
DELEGATED REPORT

PLANNING APP No: I7I0I050IPPP

Date Application Valid: 28th August 2017
KPI Deadline: 28/10/17 KPI Target Met? No

Proposal Single Dwellinghouse, Detached Garage and Formation of an Access

Address Land South East Of Case Officer:
I Hartwood Road Mr Gary McEwan
Hartwood
Shotts
North Lanarkshire
ML7 5DB

Local Plan Policies NORTH LANARKSHIRE LOCAL PLAN (NLLP)
• NBE 3B (Rural Investment Area)
• DSP 4 (Quality of Development)

Planning History
. 10/011 39/PRA Animal FeedstorelWorkshop/Garage

Site Visit Date(s) 27/09/17 and 03/11/17
Weekly List Date 7th September 2017 Weekly List Expiry Date 28th September 2017
Neighbour 11th September 2017 Neighbour Notification 2nd October 2017Notification Sent Expiry Date
Advert Date 13th September 2017 Advert Expiry Date 4th October 2017

Detailed Considerations COMMENTS

Siting The application site is part of an agricultural field which is located
approximately 41 m to the south east of an existing dwelling and farm buildings.
The site slopes significantly downward from north to south. The site lies
between the settlements of Allanton to the south and Hartwood to the north.

Design and Materials The proposal involves the erection of a dwellinghouse in principle. The only
details provided within the submission with regard to the proposed house are
an indicative location and the location of the proposed access. The dwelling
would have an access off from Hartwood Road. It is contended in the
applicant's supporting planning statement that the proposed dwelling would be
designed in a way to satisfy the requirements of SPG 8 and that the proposed
dwelling would be adequately screened both by existing woodland and
proposed landscaping.

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 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 exact details of the access have not been submitted by the applicant,

however they have indicated an indicative location which would be fairly central
within the frontage of the site.

Site Constraints The site is located within Coal Authority Zone 1, therefore a Coal Mining Risk
Assessment has been submitted. The Coal Authority has indicated that it
concurs with the recommendations of the Coal Mining Risk Assessment
submitted and has indicated that it has no objection to the proposed
development subject to the imposition of a condition to secure an intrusive site
investigation.

Consultation Responses NLC Protective Services has no objections however has recommended that a
Site Investigation is required due to previous land uses around the site.
The Coal Authority has 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 Transportation has no objections to the proposal provided
that suitable conditions are attached to any approval such that the access to
the site be equidistant between the existing access to Newmill Cottage and
Foulburn Road, connection be via a dropped kerb arrangement, visibility splay
requirements (such that 2.5m x 160m in both directions from access and 4.5m
x 160m to the left of Foulburn Road along Hartwood Road and 2.5m x 160m to
right of Newmill Cottage along Hartwood Road) are met, the width of the
access be a minimum of 5m, a pavement is installed for at least first 4m off
from Hartwood Road, that a turning facility be provided within the site and
parking requirements are met.
NLC Greenspace has no objections as long as their recommendations are
taken forward. Greenspace has indicated that badgers are known to be in the
wider area, therefore best practice measures for this species must be adhered
to in relation to soil materials being stored on site, securing pipe compounds
from wild mammals, no open ended pipes within trenches, covering of
trenches, refuelling location, SEPA guidelines regarding prevention of water
pollution and use of white light. Greenspace has also indicated that they
conducted a walkover survey on 03/10/17 and have indicated that if works have
not commenced within 1 year of the survey an updated survey will be needed.
Greenspace also commented on nesting birds in relation to any trees or
hedgerow to be removed. They have indicated that the wooded area which lies
to the north of the site shall be retained and that the hedgerow which runs
along the eastern periphery of the site should be kept and enhanced.

Representations Councillor Cochrane and Community Council have indicated their 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 3B 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, and specifically requires new
development to enhance an existing cluster, enhance natural heritage value and respect natural boundaries.
In assessing this current proposal, it is considered that the location of the dwelling is not part of a cluster nor
does it enhance an existing cluster, does not enhance natural heritage and does not respect natural
boundaries. 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 it is consistent with its location; Policy DSP 3 refers to the impact of proposals on community
facilities or infrastructure that would necessitate new facilities or improvements in existing provision 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. Policy DSP 4 states that development will only be
permitted when design is of a high standard. The application which has been submitted is for planning
permission in principle, therefore only an indicative site layout and Location Plan have been submitted. No
indicative drawings have been submitted with regard to elevations or floor plans. The statement submitted by
the applicant indicates that should the application be granted, the house would be designed such that it is in
accordance with SPG 8: Assessing Development in the Rural Investment Area and that such matters could be
covered by planning conditions. The statement also indicates that given the landscape setting additional mixed
woodland would be implemented on either side of the application site (which would be outwith site lines
required for access). It should be noted that SPG 08 is discussed further below. Even if it was accepted that
the design of the house and garage and landscaping could be conditioned 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 relate well to the
existing context (these aspects are expanded upon in the supplementary planning guidance). A building cluster
comprises a residential property and associated agricultural outbuildings which 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 un−built land within the
average building cluster footprint should not exceed 40%. Even if Newmill Cottage and its various outbuildings
were considered to be a building cluster (which has not been firmly established), the proposed dwelling would
be located approximately 75m south east from the centre of the existing cluster and 55m from the closest part
of the cluster to the proposed dwelling. In addition to the significant level differences which would exist between
the existing farm house and the proposed dwellinghouse this clearly shows that the proposal would neither
integrate successfully nor relate well to the existing context, and therefore would impact negatively upon
neighbouring amenity. Taking all of the above into account, it is considered that the proposal is contrary to
policies NBE 3B 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. Within this guidance it is indicated that the Council does
not consider it appropriate to grant planning permission in principle, but will in all cases require a full detailed
planning application to ensure that all requirements of the guidance has been met. Obviously given that the
application is for a dwelling in principle, the proposal is immediately at odds with this guidance. Section H New
Dwellings & House Extensions' indicates that there is a general presumption in favour of granting planning
permission for new dwellings in the R.l.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 dwelling is assessed against this, it is considered that the
proposal does not relate to an existing cluster and will be alien within the landscape. It is, therefore, considered
that the proposal is contrary to the Supplementary Planning Guidance.

Rural Amenity: The introduction of a new build dwelling 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 including
the removal of the hedgerow within the visibility splays to the north and south of the access, the loss of which
would be to the detriment of the visual character of the area and natural heritage.

Consultations: NLC Protective Services, NLC Traffic and Transportation, Greesnpace and The Coal
Authority's concerns could 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; the
location of access, visibility splays, dropped kerb arrangement, width of the access, pavement installation,
turning facility and parking requirements; best practice measures regarding badgers and further protected
species survey requirement if works have not commenced within 1 year of the survey. However Greenspace
has indicated that where possible the hedgerow along the east boundary of the site should be retained and
enhanced which is clearly at odds with Roads requirements for extensive visibility splays which effectively
would involve the removal of the entire hedgerow from Foulburn Road to Newmill Cottage if the application
were to be approved.

Representations: Councillor Cochrane and the Community Council have indicated their support for the
proposal. They have indicated concerns regarding the nearby Hartwood Hospital site and the message
which would be sent to potential developers if this application were to be refused. They have also highlighted
concerns regarding the contracting local population as a result of lack of modern accommodation available
within the area, and loss of council, government and retail services as a result. It has also been indicated that
it is important to support local development and encourage more people to the village. These comments of
support are noted however these do not outweigh the elements of the proposal which are contrary to the
NLLP.

In conclusion it is considered that the development is inappropriate at this location as it will fail to enhance
natural heritage, it would not form part of a cluster of existing buildings, it is considered that the proposed
dwellinghouse 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 the provision of visibility splays for the site would
result in an unacceptable loss of natural heritage and would not be appropriate at this rural location. For
these reasons it is recommended that planning permission be refused.

Date 9th February 2018

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.

Recommendation: Refuse for the FollowingReasons:−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 enhance natural heritage and
as a result the location of the dwellinghouse will detract from the character of the rural area.
Furthermore should planning permission be granted, a precedent would be set for residential
developments in unacceptable locations in the countryside.


