
DELEGATED REPORT

PLANNING APP No: 191008431FUL

Date Application Valid: 25th June 2019

Proposal Two detached dwellinghouses

Address Netherhall Farm Case Officer:
Dura Road Mr Ritchie Gillies
Allanton
North Lanarkshire
M U 5DJ

Local Plan Policies
HCF 1 A (Protecting Residential Amenity and Community Facilities − Residential Amenity)

DSP 4 (Quality of Development)

NBE 3 B (Assessing Development in the Green Belt and Rural Investment Area − Rural
Investment Area)

Planning History
• 97/1 0021/OUT Rehabilitation of Existing Derelict Farmhouse
• 98/00372/REM Rehabilitation and Alterations to Derelict Farmhouse
• 09/01334/FUL Erection of 4 No, Dwellinghouses
• 1 1/00036/FUL Erection of 2 Dwellinghouses
• 12/00035/PAN Proposed Wind Farm
• 12/00757/FUL Erection of Agricultural Storage Shed
• 18/00589/FUL 2 Dwellinghouses
• 19/00843/FUL Two detached dwellinghouses

Site Visit Date(s) 1st August 2019
Weekly List Date Weekly List Expiry Date
Neighbour 29th July 2019 Neighbour Notification 19th August 2019Notification Sent Expiry Date
Advert Date 7th August 2019 Advert Expiry Date

Detailed Considerations COMMENTS

Siting The site relates to a vacant area of land to the west of Netherhall Farm, Dura
Road, Allanton and features a relatively flat field with a group of mature trees
demarcating the field and the dwellings to the east. The distance between the
nearest proposed dwelling and the centre of the courtyard of the existing
Netherhall farmhouse is 40m with the furthest part of the dwelling being 52m
distant and the furthest part of the more westerly proposed dwelling being 72m
distant.

Design and Materials The proposal is for a two one and a half storey L shaped dwellinghouses which
would face each other, with the projecting sides of each dwelling forming a
shallow partially closed area facing the south. The maximum depth of this
enclosure created by the houses would be approximately 6.7m. A newly created
vehicular access would lead into this partial courtyard.

Both dwellings would have a slate roof, timber windows and doors and a white
wet dash render finish. Both dwellings would incorporate traditional roof dormers.

DaylightlSunlight Due to the location of the proposed development, and lack of neighbouring
buildings or properties, there will be no impact on daylight or sunlight as a result
of this proposal.

Boundary Treatment Planting of an agricultural fence and hedgerow are proposed along the northern
boundaries of the development with additional small lengths of hedgerow
planting enclosing the parking areas to the front of the dwellings. A 1.8m high
timber fence would enclose the eastern boundary facing Netherhall Farm

Privacy Due to the location of the proposed development, and lack of neighbouring
buildings or properties located within 20m distance, there will be minimal impact
on privacy provision as a result of the proposed.

Adjacent Levels The site is sloped slightly towards the west.

Landscaping (including garden The easterly dwellinghouse would impact directly on several mature trees within
ground) the tree group to the east of the site.



Access, Parking & Turning Three parking spaces are proposed to the front of each dweflinghouse with a
new vehicular access being created to the existing farm access road.

Site Constraints The site is located within a High Risk Coal Mining Area

Consultation Responses Due to the location of the proposed, the council's greenspace service, the Local
Development Plans team were consulted as part of this assessment, as well as
The Coal Authority
The Local Development Plans team indicated that compliance with policy NBE 3
B and SPG8 will be required to determine whether this proposal is acceptable.
Greenspace have been consulted as part of this application, however no
response was received
The Coal Authority was consulted, and raised no objection to the proposed

Representations One representation was received, neither objecting nor supporting, but
requesting that if approved, a condition to widen the access to Dura Road
is attached to allow safe vehicular access.

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 B (Assessing Development in the Green Belt and Rural Investment Area DSP 4
(Quality of Development) and − Rural Investment Area) are relevant. Given the location of the proposed,
Supplementary Guidance 8, regarding the assessment of development within the Rural Investment Area
will also be considered.

Policy NBE 3 B (Assessing Development in the Green Belt and Rural Investment Area − Rural Investment
Area (RIA) ) seeks to protect rural areas from inappropriate development. However there are
circumstances where limited development is acceptable where it is seen to enhance the environment in
which it is to be set. Within the RIA new development specifically to enhance an existing cluster, natural
heritage value and respect natural boundaries.

Supplementary Planning Guidance 8 −Assessing Development in the Rural Investment Area (SPG 8) goes
into further detail regarding the acceptable development types within the Rural Investment Area. Section
H 'New Dwellings & House Extensions state that there is a general presumption in favour of granting
planning permission for new dwellings in the RIA 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 3 B

As per SPG 8, a building cluster comprises a residential property and associated agricultural outbuilding
which should be closely grouped together within an average building footprint diameter of approximately
lOOm. 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 buildings to the east consist of three separate residential buildings, two of which were only
granted in 2011. Although the layout of the two new build properties have been done sympathetically to
the cluster style, it is deemed that due to the clear boundary treatment and demarcations between the new
dwellinghouses and the original Netherhall Farm, as well as the separation via the road, that the existing
buildings to the east of this site does not constitute the description of a cluster. The western boundary of
Netherhall Farmhouse is clearly defined, with a dry stone wall and tree planting along the boundary. This
indicates that any development further west of the drystone wall would constitute as an intrusion into the
wider rural area, which does not accord with policy NBE 3 B.

If it were deemed that the group of three dwellinghouses were a cluster, the nearest part of the closer
proposed dwellinghouse would be located approximately 27m from the centre of the courtyard of the
existing Netherhall Farm, with the furthest part of that dwellinghouse 52m from the centre. The western
proposed dwellinghouse is located further away, located 72m from the centre of Netherhall Farm.

The layout of the proposed development, with two L shaped buildings do create some form of enclosure,
and accords with the layout of development within a cluster, but they cannot be considered to complement
an existing building cluster. As described above, the buildings on the site currently do not constitute as a
cluster. Section 1.4 of SPG 08 states that "any new development proposals should relate to the existing
building footprint and the need to create a sense of enclosure and space." The proposed does not accord
with the above description due to the proposed being kcated in an area clearly separated from the existing



buildings on site. This separation effect is reinforced further by boundary treatments proposed and the
development being at a sufficient distance away from the existing buildings, so that they can only be
viewed as sporadic development and intrusion in the wider rural area.

Therefore, it is deemed that the existing buildings on site do not constitute as a cluster, despite the new
build's layout designed in a way to be sympathetic to cluster styling. The proposed dwellinghouses will be
located a significant distance from the centre of the existing buildings, and due to their location and the
existing and proposed boundary treatments, the proposed would not create a sense of enclosure, but will
give the appearance of two separate and detached dwellinghouses located within the countryside. As
such, the proposed does not comply with policies NBE 3 B and SPG 8

Policy DSP 4 (Quality of Development) seeks to ensure that developments are well designed and do not
have an adverse impact on neighbouring amenity. The planning statement submitted with this application
states that the dwellinghouses would be designed to ensure accordance with SPG8. The principles of
development in SPG8 are discussed above, but with regards to design, all new builds should respect the
local building form and detail. Although the layout has been positioned to be sympathetic of the rural area,
the proposed houses are large in scale, very suburban looking and the boundary treatments will further
enhance this suburban feel. Although there are elements sympathetic to the rural nature of the proposed,
the overall design is large and does not fit in well with the rural characteristics of the area. It is assumed
that the design of the proposed is derived from the new build housing located to the south east of the site.
However, it should be stated that these are not high quality examples of architecture in rural areas, and
design inspiration for appropriate design of new housing in the countryside should not be taken from these
two buildings. Furthermore, as discussed above, the proposed development does not integrate
successfully into the existing buildings and will result in a detrimental impact on neighbouring amenity by
failing to relate well to the existing context. Therefore, it is deemed that due to the unsympathetic style,
design and location, this proposal does not comply with DSP 4.

To summarise, it is considered that the proposal fails against policies NBE 3 B (and SPG 8) and against
DSP 4 as the development is inappropriate at this location as it fails to form part of a cluster, and it is not
in keeping in terms of design. It is considered that the proposed will have a negative impact for cumulative
incremental development within the rural area, and as a consequence would set an undesirable precedent
for residential developments in unacceptable locations in the countryside.

Date 28th August 2019

Reasoned Justification

The proposal is considered not to comply with the terms of the adopted local plan policy NBE 3 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 dwellinghouses will also adversely affect the
rural character and amenity of the area.

Recommendation: Refuse for the FollowingReasons:−The

proposed development does not comply with the terms of local plan policy NBE 3 B Rural
Investment Area and associated Supplementary Guidance 8 'Development in the Rural Investment Area,'
as it is not part of an existing cluster, nor does it enhance an existing cluster.

2. The proposed development does not comply with local plan policy DSP 4 (Quality of Development) as it
is not of the high quality design expected in a rural location.

The proposed development, if approved, would result in an undesirable precedent being set for sporadic
development of housing in the countryside.


