017 Neighbour Notification 25th May 2017Notification Sent Expiry Date
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Detailed Considerations COMMENTS

Siting The application site is an agricultural field of relatively low quality, situated
between two domestic properties which are some 115 metres apart (Curtilage
to curtilage). It slopes down from north to south and is bounded by rural
cottages to the east and west, agricultural land to the north and Eastfield Road
with agricultural land to the south.

Design and Materials The proposal is for the erection of two, sized detached, single storey
dwellinghouses on large plots (both 5224m2 in area) with a new 5.5m wide
access proposed off the B825 (Eastfield Road). Both houses are the same and
have two bedrooms as well as other standard rooms including open plan
lounge, dining and kitchen area. They have 16.5m frontage, a depth of 13m at
its deepest and 9.5m depth at its narrowest and have a traditional dual pitched
roof. The finish is proposed to be block basecourse and drydash render on the
walls, Spanish slate roof, cast stone window cills and corner quoins. A 2m
wide footpath is proposed along the frontage of the application site. Each
dwelling is proposed to have its own private foul water treatment plant.

Daylight/Sunlight No issues due to remoteness of the site and distance from existing properties.

Boundary Treatment No boundary treatment submitted.

Privacy No issues due to remoteness of the site and distance from existing properties.

Adjacent Levels The site slopes from downwardly from north to south

Landscaping (including garden No landscaping proposals have been provided but this could be secured by
ground) planning condition.

Access, Parking & Turning The proposed access is via a new 5.5m wide access off the B825 (Eastfield
Road). This proposed access meets the road at right angles and goes some
37m into the site, terminating at a communal turning facility for both new
dwellings. Each dwellinghouse has 3 parking spaces and a shared turning
facility.

Site Constraints The site is within an area where shallow mineworkings has occurred. Before
any development takes place an Intrusive Site Investigation report is required
(including any mitigation that may be required). A Site Investigation is also
required due to past land uses around the site and both of these matters could
be covered by planning conditions.

Consultation Responses NLC Protective Services have recommended that a Site Investigation is
required due to previous land uses around the site.
The Coal Authority have no objections to the proposal provided that suitable
conditions are attached to any approval relating to intrusive site investigations
being carried out at the site due to the location of a mine entry potentially within
the site and shallow mine workings.
NLC Traffic and Transportat ion have recommended Refusal as they are
concerned that, although the applicant has demonstrated on paper that the
2.5m x 90m can be achieved by gaining control over the frontage of two



residential curtilages within the splay areas, they are concerned that a) there is
no guarantee that the visibility splays will be maintained by future owners of the
affected properties without title restrictions imposed on the properties and b)
the splay to the east rises significantly over the 120m, therefore in the absence
of engineering drawings, there is no way of ensuring that this splay can be
achieved. Even if it was demonstrated that it could be achieved, it may need
an engineering solution adjacent to the public road that would be an
unacceptable feature in the landscape. They are also concerned about the fact
that this particular stretch of road is unlit and there is no footway on the north
side of the road.
NLC Greenspace are satisfied that there are no nature conservation
designations within the site and that the site is extremely unlikely to have a
habitat for badger setts, however, the surrounding habitat looks suitable,
therefore they have recommended that a badger survey be undertaken. It has
been suggested that this should take in the development boundary and a buffer
of 30m. Given that it is extremely unlikely that the site has a badger sell within
it, as the application is being refused, it is not considered appropriate nor
reasonable to request that a survey is undertaken.

Representations Councillor Morgan has intimated his support for the application.

Any Other Material No.
Considerations

Report

Section 25 of the Town and Country Planning (Scotland) Act 1997 requires that planning decisions must be
made in accordance with the development plan unless material considerations indicate otherwise. In this case,
the proposal is not of strategic significance and as such, should be assessed in terms of the relevant local plan
policies.

Development Plan − North Lanarkshire Local Plan: The site is located within the Rural Investment Area where
policy NBE 313 applies. This policy provides protection from inappropriate development, albeit that there are
circumstances where limited development is acceptable where it is seen to enhance the environment in which
it is to be set. In assessing this current proposal, it is considered that the location of the dwellings are not part
of a cluster nor do they enhance an existing cluster, do not enhance natural heritage, do not respect natural
boundaries and do not respect local residential amenity. The development is an unacceptable intrusion into an
attractive open rural area which does not accord with policy NBE 3B. With this in mind, the NLLP also requires
proposed developments to be assessed against policies DSP 1 (Amount of Development), DSP 2 (Location of
Development), DSP 3 (Impact of Development) and DSP 4 (Quality of Development). Policy DSP 1 refers to
demand for land being reviewed to keep pace with the Strategic Development Plan; Policy DSP 2 states that
new development will only be permitted if they are consistent with its location; Policy DSP 3 refers to the
economic, social, or environmental impact of proposals and Policy DSP 4 details the quality criteria against
which developments will be assessed. Given the location of the proposed development within the Rural
Investment Area, combined with the scale of development, Policies DSP 1, Policies DSP 2 and DSP 3 are not
of relevance. Whilst policy DSP 4 states that development will only be permitted when design is of a high
standard. Whilst the proposed dwellings themselves are typical of rural house design in the area, and could be
considered to be satisfactory the proposed development fails to comply with other aspects of DSP4 namely
that it will not integrate successfully into the local area and will harm neighbouring amenity by failing to relating
well to the existing context (these aspects are expanded upon in the supplementary planning guidance). The
proposed dwelling on the westernmost part of the site is some 18 metres from the boundary of the existing
dwelling and the proposed easternmost dwelling is some 33m from existing dwelling to the west and the
proposed dwellings are set some 28 metres apart within the site. This development proposal is not considered
to be a cluster due to it's linear form and the fact that there is no cluster to begin with. A building cluster
comprises a residential property and associated agricultural outbuildings, they should be closely grouped
together within an average building footprint diameter of some 100 metres. Buildings are traditionally grouped
at right angles to each other to form a U or C block creating a courtyard providing shelter from the wind and
allowing supervision of the buildings from the principle dwelling. The ratio of built to unbuilt land within the
average building cluster footprint should not exceed 40%. Taking all of the above into account, it is considered
that the proposal is contrary to policies NBE 313 and DSP4 of the North Lanarkshire Local Plan.

Other Material Considerations: − Supplementary Planning Guidance: A material consideration is the
Supplementary Planning Guidance (SPG) 8 Assessing Development in the Rural Investment Area, of which
Section H 'New Dwellings & House Extensions' is relevant. The SPG states that there is a general
presumption in favour of granting planning permission for new dwellings in the R.I.A if they are: (a)
sensitively located within or adjacent to an existing building cluster and (b) designed in such a way as to
respect the local building form and detail. Isolated developments, insensitively located and of poor design will
not be supported and will be regarded as being contrary to Policy NBE 3B. When the proposed dwellings are



assessed against this, it is considered that the proposal does not relate to an existing cluster and will be alien
within the landscape, albeit that the house designs are considered to be acceptable within this rural location.
It is, therefore, considered that the proposal is contrary with the Supplementary Planning Guidance.

Rural Amenity: The introduction of new build dwellings at this location represents an urban intrusion into an
attractive open rural area which would adversely affect the rural character of the area. Furthermore, it is
considered that in order to achieve the visibility requirements, an engineering solution will be required, due to
the level differences within the visibility splays to the west of the access, to the detriment of the visual character
of the area

NLC Protective Services and The Coal Authority's concerns can be addressed by the imposition of
appropriate conditions relating to potentially contaminated ground and shallow workings and potential mine
entry in the general vicinity of the site. NLC Traffic and Transportation object to the development as it has
not been fully demonstrated that the required visibility splay can be achieved and maintained forevermore.

It is considered that the development is inappropriate at this location as it will not provide any natural
enhancement of natural heritage, it does not form part of a cluster of existing buildings, it is considered that
the proposed dwellinghouses will have an adverse affect on the open rural character of the area and it could
set an undesirable precedent for residential developments in unacceptable locations in the countryside. It is
considered that the access to the site is problematic as it has not been demonstrated by the applicant that
the required visibility splays for the site can be provided and maintained forevermore. Even if it were possible
to achieve the visibility splays the engineered solution that would be required would not be appropriate I this
rural location. For these reasons it is recommended that planning permission be refused.

Date 13th September 2017

Reasoned Justification

The proposal is considered not to comply with the terms of the adopted policy NBE3 B (Rural Investment Area)
and DSP 4 (Quality of Development) in the North Lanarkshire Local Plan in that it is an inappropriate
development in the rural area. The proposed dwellinghouse will adversely affect the rural amenity of the area
and will pose a road traffic issue by virtue of unmaintainable visibility splays.

Recommendation: Refuse for the FollowingReasons:−1.

The proposal is contrary to Polices NBE 3B Rural Investment Area and DSP4 of the North Lanarkshire
Local Plan and associated Supplementary Planning Guidance "Development in the Rural Investment
Area" as the application site is not part of a cluster, the proposal will not provide any enhancement of
natural heritage and as a result the location of the dwellinghouses will detract from the character of the
rural area.

2. In the interest of amenity in that the proposed dwellinghouses will adversely affect the open rural
character of the area and should planning permission be granted, a precedent would be set for
residential developments in unacceptable locations in the countryside.

3. It has not been fully demonstrated that the required visibility splays of 2.5m x 120m can be adequately
achieved and fully maintained due to land level issues and land ownership issues without being
detrimental to the natural land form, the proposal is therefore at odds with Policy DSP 4 (Quality of
Development) where the assessment criteria includes safe access to a site and all road users.


