
DELEGATED REPORT

PLANNING APP No: 19/00940/FUL

Date Application Valid: 22nd July 2019

Proposal Construction of a 1.75 Storey Dwellinghouse with Garage, a Stable Block and Paddocks,
Including Associated Infrastructure, Landscaping, Access and Parking

Address Site To Rear Of Case Officer:
Gartness Cottage Mr Ritchie Gillies
Bowhousebrae Road
Airdrie
North Lanarkshire
ML6 8PS

Local Plan Policies
NBE 3 A (Assessing Development in the Green Belt and Rural Investment Area − Green Belt)

DSP 3 (Location of Development)

DSP 4 (Quality of Development)

Planning History
• 06/01322/FUL Single Storey Rear Extension to Dwelling
• 19/00940/FUL Construction of a 1.75 Storey Dwellinghouse with Garage, a Stable Block and

Paddocks, Including Associated Infrastructure, Landscaping, Access and Parking

Site Visit Date(s)
Weekly List Date 1st August 2019 Weekly List Expiry Date 15th August 2019
Neighbour Neighbour Notification
Notification Sent 31st July 2019 Expiry Date 21st August 2019

Advert Date 7th August 2019 Advert Expiry Date 21 August 2019

Detailed Considerations COMMENTS

Siting This site relates to a vacant area of land to the east of Bowhhousebrae Road,
south of Gartness College and features a relatively flat field with dwellings
located to the north and east, and open space to the south and west. The
distance between the proposed dwellinghouse and Gartness Cottage is 27
metres, 88 metres from Glenview, 130 metres from Logie and 100 metres from
Mill Farm.

Design and Materials The proposal is for a one and three quarter storey dwellinghouse, a detached
garage and a stable. The dwellinghouse will be finished in white smooth render,
grey render to the projecting gabled end to the front, grey windows and doors
and a tiled high roof pitch. The wall height is 3.19, and the roof extends to over
5.5m in height.
The detached garage will be finished in a similar finish to the dwellinghouse, and
the stable will be of wooden construction. Two horse paddocks are to be created
on the site, with associated fencing and gates

Daylight/Sunlight Due to the location of the proposed, and lack of neighbouring buildings and
properties in close proximity, there will be minimal impact on daylight or sunlight
as a result of this proposal.

Boundary Treatment The boundary treatment consists of hedging to the road front to the east
extending north to the eastern boundary. 1 metre high fencing is located on the
southern boundary. The proposed will see the erection of internal fencing to
create two separated enclosed paddock fields. Furthermore, tree planting will
occur to the northern boundary and to the east.

Privacy Due to the location of the proposed and lack of neighbouring buildings and
properties in close proximity, there will be minimal on privacy provision as a result
of this proposal.

Adjacent Levels The site is sloped slightly to the north east.

Landscaping (including garden The proposed garden area measures 1500m2, and it is therefore considered that
ground) adequate space will be provided to meet the council's garden ground criteria.

Access, Parking & Turning A detached double garage is proposed, with a turning area, creation of access
and paved road on site.

Site Constraints The site is located within a Low Risk Coal Mining Area, and also located on land
previously used for the siting of railway, and previous manufacturing on site.



Furthermore, the site has been identified as a high risk area for surface water
flooding.

Consultation Responses Due to the location of the proposed, the council's protective services, roads
services, and Local Development Plan team were consulted as part of this
assessment, as well as The Coal Authority and SEPA
Protective Services have been consulted, and raised no objections to the
proposed.
Roads Services have been consulted, however, no response was received.
Local Development Plan team have been consulted, however, no response was
received.
The Coal Authority have been consulted on this application, and no objection
was raised to the proposed.
SEPA have been consulted, however, no issues were raised.

Representations Three objections were received, from the same address and one further
objection totalling 4 and the grounds of objection are summarised as
follows, together with the council's assessment of the concerns raised

− Area is located within the Green Belt

Response: The location of this development within the Green Belt is
against the Local Development Plan (See Report below)

− Road access is problematic

Response: Roads have been consulted, but no response was received.
The submitted access statement states that access would be acceptable,
if the application would be approved

− Potential privacy loss

Response: The proposed development would have minimal impact on
privacy loss (See Privacy section above)

− Design inappropriate

Response: The design of the proposed development has been discussed
extensively within the body of the report below

− Daylight/sunlight impact

Response: The proposed development would have minimal impact on
daylight/sunlight loss (see daylight/sunlight section above)

− Previous consent not constructed

Response: This is not a material planning consideration

− Drainage issues on site

Response: The applicant indicates that connection will be made to the
public drainage network. Furthermore, there is no recorded flooding or
surface water issues related to this site

− Loss of view

Response: This is not a material planning considerations

− Bat and deer occurrence on site

Response: An ecological assessment has been submitted, and indicates
the site is poor ecologically, and that no protected species or habitats are
present on site.

Any Other Material None
Considerations



Report

Under Section 25 of the Town and Country Planning (Scotland) Act 1997, planning decisions must be
made in accordance with the development plan unless material considerations indicate otherwise. The
proposal raises no strategic issues and as such requires to be assessed against local plan policies. In this
regard, policies NBE 3 A (Assessing Development in the Green Belt and Rural Investment Area − Green
Belt), DSP 3 (Location of Development) and DSP 4 (Quality of Development) are relevant. Given the
location of the proposed, Supplementary Guidance 7, regarding the assessment of development within
the Green Belt, will also be considered.

Policy NBE 3 A (Assessing Development in the Green Belt and Rural Investment Area − Green Belt) seeks
to protect the rural area from inappropriate development, and restricts development to acceptable types,
with justification, in terms of agriculture, forestry, horticulture, telecommunications, power generation or
other uses appropriate to a rural area including coal extraction, outdoor recreation, education and tourism
that is compatible with an agricultural or natural setting. Section I 'New Dwellings and House Extensions'
states that there is a presumption against granting planning permission for new dwellings in the Green
Belt if they are not associated with agricultural or forestry use. Further to this, a permeant dwelling would
only be supported if it is required for a business that has been established for a minimum of three years.
If dwellinghouses are proposed, Section K 'Key Design Requirements for New Buildings/2' states that new
buildings should be located near existing clusters of development that will reinforce the traditional sheltered
pattern of development in the countryside. However, any proposed dwellinghouse must still be justified,
and the extension of a cluster is not a justification within the Green Belt. Due to the nature of the proposed,
being located within the Green Belt, the proposed is contrary to NBE 3 A and SPG7, unless material
considerations can be provided that justifies departure from the Local Development Plan. The applicant
has provided a Planning Statement, in which a number of arguments have been made to justify the
proposed. These will be summarised and addressed in term in the following sections.

Justification is argued by the applicant that the proposed site, measuring 0.65ha, is negligible in the context
of a Green Belt area of 16,543 hectares, equating to a loss of 0.0039% of Green Belt land. Although it is
acknowledged that the extent of the site is minimal within the wider context, this cannot be used as
justification for the proposed. Every proposal in the Green Belt could use this to justify their development,
and would accumulatively result in the erosion and eventual loss of the Green Belt. This argument also
goes against the core aims and objectives of the Green Belt Designation.

Justification is provided that the proposed would result in the extension of an existing cluster of 5 units.
Based on the above mentioned policies, there is an assumption for new dwellinghouses to be located
within clusters. However, within the Green Belt, there is a requirement for any additional dwellings to be
justified in terms of agricultural or forestry requirements. Therefore, the expansion of an existing cluster is
not a justification for the placement of a dwellinghouse in this location. Moreover, this would result in the
erosion of the Green Belt, blur the lines between urban and rural areas, and set an undesirable precedent
for the further expansion of housing in the Green Belt.

A precedent is claimed to have been set for the provision of housing in the Green Belt, based on application
19/0031 7/FUL. This is an application that was submitted with justification, including a SACs report, which
demonstrates that a house is required for agricultural purposes. As no such report has been provided with
this application, this is not an example of a precedent which this application could follow.

A previous application has been used as a set precedent for the development of housing in the Green
Belt, application 1 5/00504/FUL. However, upon investigation of this case, there was a historical precedent
set as this site was previously occupied by a dwellinghouse. In relation to the proposed site, and viewing
historical mapping layers dating back to 1858, this site has never been built on, and therefore there is no
historical principle established.

The planning statement states that this dwellinghouse will be required to ensure the safety of the horses
on site. However, as per SPG7, businesses must be established for a minimum of three years prior to the
consideration of a permanent dwellinghouse. No evidence has been supplied that demonstrates that there
is an established business with a proven need for on−site workers.

In summary, the proposed development does not provide sufficient justification for the placement of a
dwellinghouse in this location, and if approved, would result in the gradual erosion of the Green Belt, erode
the urban/rural divide and undermine the core aims and principles of a Green Belt Designation. As such,
the proposed is not deemed to comply with the above policy or supplementary guidance on acceptable
uses within the greenbelt.

DSP 3 (Location of Development) states that applications for development within the Green Belt must
clearlymaintau the urban/rural boundaries. As described above, this proposal would blur the lines



between the two, introducing development that is characteristic of an urban area and would risk creating
a line of development within this area of Green belt. As such, it is deemed that the proposed does not
comply with DSP 3 (Location of Development).

Policy DSP 4 (Quality of Development) seeks to ensure that developments are well designed, do not have
an adverse impact on neighbouring amenity and to ensure that access for cars is safe for all other road
users. With regards to design, the proposed is for a one and three quarter storey dwellinghouse, a
detached garage and a stable. The dwellinghouse will be finished in white smooth render, grey render to
the projecting gabled end to the front, grey windows and doors and a tiled high roof pitch. The wall height
is 3.19, and the roof extends to over 5.5m in height. Based on the provided drawings, it is deemed that
some attempt has been made to portray the idea of a single storey dwellinghouse, typical of a rural location
based on the ground floor wall height. However, the scale of the roof place is disproportionate, and appears
clumsy, top heavy, and more urban in nature. The inclusion of the balcony to the rear further adds to this
urban feel, being located on the 1St floor, adding to the top heavy feel of the dwellinghouse. The proposed
finishing details, using grey windows and doors, do nod to the rural nature of the area, but the overall
design of the house renders this as a token gesture, with the overall appearance deemed out of place.
Furthermore, due to the high roof planes, it does not appear that have been designed to fit in with the
context of the surrounding dwellinghouses, or the more general rural character. The proposed garage is
of little architectural quality, and little attempt has been given to adapt the design to fit in well with the rural
area. The stables, although more sympathetic in finishing materials to the Green Belt, is also of little
architectural merit. The proposed driveway, although satisfying the requirement of being porous, is not
deemed to be appropriate given the rural location. The paving of the entire driveway conveys a sense of
a very urban based development, and frames the proposed dwellinghouse within an urban context, and
not the context of the Green Belt.
The combination of the above result in a development that feels very urban in nature, and not designed
with the context of the Green Belt. If approved, this development would result in degradation of the rural
character of the area, and will further blur the lines between urban and rural areas, contrary to the aims of
a Green Belt designation. Overall, the proposed is not of the high quality architectural design that is
expected within the Green Belt, and as such, it is not deemed to comply with policy DSP 4 (Quality of
Development), particularly within the context of a location within a Green Belt.

North Lanarkshire Council's Road Department were consulted as part of this application, however, they
have not responded to the request. However, based on the proposed drawings and access appraisal, it
would be expected that the proposed would comply with the council's road requirements

North Lanarkshire Council's Greenspace team were consulted to provide comment on the impact on
biodiversity and to review the ecological report submitted. Although they did not comment, on review of
the submitted report, and the absence of any protected species on site, it is deemed that the proposed
would have been acceptable on biodiversity grounds.

Thus, in conclusion, it is deemed that the principle of this development is unacceptable, not being among
acceptable development types for the Green Belt. Furthermore, the proposed fails to comply with policy
regarding design in the greenbelt. The applicant has not provided sufficient material consideration to
suggest that the development plan should not prevail. The proposed is contrary to the development plan
and therefore should be refused planning permission.

Date 27th September 2019

Reasoned Justification

The proposed development fails to meet the criteria set out in the relevant policies contained within the
North Lanarkshire Local Development Plan. The proposed development does not comply with acceptable
development types within the Green Belt, and is unacceptable in principle. In addition, the proposals is also
contrary to policy DSP4 in that it fails to provide sufficient design quality and would set an undesirable
precedent for the further erosion of the Green Belt.

Recommendation: Refuse for the FollowingReasons:−That

the proposed development is contrary to Policies NBE 3 A, DSP 3 and Supplementary Guidance
"Assessing Development in the Green Belt," as it constitutes inappropriate development within the Green



Belt, does not provide sufficient justification that suggests that the development plan should not prevail
and would set an undesirable precedent for the further erosion of the Green Belt.

2. That the proposed is contrary to Policy DSP 4 as the proposed is not of the high quality and low impact
design that is expected within the Green Belt.


