
DELEGATED REPORT

PLANNING APP No: 17/01430/FUL

Date Application Valid: 24th August 2017
KPI Deadline: 23/10/17 KPI Target Met? Yes

Proposal 1.5 Storey Dwellinghouse

Address Land To North Of Case Officer:
Heatheryhill Cottage Mr Edward McLennaghan
Mollinsburn Road
Annathill
ML5 2QF

Local Plan Policies North Lanarkshire Local Plan

Policy NBE 3A (Assessing Development in the Green Belt)
Policies DSP 1−4

SPG 07 Assessing Development in the Green Belt

Planning History None.

Site Visit Date(s) 29th August 2017
Weekly List Date 31st August 2017 Weekly List Expiry Date l 3 ' September 2017
Neighbour 291h August 2017 Neighbour Notification 19th September 2017Notification Sent Expiry Date
Advert Date 6th September 2017 Advert Expiry Date 20th September 2017

Detailed Considerations COMMENTS

Siting The application site sits adjacent to Heatheryhill Cottage on Mollinsburn Road to the
south of Annathill. The rectangular site measures approximately 46.5m by 19.5m
(900m2) and is proposed to be accessed from Mollinsburn Road adjacent to the existing
driveway access for Heatheryhill Cottage. The site itself bounded by mature hedging
and trees that clearly set the boundaries of the site. The site is bounded by open fields
on three sides and Heatheryhill Cottage to the south. Given the existing vegetation that
bounds the site the application site is well screened from views along Mollinsburn Road
until you are directly in front of the site. The site would appear not to have been used for
any particular purpose being separated from the adjacent house and fields

Design and Materials The proposals would involve the construction of a 4 bedroom dwellinghouse that would
be one and a half storey (7.2m) in height and incorporates a semi−traditional design and
would be sited to the northern part of the site with screened garden areas to the side
(south) and rear (west). The dwelling measures approximately 14m wide and 14m in
depth at its longest in an inverted L−shape with a footprint of approximately 160m2. The
applicant proposes to finish the dwelling in white render, slate roof and white upvc
doors, windows and fascias.

Daylight/Sunlight The proposed dwelling given its size and distance from the nearest residential property
will have no impact in terms of daylight/sunlight.

Boundary Treatment The existing boundary treatment is a combination of mature hedging and trees which
the applicant indicates would be retained to screen the site. To ensure appropriate
visibility from the access this may require alterations to the front boundary on
Mollinsburn Road with the requirement for a visibility splay of 2.5m by 120m required for
the driveway access.

Privacy The windows of the proposed dwelling are sufficient distance from the nearest facing
windows to not impact on existing privacy levels given the distance and orientation.

Adjacent Levels The topography of the application site is fairly level with similar levels adjacent to the
site.

Landscaping (including garden The proposed dwelling would be set back approx. 5.5m from Mollinsburn Road, have a
ground) rear garden depth of 7m at its narrowest and incorporate private rear and side amenity

space of approximately 650m2 that is more than adequate for the proposed dwelling.

Access, Parking & Turning The proposed access onto Mollinsburn Road and parking provision provided within the
site are considered acceptable. NLC Traffic and Transportation have no objection to the
proposed development subject to adequate visibility, in−curtilage parking, adequate
turning provision, suitable driveway paving, adequate drainage provision and that any



gates if erected to open inwards.

Site Constraints Coal Authority Zone 2 area..

Consultation Responses NLC Traffic and Transportation:− Has no objection to the proposed development subject
to provision of a suitable visibility splay of 2.5m by 120m for the driveway access. They
also require 3 in−curtilage parking spaces, adequate turning facilities for vehicles to
egress the site in forward gear, suitable driveway paving for the first 2m, adequate
drainage facilities and any gates if erected to open inwards.

NLC Protective Services:− No objection subject to a condition requiring the submission
of a SI report and appropriate remediation if required.

Representations None.

Any Other Material The applicant has included a Design and Access statement with the proposals that
Considerations examines the proposals in termsof:−•
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Report

Site Description

The application site is located adjacent to Heatheryhill Cottage on Mollinsburn Road to the south of Annathill. The
rectangular site measures approximately 46.5m by 19.5m (900m squared) and is proposed to be accessed from
Mollinsburn Road adjacent to the existing driveway access for Heatheryhill Cottage. The site itself is bounded by
mature hedging and trees that clearly set the boundaries of the site. The site is bounded by open fields on three sides
and Heatheryhill Cottage to the south. Given the existing vegetation that bounds the site the application site is well
screened from views along Mollinsburn Road until you are directly in front of the site. The site would appear not to
have been used for any particular purpose being separated from the adjacent house and fields.

Proposed Development

The proposals would involve the construction of a 4 bedroom dwellinghouse that would be one and a half storey
(7.2m) in height and incorporates a semi−traditional design and would be sited to the northern side of the site with
screened garden areas to the side (south) and rear (west) of the proposed dwelling. The applicant proposes to finish
the dwelling in white render, slate roof and white upvc doors, windows and fascias.

Applicant's Supporting Information

The applicant has submitted supporting information in relation to this application which includes a Design and Access
Statement that covers many issues and seeks to justify the proposed development in terms of the appropriateness of
the site for re−development. The supporting statement covers many areas including historic land use of the site, local
and national planning policy, the design and impact of the proposals, economic benefits, impact on neighbouring
properties and transport and local amenities as well as other factors noted above.

Planning Assessment

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.

Development Plan − North Lanarkshire Local Plan (NLLP): Residential development in the Green Belt is covered by
Policy NBE 3A (Assessing Development in the Green Belt). In the case of the development proposed this protects the
character and promotes acceptable development within the green belt by presuming against new residential
development unless shown to be necessary for agriculture, forestry or other uses appropriate only to a rural area. 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). Due to the limited



nature of the development the proposal raises no issues with regards to Policies DSP 1 DSP2, and DSP3.

In terms of Policy NBE 3A a new residential dwelling is required to satisfy assessment criteria, including the
requirement to be in conjunction with an acceptable green belt use. Such acceptable uses include a dwelling proven to
be necessary for a person employed full time in agriculture and forestry or other appropriate rural business that has
proven the need for a person to reside full time in close proximity. Having assessed the submitted scheme it is
considered that the proposals fail to satisfy these requirements or to make a case that a dwelling is necessary at this
location in this regard. Scottish Planning Policy (SPP) sets out that development not consistent with green belt policy
can be justified if it can be demonstrated that the development is a national priority or meets an established need if no
other suitable site is available. SPG 07 echoes this position in looking for new residential developments unconnected
with a green belt use to demonstrate special circumstances.

The applicant's justification for the proposed development indicates the land to be a self−contained piece ofwaste−ground
that is overgrown and regularly used for fly tipping. The applicant contends that the site is an appropriate

location for residential development on the basis that the site would be a modest extension to the existing settlement
and the land does not contribute to any significant area of protection or designation. The applicant considers that the
Development is in line with national policy in terms of encouraging where appropriate, the construction of single
houses outwith settlements provided they are well sited and designed to fit with local landscape character, taking
account of landscape protection and other plan policies. In addition the applicant intends to make use of renewable
technologies with respect to heating and powering the dwelling.

Notwithstanding the applicants submission it is considered that the proposed development does not satisfy the
assessment criteria for Policy NBE 3A, SPG 07 and National Planning Policy and SPG 07. Notwithstanding the small
scale nature of the proposals, the approval of such a development on a greenfield site works against attempts to
promote urban renewal through the use of brownfield sites. Notwithstanding the applicant's claims regarding the site
being an eyesore and subject to fly tipping given the strong boundaries around the site it is not considered that the site
has any adverse visual impact on the immediate or wider area or otherwise detracts from the character of the area. It
should be noted however that required alterations to the front boundary for visibility splay requirements would make
the site more visible from public views and subsequent to residential development further erosion of the existing
boundary foliage is possible should the site be re−developed for residential purposes. In terms of national policy which
seeks to allow development as a means to sustain remote rural communities and areas it is not accepted that the
location of the proposed development accords with the intentions of this policy as the site whilst rural would not be
considered remote. It is noted that the applicant proposes a fairly traditional design, the use of renewable technologies
and a layout that minimises the impact of the dwelling on the area however fundamentally the development fails to
accord with planning policy. It is therefore considered that the proposed development would set an undesirable
precedent for other similar developments in the green belt and fails to accord with policy NBE 3A, Supplementary
Planning Guidance 07 (Development in the Green Belt) and National Planning Policy.

Policy DSP 4 − sets out that development will only be permitted where high standards of site planning and sustainable
design are achieved. This policy sets out criteria and requirements in this respect which include; character and setting,
site appraisal and evaluation of design options, water body status protection, integration into the local area, and safe
access for cars. The proposed dwelling is located in the green belt where development should avoid key corridors and
wedges and maintain clearly defined urban/rural boundaries. The proposal is for a new build dwelling, traditional in
appearance and well screened by the existing vegetation that bounds the site. NLC Traffic and Transportation has no
objection to the proposed development subject to conditions ensuring that adequate visibility splay, in−curtilage
parking, adequate turning provision, suitable driveway paving, adequate drainage provision and that any gates if
erected to open inwards. It is envisaged that adequate, access, parking and turning facilities can be provided for the
dwelling within the confines of the application site whilst the visibility splay should be achievable, albeit with significant
cutting back and removal of the front boundary foliage. It is considered that the development could integrate
successfully within the site and surrounding rural area given the layout and design and would not be an unduly
prominent feature within the landscape albeit as noted above the requirements for access visibility and potential for
further removal of foliage associated with a residential use has the potential to make the development more prominent.
It is considered that the proposed design of the dwelling is acceptable with a traditional rural appearance and scale, as
such, the design of the dwelling proposed at this location will not significantly impact on the rural character or erode the
openness of the green belt at this location.

In terms of DSP 4 requirements regarding the principles of sustainable development, mitigation of impacts (noise, air
quality, pollution etc) and protecting water bodies and SUDS/drainage issues it is considered that the proposals accord
with these policies and that these matters can be covered by appropriate conditions if approved.

Conclusions

Taking the above assessment into account, it is considered that this development fails to accord with the provisions of
policies NBE 3A, SPG 07 of the North Lanarkshire Local Plan as well as National Planning Policy. Following detailed
consideration of the proposals, it is considered that the justification submitted by the applicant is not sufficient to
warrant approval of the application contrary to policy and that no special case has been sufficiently made for the
development given that it is not associated or necessary necessary for agriculture, forestry or other uses appropriate
only to a rural area. Therefore, for the reasons detailed in the planning assessment above, it is recommended that
planning permission be refused for the reasons outlined above.

Date 6th October 2017



Reasoned Justification

The proposed development is considered contrary to the Green Belt policy of the North Lanarkshire Local Plan as the
application has failed to justify the proposals in terms with it being associated with an acceptable green belt use or
special circumstances that warrant approval of the application in this instance.

Recommendation: Refuse for the FollowingReasons:−The

proposed development is considered contrary to policy NBE 3A Green Belt of the North Lanarkshire Local Plan,
NLC Supplementary Planning Guidance SPG 07− Green Belt and Scottish Planning Policy (SPP) as the proposed
dwelling is not required for any appropriate rural use and the applicant has not demonstrated any special
circumstances that require the construction of a dwelling at this greenbelt location. The proposed development if
approved would therefore set an undesirable precedent for other similar proposals contrary to the development plan.


