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Page No Application No 
 

Applicant Development/Site Recommendation  

      
9-23 19/00701/FUL 

 
Kingston 
Residential 
Investments 
Ltd 

Residential Development (4 
dwellinghouses) 
Site At Earlston Crescent 
Carnbroe 
Coatbridge 

Refuse  

      
24-40 19/00702/FUL 

 
Kingston 
Residential 
Investments 
Ltd 

Residential Development (12 flats and 5 
dwellinghouses) 
Site To West Of 95 Earlston Crescent 
Carnbroe 
Coatbridge 

Refuse (P)  

      
41-76 19/01284/FUL 

 
FCC 
Environment 
(UK) Limited 

Energy Recovery Centre with 
Associated Mechanical Pre-Treatment 
Facility, Incinerator Bottom Ash 
Processing Area, Reorganisation of 
Existing Landfill Infrastructure Area, 
Improvements to Private Access Road 
and Associated Infrastructure Including 
New Internal Access Road, Drainage 
Infrastructure, Lighting and Landscaping 
(EIA development) 
Greengairs Landfill Site 
Meikle Drumgray Road 
Greengairs 
 

Grant 
Request for 

Hearing 

 

77-84 19/01352/FUL 
 

Chryston Self 
Storage 

Siting of Storage Containers for Self-
storage Facility along with Admin Office. 
(Part -Retrospective). 
194 Cumbernauld Road 
Chryston 
G69 9NB 

Refuse  

      
85-93 19/01396/FUL 

 
Mr James 
Dhaliwal 

Part Demolition of fire damaged Listed 
Church, Retention of Tower and gable, 
Demolition of fire damaged Manse and 
Development of 44  Four Storey flatted 
dwellings. 
Dundyvan Parish Church 
Oxford Street 
Coatbridge 

Grant (P)  

      
94-100 19/01664/FUL 

 
Angus Dundee 
Distillers PLC 

Change of Use of Open Space to 
Industrial Land for an Existing Business, 
incorporating Erection of Perimeter 
Security Fence and Construction of 5 

Grant  



Steel-framed Warehouse Buildings and 
One Two-storey Canteen Facility. 
288 Main Street 
Coatbridge 
ML5 3RH 

      
101-109 20/00036/FUL 

 
Mr Paul Taylor Use of industrial site for recycling of 

windows and doors and for the 
treatment of incinerator ash (part 
retrospective) 
6 - 10 Janesmith Street 
Etna Industrial Estate 
Wishaw 
ML2 7XJ 

Grant  

      
110-116 20/00177/FUL 

 
Ms Gurpreet 
Lalley 

Change of use from public house to 
shop (Class1) 
58 Motherwell Road 
Carfin 
Motherwell 
ML1 4EB 

Grant  

      
117-122 20/00302/PPP 

 
Mr Richard 
Paton 

Detached dwellinghouse 
Site To North Of 
16 Bowhousebog Road 
Hartwood 
ML7 5BU 

Grant  

      
123-127 20/00304/FUL 

 
Mr Brian Carr Change of Use from Office to Personal 

Training and Remedial & Sports 
Massage 
Unit 19 48 - 50 John Brannan Way 
Bellshill 
ML4 3HD 

Grant  

      
128-138 20/00418/FUL 

 
 Enterprise 
and Housing 
New Supply 

Construction of 150 one and two storey 
houses, cottage flats and associated 
roads, hard and soft landscaping 
(requiring demolition of 3 flatted blocks) 
Site At Dykehead Road 
Airdrie 

Grant  

      
139-145 20/00475/FUL 

 
Mr Will 
McGarrie 

Part Change of Use to form Hair Salon 
(Convert Existing Garage) (In 
Retrospect) 
21 Greenfinch Avenue 
Broadwood 
Cumbernauld 
G68 9GB 
 
 

Grant  

  
 
 

    



(P) 
 
19/00702/FUL - Should the Council be minded grant planning permission, no permission should be issued 
  until a Legal Agreement in terms of Section 75 of the Town and Country Planning (Scotland) 
  Act 1997 has been finalised, agreeing appropriate provisions for mitigation against impacts 
  upon local education provision, as a result of the development.  
 
19/01396/FUL - Should the Committee be minded to grant planning permission, no permission should be 
  issued until a legal agreement has been finalised agreeing appropriate provisions for  
  mitigation against impacts upon local education provision, as a result of the development.   
 
 
 



 
Application No: 
  
19/00701/FUL 

Proposed Development: 
 
Residential Development (4 dwellinghouses) 
 

 Site Address: 
 
Site At 
Earlston Crescent 
Carnbroe 
Coatbridge 
 

 
 
Date Registered: 
 
11th June 2019 

 
 

 
Applicant: 
Kingston Residential Investments Ltd 
45 Hagmill Road 
Shawhead Industrial Estate 
Coatbridge 
ML5 4XD 
 

 
Agent: 
Grant Johnston 
The Old School Business Centre 
40 Studio 5 
Rochsolloch Road 
Airdrie 
ML6 9BG 
 

Application Level: 
Local Application 
 
 
  

Contrary to Development Plan: 
Yes 

Ward:11 Coatbridge South  
Tracy Carragher, Tom Castles, Geraldine Woods, 
Fergus MacGregor,     
  

Representations: 
235 letters of representation received. 

  
 
 
  
Recommendation: Refuse 
 
 
 
Reasoned Justification: 
 
Residential development on this site is considered to be contrary to the Development Plan. 
The proposal will significantly erode the setting, character and visual amenity of the area in 
removing this community facility as an area of open space. No material considerations have 
been identified that outweighing the provisions of the Development Plan.  
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Planning Application: 19/00701/FUL  
Name (of applicant): Kingston Residential 
Investments Ltd 
Site Address: Site At 
Earlston Crescent 
Carnbroe 
Coatbridge 
Development: Residential Development 
(4 dwellinghouses) 

 

 

 

 



Recommendation: Refuse for the Following Reasons:- 
 

1. The proposed development is contrary to North Lanarkshire Local Plan Policy DSP4 Quality of 
Development, in that the development will result in a significant loss of amenity, identity, character 
resulting in an irreversible adverse impact on the open space character associated with the site 
and surrounding area. 

 
2. The proposed development is considered detrimental to the character and setting of the area and 

thereby contrary to policies HCF1 Protecting Residential Amenity and Community Facilities and 
DSP 4 Quality of Development of the North Lanarkshire Local Plan as it is considered that the 
removal of this area of amenity open space would have a detrimental impact on the setting and 
established amenity of the wider housing area. The site offers a valuable established green space 
which contextually provides balance to the existing street scene by connecting the extended open 
space areas, being cumulative component of the wider open space design of the original 
development and in doing so contributes to and maintains a valued sense of place as set out in the 
National guidance on design ‘Designing Streets’.  

 
3. The proposed development does not accord with the principles of sustainable design by virtue of 

location as this site forms an important landscape design component framing the urban area which 
functions as a means of attracting people into their local natural environment by maintaining 
community access, recreation opportunities and environmental quality close to and within the 
community, as such, is contrary to the sustainability aims of policy DSP 4 of the North Lanarkshire 
Local Plan. 

 
4. That should planning permission be granted a precedent will be set for inappropriate development 

on valued areas of open space that are of intrinsic value in their own right 
 
 
Background Papers: 
 
Consultation Responses: 
 
Environmental Health (including Pollution Control) memorandum received 9th July 2019  
Traffic & Transportation memorandum received 17th July, 1st November 2019 & 5th February 2020 
NLC Greenspace memorandum received 10th September 2019  
Education memorandum received 11th September 2019  
 
Contact Information: 
 
Mr Gordon Arthur at esplanning.gov.uk  
 
 
Report Date: 
 
5th August 2020



APPLICATION NO. 19/00701/FUL 
 
REPORT 
 
1. Site Description 
 
1.1 The application site is a grassed area of open space that sits on the corner of Earlston Crescent and 

St Leonards Walk in Carnbroe.  The site is roughly ‘L’ shaped and extends to approximately 1,575 
sqm.  The site forms part of the original open space which serves the central housing development 
within Carnbroe which dates from the 1970s.  The site is neighboured by existing dwellinghouses at 
St Leonards Walk, Tweedsmuir Place, Balfron Place and has frontage to both Earlston Crescent and 
St Leonards Walk.   The site is fairly level, gently sloping from the high point at the South West of the 
site at the corner of Earlston Crescent and St Leonards Walk to the lowest point at the North West 
corner of the site behind the rear gardens of properties on Tweedsmuir Place and Balfron Way 
where the maximum level difference runs to 3m.  The level increase is most evident on the section of 
site on the corner of Earlston Crescent and St Leonards Walk.  

 
2. Proposed Development 
 
2.1 Following amendments to the original submitted proposal planning permission is sought for 4 

dwellinghouses on this site.   The proposed layout includes 2 semi-detached two storey houses that 
face onto St Leonards Walk and two detached bungalows which face onto Earlston Crescent. 

 
2.2 The semi-detached houses (Boston House Type) each measure 5.75m wide by 8.75m deep, have a 

traditional pitched roof design and an overall ridge height of 6m.  The houses accommodate an open 
plan living dining kitchen space with a WC on the ground floor and 2 bedrooms with bathroom and 
en-suite on the first floor.  The plots show two in-curtilage parking spaces within the front gardens. 

 
2.3 The detached bungalows each measure 7.7m wide by 19.6m deep, have a pitched roof which is 

gable onto Earlston Crescent and has an overall ridge height of 4.8m.  The houses accommodate an 
open plan living dining kitchen space with 3 bedrooms and 2 bathrooms.   A parking court with 7 
spaces is provided to the front of these dwellings.  

 
3. Applicant’s Supporting Information 
 

 Coal Mining Report 
 Lan Environment Report 
 Design Statement 
 Drainage Statement Letter 
 Design statement 
 Planning Statement 
The latter two documents are discussed below in the section ‘other material considerations’. 

 
4. Site History 
 
4.1 Significant planning history within the wider residential area includes the following applications 

though none share the current site boundary: 
 

 C/95/00028/FUL Erection of residential development comprising 352 dewellinghouses 
including the formation of access roads and landscaping approved 16th August 1998 

 07/02005/FUL Construction of 47 Two Storey Dwellinghouses refused 13th February 2008. 
 13/00270/FUL Construction of 21 Houses (Vary Condition 1 of Planning Permission 

07/01885/FUL to Extend Permission by 3 years) approved 16th May 2013. 
 09/00267/FUL Construction of 20 Semi Detached and Detached Dwellinghouses 

withdrawn16th June 2009. 
 10/00678/FUL Erection of 8 No Semi-detached Villas approved 26th June 2010 
 16/01066/FUL Erection of 8 Houses approved 22nd June 2016 
 19/00702/FUL Residential Development (12 flats and 5 dwellinghouses) application also 

being reported to this committee. 
 
 



4.2 Expanding on the planning history central to the applicant’s claim that the site was always intended 
to be built on and cannot reasonably be considered planned open space. It is the applicant’s position 
that further development was simply deferred pending the removal of electricity transmission pylons. 
This argument is not supported by the planning record for the following reasons.  

 
4.3 The southern end of Carnbroe where the pylons continued on through the estate was developed 

following the initial phase and was covered by permission C/95/00028/FUL. This permission had a 
restrictive condition placed upon it, requiring the use of the pylon ground as open space whilst the 
pylons existed. That is to say, this area covered by permission C/95/00028/FUL, now developed was 
always intended to be built out subject to the removal of the pylons. This is confirmed by the 
subsequent application report 13/00270/FUL (paragraphs 1.1 to 1.3) which sought planning 
permission to extend the time period for commencement on permission 07/01885/FUL approved for 
the construction of 21 houses at the site located off Drumore Avenue, Carnbroe. 

 
4.4 In turning to the status of the site, currently under consideration, member’s attention is drawn to 

application 07/02005/FUL. This site boundary overlays and therefore covers the current site and was 
previously refused planning permission on the basis that ‘the development would result in an 
unacceptable loss of open space which forms part of the established residential estate to the 
detriment of its residential amenity.’  It is the position that there has been no material change to the 
sites status as planned open space following this decision. 

 
4.5 Application 10/00678/FUL lapsed and was superseded by application 16/01066/FUL. This site is 

located within an established residential area which is zoned as HCF 2 A1 (Sites for (Short-term) 
Housing Developments) in the North Lanarkshire Local Plan which identifies the site for residential 
development. 

 
4.6 To conclude, the site currently under consideration is neither affected by the former position of the 

pylons and the crucial difference with regards to the northern end of Carnbroe is that the Councils 
position has always been that the site is planned open space.  
 

5. Development Plan 
 
5.1 This application raises no issues of a strategic nature and therefore can be assessed against the 

Local Plan (North Lanarkshire Local Plan) which identifies the site as HCF1 Protecting Residential 
amenity and community facilities. Planning Policies DSP1 -4 apply to all applications.  

 
6. Consultations 
 
6.1 NLC Traffic and Transportation has no objection subject to conditions relating to visibility, dropped 

kerb driveway arrangements and a requirement that the proposed bungalows be served by individual 
driveways rather than a shared parking area.  

 
6.2 NLC Protective Services requires the submission of a Site Investigation together with any 

Remediation Strategy which may be required.  Further advice is given on best practice working 
hours, dust control, lighting and burning materials on site.  

 
6.3 NLC Education was consulted on the original layout as it comprised more than 5 dwellings and 

advised that a financial contribution would be required to towards education provision.  The proposal 
has subsequently been reduced to 4 dwellinghouses and as such the requirement for a contribution 
no longer applies.  

 
7. Representations 
 

Following standard neighbour notification procedures and press advertisement 235 letters of 
representation were received including a 171 signature set of pro forma letters.  It is noted that the 
application has been through the neighbour notification process 4 times and as such several of the 
same objectors have commented multiple times. The objections can be fairly summarised as follows: 
 
 
 
 



Planning Policy 
 
1. The site is not zoned for housing in the current Local Plan 
 
2. The proposal is contrary to the policies of the Modified Proposed Local Development Plan 2018 

as it is not zoned for housing and is protected as part of the Green Urban Network.  
 

3. It is contrary to policy HG9 
 
Loss of Greenspace 
 
4. Loss of open space for amenity and recreation used by local residents for children to play and 

for dogs to be walked. 
 
5. It would reduce the greenbelt around Carnbroe 
 
6. It would set a precedent for other parcels of greenspace to be developed in the area 
 
Ecology 
 
7. The development would remove trees and have a negative impact on wildlife 
 
School Capacity 
 
8. The Local School is already at Capacity 
 
Local Amenities 
 
9. There is a lack of local amenities in Carnbroe to serve the development i.e. only one shop 
 
10. Is there are legislative ratio for percentage of houses built compared to amenities? 
 
Water and Drainage Infrastructure  
 
11. The site has poor drainage and the development would result in nearby gardens being flooded 
 
12. The development would have an adverse impact on the local sewage and drainage 

infrastructure network 
 
13. The water pressure in the area is already poor 
 
Traffic, Road Network, Parking and Road Safety 
 
14. The roads were left in a poor state of repair following a recent development by the same 

developer on Earlston Crescent.  
 
15. Parking is a major problem in the area and the development would increase on street parking 

 
16. The road network cannot cope with the volume of traffic and this development would make 

matters worse 
 
17. Road safety is a concern during construction (with increased traffic and large vehicles) and 

during occupation.  
 
Noise 
 
18. Increase in Noise and Disturbance during construction and occupation 
 
Air Pollution 
 
19. Carnbroe is the most polluted area in Scotland and this development would make it worse. 
 



Dust 
 
20. Increased dust levels during construction 
 
Contamination 
 
21. There may be contaminated land on the site 
 
Neighbour Notification Procedure and Community Consultation 
 
22. The neighbour notification procedures were not carried out correctly. 
 
23. There was lack of communication with the local community. 
 
Overlooking, Privacy and Overshadowing 
 
24. The development would cause overlooking and impact on privacy  
 
25. The level difference would cause overlooking into rear gardens and first floor bedrooms 
 
26. The development would overshadow neighbouring properties and gardens 
 
Design and Layout 
 
27. The infill development would ruin the character of the estate and would overwhelm it 
 
28.  development would result in overdevelopment and the density would be unacceptable 
 
29. It would be an unsightly view 

 
Other Matters 

30. The builder commenced works without having planning permission 
 
31. Persimmon was refused on this site previously  
 
32. The architect was spokesperson for Carnbroe against the persimmon development is this a 

conflict of interest? 
 
33. If the site is in private ownership why is it maintained by NLC? 

 
8. Planning Assessment  
 
8.1 Under the terms of Section 25 of the Town and Country Planning (Scotland) Act 1997, Planning 

Authorities are required that in determining planning application proposals, where regard is to be had 
to the Development Plan, determination should be in accordance with this Plan unless material 
considerations indicate otherwise. In this instance there are no strategic implications and therefore 
the proposal requires to be determined under the terms of the North Lanarkshire Local Plan and any 
other material considerations. 

 
North Lanarkshire Local Plan (NLLP): 
 

8.2 The Local Plan development strategy describes the council’s vision for the development of land and 
buildings in North Lanarkshire.  It aims to balance the regeneration of communities with growth that 
is sustainable, considering not only the amount and location of development, but also the impact on 
communities, and its quality.  As set out in the plan’s development strategy, good quality 
environments need to be protected and community facilities need to be integrated with housing 
areas to achieve balanced communities that meet their residents’ needs.  
 
 



8.3 The impact of the proposal on the character and amenity of the area was assessed, considering 
policy HCF1 Protecting Residential Amenity and Community Facilities. HCF1A (residential areas) 
states a presumption against developments detrimental to residential amenity in primarily residential 
areas.  HCF 1 B1 (Community Facilities) seeks to maintain community well-being in residential areas 
by protecting those community facilities. It was considered that the proposal to develop this open 
space (community facility) for residential purposes was not considered to accord with this principle 
policy which seeks to protect existing residential amenity and a designated and valued community 
facility set aside for community well-being in view of its contributory design function providing an 
existing sense of place, as such is considered contrary to the Local Plan. The site is considered a 
component part of the design of the layout of the residential area and therefore not in accordance 
with policy HCF 1 in the local plan.  
 

8.4 The site is a valuable landscape component linking the site to adjacent open space and to woodland 
beyond its boundary, as such, contributes to a valued sense of place, a view supported by a 
significant number of representations.  It is therefore argued that the loss of this open space would 
have a detrimental impact on the setting and established amenity of both the adjacent dwellings and 
wider housing area, as set out in the plan’s development strategy which states that good quality 
environments need to be protected and community facilities need to be integrated with housing 
areas to achieve balanced communities that meet their residents’ needs.   
 

8.5 It is therefore considered that the development of the site currently open space in the urban area for 
residential purposes does not accord with accord HCF1, in that, the site currently attracts residents 
into their local natural environment providing community and recreational opportunities close to and 
within an adjacent area of open space and wooded area of significant environmental quality. Its loss 
would therefore result in a significant loss of residential amenity. This is further discussed under 
policies DSP 1-4. 
 

8.6 Policy DSP1 ‘Amount of Development’ becomes important in considering a potential addition to the 
supply of housing land, Criterion B Potential Additions to Planned Land Supplies due to the 
Community Facility status of the site. Additions to housing land supplies greater than 10 units on 
greenfield or non- urban brownfield locations outside identified sites require to be justified by demand 
assessments. Given the current position of the development plan, it follows that this proposal (being 
4 dwellings) does not represent an addition to the planned land supply. As such, DSP1 and 
subsequent locational assessment under DSP2 ‘Location of Development’ is not considered. 
 

8.7 In relation to DSP3 (Impact on Infrastructure) it is considered that, given the number of 
dwellinghouses proposed, there are no significant issues with regard to the potential impact of the 
proposal on existing infrastructure and as such no mitigation measures either physical or financial 
are required in this instance.  
 

8.8 Turning to Policy DSP4 Quality of Design the applicant has submitted supporting statements 
containing an adequate site appraisal and outlining their approach to the proposed design and 
layout. 
 

8.9 The proposed layout provides frontage to Earlston Crescent and St Leonards Walk following the 
existing street layout.  Those fronting St Leonards Walk (the Boston House Type) follow and would 
continue the same building line as the existing houses.    The design and scale of the two semi-
detached properties reflects those existing semi- detached houses along St Leaonards Walk and in 
the wider area.  It is accepted that the proposed material introduce a new palette to the street; 
however, the materials proposed may be considered acceptable. Adequate in-curtilage parking is 
provided within the front garden ground.  The plot ratios reflect adjacent existing houses and have 
rear gardens commensurate with the existing properties. These are considered acceptable in terms 
of length, area and usability.  Due to their positioning they would not cause adverse impacts in terms 
of available sunlight or daylight to adjacent houses should members be minded to approve the 



application. It is noted that there is a kitchen window proposed on the ground floor gable facing 
towards No. 43 Earlston Crescent; however, with an intervening 2m high fence there would be 
overlooking or adverse impact on privacy. 
   

8.10 The two bungalows front onto Earlston Crescent. It is noted that their large footprint is somewhat out 
of scale with the footprint of surrounding dwellinghouses; however, they have been designed to 
maximise the depth of the site at this point.  It is noted that there are other bungalows in the area 
which also utilise a gable on appearance to the street and on this basis they are considered 
acceptable.  It is accepted that the proposed materials introduce a new palette to the street; 
however, the materials proposed may be considered acceptable. Their design is therefore 
acceptable.  The plot ratios are tight however, they have adequate front and rear gardens.  Due to 
their positioning within the site and their single storey height they would not cause any unacceptable 
overshadowing of neighbouring properties.  There are windows proposed on each elevation of the 
bungalows.  Those on the gables will not adversely impact on the privacy of each other or existing 
neighbours due to intervening 2m high fencing.  A shared parking are is proposed to the front of the 
bungalows which accommodates the required 3 spaces per house.  
 

8.11 In terms of accessibility the existing footpaths would be retained providing pedestrian accessibility to 
the surrounding area and existing public transport available to existing residents.  As noted there is 
adequate in-curtilage parking to serve the 4 houses.  
 

8.12 There are no nature designations covering this site and as the site contains predominantly amenity 
open space there was no requirement in this case for a protected species survey due to the limited 
habitat potential.   There are no noise or air quality impacts anticipated.  There are no watercourses 
within or immediately adjacent to the site that require to be protected.  The agent has confirmed that 
the approach to surface water will be to treat and attenuate within each curtilage and discharge to 
Scottish Water infrastructure. Conditions can reasonably be attached to any permission requiring full 
SUDS details and confirmation that they meet the requirements of Scottish Water.  
 

8.13 In turning to Part 3(f) Integrating successfully into the local area and avoiding harm to the 
neighbouring amenity by relating well to the existing context: This policy is in two parts the first being 
the contextual element considering the existing local area. The other part considers the avoidance of 
adverse immediate impact resulting for example in loss of loss of privacy, sunlight daylight, and 
disturbance to existing and proposed dwellings. The latter part being the site context. The foregoing 
paragraphs on this policy consider the proposal being capable of complying with this part of the 
policy without significant immediate impact on neighbouring properties in terms of form, scale, 
height, massing, proportion, detailing, colour, materials. That said, the contextual part of the policy, 
the form and positioning of this site (open space) at this location currently provides a landscaped set 
back in balance to the existing built form contributing to the context of the wider area. The policy 
notes that to accord with DSP 4, provision is required to link the proposed development to, and 
enhance, open spaces.  The local plan also emphasises that there must be adequate housing 
provision in appropriate locations, with good quality environments and that good places to live 
require a mix of different uses that make a community.  Notably, residential areas require community 
facilities which can include informal open spaces, and open areas of grassland. These areas of open 
planned space cumulatively contribute to and strengthen the existing sense of place. Removal of 
components of this form will therefore erode the exiting context and consequentially diminish existing 
levels of residential amenity as discussed above under principle policy HCF1. As such, the proposal 
in eroding a component of the planned established form contributing to a sense of place will 
consequentially result in a significant loss of amenity and reduced contribution to community well-
being. The local plan confirms that informal open spaces, such as open areas of grassland, are 
community facilities. Representation also confirms this site as a valuable local asset.   The local plan 
adds that “good places to live need to have a mix of community facilities” Policy HCF 1B expressly 
provides that the council will maintain community well-being in residential areas by protecting those 
community facilities shown on the proposals map. 



 
8.14 On balance, while it is considered that the proposed layout may reasonably be found to comply with 

some of the more technical requirements of policy DSP4 in order to accord with DSP 4 fully, 
provision has to be made to link the proposed development to, and enhance, open spaces. 
Guidance on policy interpretation is provided in the plan’s supporting text on housing and community 
facilities.  It is emphasised that there must be adequate housing provision in appropriate locations, 
with good quality environments and that good places to live require a mix of different uses that make 
a community.  Notably, residential areas require community facilities which can include informal open 
spaces, and open areas of grassland. Therefore, in concluding the absence of compliance with local 
plan policies DSP 4 ‘Quality of Development’ and HCF 1 ‘Community Facilities’  it cannot reasonably 
be found that the proposal conforms to the requirements of the North Lanarkshire Local Plan. 

 
Consultation Responses: 

 
8.15 In terms of the response from NLC Protective Services the requirement for a Site Investigation and 

any Remediation Strategy can reasonably be covered by condition that will ensure that any 
contamination issues are addressed to safeguard the wellbeing of future residents.   The advice on 
construction hours, lighting, burning waste and dust is noted but as it is covered and controlled by 
separate legislation it is not considered appropriate to apply any conditions relating to these matters.  
 

8.16 In terms of the response from NLC Education it is noted that the revised proposals reduce the 
number of proposed dwellignhouses to less than 5 and therefore in accordance with current protocol 
no further consultation is required and no financial contribution is required.   
 

8.17 In terms of NLC Traffic and Transportation’s comments on the most recent proposed layout the 
concerns about the layout of the shared parking area to the front of the proposed bungalows is 
noted; however, as layouts often utilise shared driveways between two properties it is considered 
acceptable in this case.  The other matters of maintaining the visibility splay at the junction of 
Earlston Crescent and St Leonards Walk and dropped kerb driveways can reasonably be 
conditioned  

 
9. Other Material Considerations: 

 
Proposed Modified Local Plan 

 
9.1 The Proposed Modified Local Plan has not yet been adopted and carries limited weight in the 

assessment of this application.  In considering how much material weight to give to the evolving 
Local Development Plan it is worth commenting this site remains in the General Urban Area as 
active open space. As such is considered a significant component of existing sense of place. It is 
therefore reasonable to state that the status of the site as open space remains undiminished by the 
zoning in the replacement plan. 
 
Representations: 

 
9.2 The matters raised in the letters of representation objecting to the application are addressed below: 

 
Planning Policy 

 
1. The application site falls within an area zoned as HCF1 in the North Lanarkshire Local Plan 2012. 

This policy covers existing residential areas (including any open space within them) and seeks to 
protect them against developments which would adversely impact on residential amenity. The 
adopted policy position is set out in section 8 of the report. 
 

2. The Proposed Modified Local Plan has not yet been adopted and carries limited weight in the 
assessment of this application.  In considering how much material weight to give to the evolving 
Local Development Plan it is worth commenting this site remains in the General Urban Area as 
active open space. As such is considered a significant component of existing sense of place. It is 
therefore reasonable to state that the status of the site as open space remains undiminished by the 
zoning in the replacement plan. The site does not form part of the Urban Green Network and is not 



covered by any specific protection policies.  The loss of open space would therefore be assessed 
under policy EDQ 3 Quality of Development in the same way that it has been assessed in the 
assessment section 8 of this report. 

 
3. A number of objections make reference to the application being contrary to policy HG9.  This policy 

reference relates to a previous local plan ‘Monkland’s District Local Plan 1991’ which covered the 
area until the adoption of the North Lanarkshire Local Plan 2012.  Policy HG9 is no longer 
applicable.  

 
Loss of Greenspace 
 

4. The loss of open space is discussed in the planning assessment section 8 of the report above 
 

5. Whilst an area of open green space the site does not form part of the statutory greenbelt.  The area 
is zoned as HCF1 which applies to established residential areas and seeks to protect residential 
amenity.  

 
6. In terms of precedent, the site provides a level of community wellbeing, amenity, identity and place, 

as such, its loss is not a common factor in all residential developments. Therefore, should members 
be minded to approve the application there is a significant prospect that a precedent will be set for 
further inappropriate development on Protected Community Facilities (Open Space) exhibiting similar 
characteristics and function. Member’s attention is drawn to section 4 of the report ‘planning history’. 

 
Ecology 
 

7. The site comprises mainly amenity grass and as such offers little in terms of habitat for wildlife.  No 
ecological report was required to support this application.  There are two trees on the site and it is 
considered that they are of limited value. It is considered that the development will not have a 
significant adverse effect on wildlife. 

 
School Capacity 
 

8. In terms of school capacity NLC Education were consulted on the original layout as it comprised 
more than 5 dwellings and advised that a financial contribution would require to be made to local 
education provision.  However, as the revised proposal has reduced the number of proposed 
dwellings to less than 5 a contribution is no longer required.    This follows the agreed protocol for 
proposed developments proposed less than 5 dwellings across North Lanarkshire as it is considered 
that such developments are unlikely to generate sufficient pupil numbers to justify requesting 
financial contributions.  

 
Local Amenities 
 

9. It is noted that Carnbroe is served by limited amenities; however, the proposed additional 4 houses 
would not in themselves generate the need to provide additional community facilities and would be 
able to utilise the existing corner shop. 

 
10. There is no specific legislative ratio for the provision of local amenities.  Assessments of applications 

must take existing provision in the local area into account.  Where applications are for hundreds of 
dwellinghouses it may be considered appropriate that the development incorporates local retail or 
community facilities within the development or contributes towards improving existing amenities.  
This is not the case where 4 houses are proposed.  

 
 



Water and Drainage Infrastructure 
 

11. The applicant has confirmed that it is proposed to drain the new development to the Scottish Water 
storm sewer within Earlston Crescent. Surface water will receive SuDS treatment and attenuation 
within each curtilage prior to connection to the storm sewer.  This would be subject to the agreement 
of Scottish Water and details of this and the detailed design of the SUDS can be reasonably secured 
by planning condition.  This would address any surface water run-off from the development and 
prevent surrounding areas being affected by flooding.  
 

12. The applicant proposes to utilise Scottish Water infrastructure in terms of fresh water supply and foul 
drainage.  Capacity of the Scottish Water network is a matter to be resolved between the developer 
and Scottish Water; however, a planning condition can reasonably be placed on any permission 
requiring confirmation that Scottish Water can accommodate the development and the connections 
are acceptable to them. 

 
13. Any concerns regarding water pressure in the wider area is a matter to be taken up with Scottish 

Water. As noted above a condition can reasonably placed on any permission requiring confirmation 
from Scottish Water that the development can be served by their infrastructure.  

 
Traffic, Road Network, Parking and Road Safety. 
 

14. The roads being left in disrepair by the developer on a different site is not a material consideration in 
the assessment of this planning application.  In terms of increased traffic it is considered that the 4 
dwellinghouses would not significantly increase the volume of traffic in the area to such an extent to 
merit the refusal of this application.  
 

15. Adequate in-curtilage parking has been provided for each plot within the layout. 
 

16. It is considered that the existing roads network within the estate and wider area can accommodate 
an additional 4 dwellignhouses without detriment to safety.  

 
17. It is acknowledged that larger construction vehicles would need to access the site during the 

construction period.  The road network within the estate could accommodate these vehicles. The 
safety of any construction vehicle manoeuvres are the responsibility of the driver and site manager.   

 
 Noise 
 

18. As with all developments it is inevitable that there will be an element of noise and disruption during 
the construction period; however, this is temporary in nature and covered by separate environmental 
and nuisance legislation used by our Protective Services team.  Should permission be granted it is 
not envisaged that the four houses would result in any noise levels that were not commensurate with 
the surrounding residential area.  

 
Air Pollution 
 

19. In terms of air quality and pollution it is not considered that the 4 dwellinghouses would generate 
such a level of pollution that would significantly increase any existing air quality issues in the area.  
The number of dwellinghouses proposed does not trigger the requirement for an air quality 
assessment to support of this application.   

 
Dust 
 

20. Again during construction there is likely to be an increase in dust; however, this is temporary in 
nature and covered by separate environmental legislation. 



Contamination 
 

21. In terms of potential contamination from historical land uses the applicant requires to carry out a Site 
Investigation prior to any works starting on site to confirm if there are any issues that require to be 
remediated.  This can reasonably be secured by means of a planning condition. 

 
22. The statutory neighbour notification and press advert procedures have been carried out appropriately 

for this site with neighbours within 20m of the development site notified.  The application has also 
been re-notified on the basis of the revised plans submitted.  

 
23. This application is for 4 houses and, as such, is not of a scale to require formal Pre Application 

Consultation with the community by the applicant.  As noted above the neighbour notification 
process has been carried out appropriately and has given ample time for any representations to be 
made.  

 
Overlooking, Privacy and Overshadowing 

 
24. Due to the orientation, height and positioning of the proposed houses within the site they will not 

have a significant adverse impact on the available sunlight or daylight to immediately adjacent 
neighbouring properties. 
 

25. Due to the location and height of the proposed windows on each of the proposed houses and the 
intervening boundary treatment it is considered that there would be no adverse overlooking or 
negative impact on privacy caused by the proposed layout.  

 
Design and Layout 
 

26. The proposed design and layout of the houses is assessed in the report above in section 8 of the 
report. 

 
27. In terms of overdevelopment, it is considered that the site can accommodate the 4 houses that are 

proposed and the design and layout is considered acceptable with adequate garden ground serving 
each plot.  

 
28. The design of both house types is considered to be acceptable and are not considered to cause an 

unsightly view.  
 
Other Matters 
 

29. A number of objections refer to the builder having commenced works prior to gaining planning 
permission.  The developer has not started any development works on this site.  The developer did; 
however, carry out some ground investigations around the same time as the planning applications 
were submitted. These intrusive site investigations required fencing to be erected around the site in 
the interests of health and safety and were latterly removed once the investigations were completed.  
Ground investigations do not require planning permission and can be carried out in advance of 
planning permission being sought.  

 
30. A number of objections make reference to the refusal of an application by Persimmon to develop the 

central area of open space for 20 houses in 2009 (09/00267/FUL).  A report recommending that the 
application be refused was drafted for committee but the application was withdrawn by the applicant 
prior to any formal decision being taken.   For the avoidance of doubt the application site currently 
under consideration did not form part of the Persimmon application. 

 
 



31. The matter of the architect appointed by the applicant speaking for Carnbroe residents against the 
Persimmon application is not a material consideration in terms of the assessment of this planning 
application.  

 
32. The application site is in private ownership and has not been owned by the Council.  In some of the 

older housing estates across North Lanarkshire there are historic agreements that the Council would 
maintain open grassed areas which appears to be the case for this site.  

 
33. Due consideration has been given to the matters raised in the letters of objection; however, for the 

reasons outlined above it is considered that none of the objections carry such significant weight to 
merit the refusal of this application. 

 
Supporting information 

 
9.3 The applicant considers the proposed development is in accordance with the provisions of the 

Development Plan concluding the following; 
 

 The site is a privately owned and is capable of residential development;  
 The site is not and never has been a planned open space or a community facility; 
 Historic constraints to development have been removed – wayleave for overhead electricity 

lines removal; 
 No conflict with established land use – development is compatible with the surrounding land 

uses; 
 Respects scale, form, design and materials – the design of the proposal has had regard to 

the character and appearance of the surrounding area. The scale, design and materials 
are appropriate to the area; 

 The site is sustainable with good links to existing transportation and pedestrian networks; 
 The proposals incorporate design principles and energy efficient technologies to ensure it is 

sustainable development; 
 No significant loss of daylight, sunlight or privacy to the surrounding existing residential 

properties. The development can be accommodated within the plot with no impact on its 
neighbours; 

 No unacceptable generation of traffic or noise; and 
 Visual impact- the scale, design and materials are appropriate to the area. The design of the 

scheme has taken account of the characteristics of the area. 
 

9.4 The assessment of the relevant policies is set out in section 8 of this report and members’ attention 
is also drawn to Section 4 on Planning History. The principle argument is guided by The Local Plan 
development strategy which sets out the Council’s vision for the development of land and buildings 
in North Lanarkshire where good quality environments need to be protected and community facilities 
(including open space) need to be integrated with housing areas to achieve balanced communities 
that meet their residents’ needs.  The argument of maintaining a sense of place through not 
developing the site is one that the applicant has chosen not to address as they argue that the site 
can be successfully developed without adverse impacts.  The decision on this matter rests with the 
planning service and, in coming to a balanced view, the application site has consistently been 
characterised as open space.  This is a long held view and its loss would have an adverse impact on 
the character of the area and sense of place 

 
10 Conclusions 
 
10.1 Taking the above into account it is considered that the proposed development of 4 dwellinghouses 

on this area of open space fails to meet the residential policy requirements of the local plan. The 
comments received from Traffic and Transportation are noted but from a planning point of view the 
parking arrangements are found to be acceptable in this case. Other consultee comments can be 
reasonably addressed by condition should members be minded to approve the application.  Due 
consideration has been given to the matters raised in the letters of objection the content of which 
concur with the recommendation that the development if approved would result in the removal of an 
area of planned amenity open space and a valued natural setting for the existing housing 



development to the detriment of the character and amenity of the wider housing area. Furthermore it 
is considered that its removal would result in an unacceptable adverse impact on established 
residential amenity of the area. Therefore, it is recommended that planning permission be refused. 
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Recommendation: Refuse for the Following Reasons:- 
 
 

1. The proposed development is contrary to the Spatial Development Strategy of the Clydeplan 
Strategic Development Plan 2017, Policy 1 Place Making and North Lanarkshire Local Plan Policy 
DSP4 Quality of Development, in that the development will result in a significant loss of amenity, 
identity, character resulting in an irreversible adverse impact on the open space character 
associated with the site and surrounding area. 
 

2. The proposed development is considered detrimental to the character and setting of the area and 
thereby contrary to policies HCF1 Protecting Residential Amenity and Community Facilities, DSP2 
B Additions to Planned Land Supplies and DSP 4 Quality of Development of the North 
Lanarkshire Local Plan as it is considered that the removal of this area of amenity open space 
would have a detrimental impact on the setting and established amenity of the wider housing 
area. The site offers a valuable established green space which contextually provides balance to 
the existing street scene by connecting the extended open space areas, being cumulative 
component of the wider open space design of the original development and in doing so 
contributes to and maintains a valued sense of place as set out in the National guidance on 
design ‘Designing Streets’.  

 
3. The proposed development does not accord with the principles of sustainable design by virtue of 

location as this site forms an important landscape design component framing the urban area 
which functions as a means of attracting people into their local natural environment by maintaining 
community access, recreation opportunities and environmental quality close to and within the 
community, as such, is contrary to the sustainability aims of policy DSP 4 of the North Lanarkshire 
Local Plan. 

 
4. That should planning permission be granted a precedent will be set for inappropriate development 

on valued areas of open space that are of intrinsic value in their own right 
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Traffic & Transportation memorandum received 28th September, 28th November and 6th March 2019.  
The Coal Authority letter received 31st July 2019  
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NLC Greenspace (ecology) memorandum received 10th September 2019   
Archaeology Service memorandum received 1st August 2019 
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APPLICATION NO. 19/00702/FUL 
 
REPORT 
 
1. Site Description 
 
1.1 The application site is located within a residential area Earlston Crescent Carnbroe, Coatbridge and 

is irregular in shape, 0.5 Ha in area forming an area open space within the general urban area 
designed and maintained as part of the open space provision for the surrounding housing 
development. The site is bounded to the west by a mature planted landscape strip which follows the 
rear garden ground of dwellings on Balfron Drive beyond. The adjacent tree line broadens to the 
north connecting to a further area of landscaped open space. The site is bounded to the north and 
east by the rear gardens of Kirkton Crescent. The local distributor road (Earlston Crescent) bounds 
part of the south of the site before breaking into expansive open space. The remainder is bounded 
by the rear garden area of residential dwellings on Earlston Crescent and Tweedsmuir Place 
respectively. 

 
2. Proposed Development 
 
2.1 The application proposes a residential development accessed from Earlston Crescent. The applicant 

has provided layout drawings demonstrating 5 dwellings and 12 flatted dwellings arranged around a 
central access road terminating in a cul de sac and parking court arrangement. All buildings are two 
storey with inclined roof arrangement. The dwellings consist of a single detached and 4 semi-
detached houses, all arranged around dedicated garden ground and in curtilage parking. The flats 
which are two bed room are arranged in 3 blocks each containing 4 flats with each block arranged 
around communal amenity space containing refuse storage areas and drying green. Parking for the 
flats is by a parking court arrangement for each block. Materials proposed are shown on the 
submitted elevation drawings and consist white/buff chip roughcast, buff brick, blonde stone quoins 
and lintels. It is proposed that roof material throughout will consist of dark grey concrete tiles.  
 

3. Applicant’s Supporting Information 
 
3.1 The applicant has provided the following supporting information: 

 
 Coal Mining Risk Assessment. 
 Design Statement 
 Land Environmental Report 
 Street Engineering Review 
 Response to the objections 
 Design statement 
 Planning Statement 
The latter two documents are discussed below in the section ‘other material considerations’. 

 
4. Site History 
 
4.1 Significant planning history within the wider residential area includes the following applications 

though none share the current site boundary: 
 

 C/95/00028/FUL Erection of residential development comprising 352 dewellinghouses 
including the formation of access roads and landscaping approved 16th August 1998 

 07/02005/FUL Construction of 47 Two Storey Dwellinghouses refused 13th February 2008. 
 13/00270/FUL Construction of 21 Houses (Vary Condition 1 of Planning Permission 

07/01885/FUL to Extend Permission by 3 years) approved 16th May 2013.  
 09/00267/FUL Construction of 20 Semi Detached and Detached Dwellinghouses 

withdrawn16th June 2009. 
 10/00678/FUL Erection of 8 No Semi-detached Villas approved 26th June 2010 
 16/01066/FUL Erection of 8 Houses approved 22nd June 2016 
 19/00701/FUL Residential Development (4 dwellinghouses) application also being reported 



to this Planning committee. 
 
4.2 Expanding on the planning history central to the applicant’s claim that the site was always intended 

to be built on and cannot reasonably be considered planned open space. It is the applicant’s position 
that further development was simply deferred pending the removal of electricity transmission pylons. 
This argument is not supported by the planning record for the following reasons.  

 
4.3 The southern end of Carnbroe where the pylons continued on through the estate was developed 

following the initial phase and was covered by permission C/95/00028/FUL. This permission had a 
restrictive condition placed upon it, requiring the use of the pylon ground as open space whilst the 
pylons existed. That is to say, this area covered by permission C/95/00028/FUL, now developed was 
always intended to be built out subject to the removal of the pylons. This is confirmed by the 
subsequent application report 13/00270/FUL (paragraphs 1.1 to 1.3) which sought planning 
permission to extend the time period for commencement on permission 07/01885/FUL approved for 
the construction of 21 houses at the site located off Drumore Avenue, Carnbroe. 

 
4.4 In turning to the status of the site, currently under consideration, member’s attention is drawn to 

application 07/02005/FUL. This site boundary overlays and therefore covers the current site and was 
previously refused planning permission on the basis that ‘the development would result in an 
unacceptable loss of open space which forms part of the established residential estate to the 
detriment of its residential amenity.’ It is the position that there has been no material change to the 
sites status as planned open space following this decision. 

 
4.5 Application 10/00678/FUL lapsed and was superseded by application 16/01066/FUL. This site is 

located within an established residential area which is zoned as HCF 2 A1 (Sites for (Short-term) 
Housing Developments) in the North Lanarkshire Local Plan which identifies the site for residential 
development. 

 
4.6 To conclude, the site currently under consideration is neither affected by the former position of the 

pylons and the crucial difference with regards to the northern end of Carnbroe is that the Councils 
position has always been that the site is planned open space.  

 
5. Development Plan 
 
5.1 This application raises issues of a strategic and local nature and therefore must be considered in 

terms of both the Strategic Development Plan (Clydeplan SDP 2017) and Local Plan (North 
Lanarkshire Local Plan) which identifies the site as HCF1 Protecting Residential amenity and 
community facilities. 
 

6. Consultations  

6.1 The consultation responses are summarised below:- 
 
 The Coal Authority in considering that part of the site falls within a Coal Authority Zone 1 within the 
development high risk area the application was supported by a coal mining risk assessment. 
However, upon consideration the coal mining risk assessment the Coal Authority considered that the 
submission of this up to date coal mining information (JBA consulting 2019) supporting the 
development proposal did not require further remedial or intrusive works as the part of the site set 
aside for development lies out with the high risk area. As such, the Coal Authority has no objection to 
the application. 
 
NLC Protective services has no objection to the proposal and provided comment on construction 
noise, hours of work, dust and lighting. A desk study site investigation for potentially contaminated 
sites report was also recommended. Subsequently any remedial measures identified by the study 
should form the subject of a remediation strategy report prior to commencement of development. 
The latter two points should form the basis of planning condition should members be minded to 
approve the application. 
 



NLC Traffic & Transportation did not object to the proposal but provided comments on the 
submitted layout and Street Engineering Review to which the applicant responded on a point by 
point basis. The applicant thereafter submitted a revised layout taking cognisance of the points 
raised by Roads. It is recommended that in the interest of clarity the points raised by Transportation 
are the subject of planning condition should members be minded to approve the application.  
 
NLC Greenspace (ecology) has no objection to the proposal and comment that there are no nature 
conservation designations associated with this development site. The site comprises of amenity 
grassland with a few areas of scrub. There is a trees line/woodland strip directly adjacent to the west 
of the site, this should be kept and protected during construction. Trees can be protected during 
construction by following: BS5837:2012 "Trees in relation to design, demolition and construction.  
 
Greenspace Development recommends that a buffer is put in place between the trees and the 
development. The buffer to the trees should be taken from the drip zone and not the trunk of the tree. 
The buffer should also form as a no build zone and no storage of materials should take place as this 
may lead to soil compaction and irrecoverably damage trees. Low growing thorny shrubs should be 
planted in the buffer zone to enhance security and deter misuse before development work 
commences. 
There are no known rights of Way or core paths within the boundary of the proposed development.  

 
NLC Education: The proposed development lies within the catchment area of Carnbroe Primary 
school and St. Stephens Primary school. Pupils from these schools ordinarily transfer to St Andrews 
High school and Coatbridge High schools for secondary provision. Agreement has been reached to 
construct new primary schools for both denominational and non-denominational provision in the area 
the developer would be expected to contribute to this infrastructure, proportionate to the impact of 
the development on the school estate. Education has therefore requested a developer contribution in 
the form of a commuted sum in order to offset the cost to education infrastructure (£7800 per unit so 
£132,600 in total). 
 
Archaeology Service: the archaeologist advising NLC commented that the development has the 
potential to damage previous unknown archaeological remains. As such, should members be 
minded to approve the application a planning condition is recommended stating that no development 
shall take place within the development area until a program of archaeological works in accordance 
with a written scheme of investigation has been submitted by the applicant and agreed with the local 
archaeology service and planning authority in writing. 
 

7. Representations 

7.1 Following the standard neighbour notification process 215 letters of representation were received 
within the statutory period – 44 letters and a petition with 171 signatories was also received citing 
reasons for objecting. All comments are summarised as follows:  

 
Road Safety 
 
There are road safety concerns that increased traffic from the site to the surrounding road 
network will result in a reduction in road safety. In particular access and parking around the site 
will add to on street parking. Parking levels within the site are also inadequate and objectors 
consider the development access to be in the wrong position. The proposal will result in a 
reduction of road safety. 
 
Amenity and community well being 
 
Residential amenity will be significantly eroded by virtue of overlooking resulting in loss of 
privacy to existing properties coterminous with the site boundary. Green space used for informal 
local play provision and recreation will be lost. The proposal will also result in a reduction in 



daylight levels from overshadowing.  
 
The area of open space acts as a valued green space providing a significant level of amenity for 
existing residents.  The character of the area is being eroded by the development. The site is a 
community resource forming an integral part of the health and wellbeing of residents. The 
proposal will result in a loss of designated open space. Residents generally consider that new 
housing in the Carnbroe area is being developed in a piecemeal way setting an undesirable 
precedent set for further loss of open space land in the wider area giving developers carte 
blanche to speculatively buy green space land and reduce civic amenities across North 
Lanarkshire. The nature, location and character of the site are a planned component in the areas 
designed layout. Removing or eroding them will have an adverse impact on character of area 
and loss of sense of place. This will consequentially have an adverse impact on community 
wellbeing as this open space is well used by the community. Active areas used for play will be 
lost. 
 
Procedural 
 
 The applicant does not own all the land within the red line boundary of the site.  

 Residents have not been adequately informed of developments. 
 The submitted drawings are inaccurate. 

 
Policy 
 
The application constitutes non-conforming development within an area designated Community 
Facility, contrary to the adopted Local Plan, emerging Local Development Plan and National 
policy. The site is designated planned and established open space and is valued by local 
residents in contributing to the areas sense of place. Good urban planning should take into 
account the wellbeing of people who live in the area, the proposal offers no improvements to 
existing residents. The proposal will result in a significant loss of green open space as such 
contravenes Local plan and Emerging Local Development plan policy which directs development 
to brown field sites. Contrary to the open space policies in the emerging LDP. 
This site has been categorised on the proposals map as HCF1, the council's objective in relation 
to HCF1 open spaces is to prevent development of inappropriate uses in residential areas. The 
Council is responsible for maintaining community wellbeing in residential areas by protecting 
those community facilities as shown on the proposals map. 
The application is being made for a site which is not included in the current Council strategy for 
housing and should not be considered for development. 
 
Infrastructure 
 
The following comments on infrastructure were received: 

 
 Traffic congestion will occur as a result of this development. 

 The site has drainage problems 

 Adverse impacts on school provision locally.   

 Traffic volumes too high for existing roads infrastructure 
 The development will result in adverse impact on capacity of local sewage and drainage 

network. 
 The development has inadequate refuse area provision 

 Developing this site does little to prevent existing garden ground flooding. 
 

Ecology 
The development will have an adverse impact on natural habitats and local wildlife.  
 
Pollution 
 
The proposal will result in increased noise pollution resulting from increased private vehicle use 



around the development, a decrease in air quality will result from additional traffic. Increase in 
light pollution will result from the development. 
 
Materials 
 
Housing type, materials, design not in keeping with the surrounding area. 
 
Housing provision  
 
The Local Development Plan does not identify the proposal site for housing development. The 
Local Development Plan identifies the number of dwellings available for developments in the 
Carnbroe area and this quota has already been exceeded. The Carnbroe area is already 
overdeveloped. The cumulative impact of proposed housing developments in the area should be 
considered as opposed to piecemeal development leading to a serious impact on infrastructure. 

 
Miscellaneous  

 
a) The development will result in potential adverse impact from contaminated land. 

Investigation into the prevention of gases migrating from the coal mines onto the land or into 
properties. 

b) Planning history shows that previous attempts to develop open space in the area have not 
been approved. 

 
Non- Material Matters 
 
a) The proposed development will obstruct current view of the open space from existing 

dwelling. 
b) Previous developments in the area have left surrounding roads covered by dirt and debris. 
c) The development will result in noise and disturbance during construction. 
d) knotweed in the trees behind Kirkton Crescent 
 

8. Planning Assessment  
 
8.1 In accordance with 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.   

 
8.2 Development Plan: The Development Plan consists of the Clydeplan Strategic Development Plan 

2017 and the North Lanarkshire Local Plan. The application is of strategic significance by virtue of 
Schedule 14 due to the site capacity. The principle policy designation of the site in the adopted Local 
Plan protects the site as open space (a Community Facility) within the general urban area. 

 
 Clydeplan Strategic Development Plan 2017 (SDP)  
 
8.3 The site forms part of the amenity open space provision within the general urban area forming an 

established part of the designed residential layout. In summary of particular relevance to this 
application within the Clydeplan SDP 2017 are the following Policies: 

 
 Policy 1 (Place making) 

 Diagram 10 (Assessment of Development Proposals) 
 
8.4 SDP Policy 1 Place making states that new development should take account of the place making 

considering the following criteria. 
 

  Distinctive 



  Safe and Pleasant 

  Easy to Move Around 
  Welcoming and Adaptable 

  Resource Efficient 
 
8.5 Policy 1 Place Making states that new development should take account of the place making 

principle set out in Table 1, which provides a range of criteria under the six qualities of a place set 
out in ‘Creating Places 2013’ and ‘Place Standard for Scotland 2015’.  An assessment of the 
proposal against these six qualities is as follows:- 
 

 Distinctive: Reflects local character, community identity and a sense of a place’s role and 
function. The area layout is characterised by a series of connected open spaces. It is 
considered that the proposal will significantly erode the setting, character and visual amenity 
of the area in removing this significant and contributing area of open space of community 
value. 
  

 Safe and Pleasant: Supports development in locations which are aligned to the Spatial 
Development Strategy with consideration given to place before vehicle movement. As set 
out in the plan’s development strategy, good quality environments need to be protected and 
community facilities need to be integrated with housing areas to achieve balanced 
communities that meet their residents’ needs. It is therefore reasonable to conclude on this 
criteria that the proposal represents the diminution of this principle. 
 

 Easy to Move Around: Movement is anticipated to be comparable to modes already 
adopted in the general urban area, as such the site demonstrates equivalent connections to 
sustainable transport systems by virtue of general location and cannot reasonably 
considered contrary the Spatial Development Strategy which seeks to limit vehicle 
movements considered unsustainable. 

 
 Welcoming: Supports well designed sustainable buildings and related public spaces that 

strengthen community sense of place including public realm. The proposal represents a 
significant loss of open space and diminished sense of place. 

 
 Adaptable: the development is not supported by this criterion as it runs counter to the 

‘compact city’ model which prioritises brownfield sites for development and mixed use 
development, this is a single use development on active open space. 
 

 Resource Efficient: the development is capable of finding a technical solutions in 
connecting to existing infrastructure but will require investment in public infrastructure to 
mitigate its impacts (Education estate.).  

 
In considering the six qualities set out above, on balance the proposal cannot reasonably be held to 
comply with Policy 1 of the SDP on Place making. It is therefore an unacceptable departure from the 
Strategic Development Plan. 
 
Diagram 10 Assessment of Development Proposals 

 
8.6 Diagram 10 (Assessment of Development Proposals) aids the consistent application and 

implementation of the SDP and should be used when assessing strategic scale development 
proposals or other proposals that may impact on the Plan strategy. This Diagram is used to 
determine whether strategic scale development proposals (Schedule 14) comply with the policies, 
schedules and diagrams of the SDP. The policy poses two fundamental questions on the Vision, 
Spatial Development Strategy and the Place making Policy (Box 1) and Departures from the 



Strategic Development Plan (Box2). 
 

Assessment of Development Proposals (Successful, Sustainable City Region) 
 

Development proposals should be considered against the related policies, schedules and diagrams 
appropriate to the type of development under consideration. Any development proposal that fails to 
meet the relevant criteria in Box 1 will be regarded as a departure from the Strategic Development 
Plan.  

 
 Departures from the Strategic Development Plan 

 
Departures from the Strategic Development Plan considers whether the development proposal is an 
acceptable departure from the Strategic Development Plan having regard to the criteria set out in the 
SDP and any other material considerations.  

 
Diagram 10, (Assessment of Development Proposals). 

 
8.9 Diagram 10 (Assessment of Development Proposals) –Box 1 asks the question: 

 
Does the development proposal support the Vision, Spatial Development Strategy and the Place 
making Policy including having regard to the Glasgow City Centre Joint Strategic Commitment? 
 

8.10 The Council takes the view that the answer to this question is ‘no’ given the assessment of policy 1 
above.  Accordingly, the development is considered to be a departure from the SDP.  On this basis, 
the proposals are contrary to Clydeplan SDP 2016.   
 
Box 2 goes on to pose the question: 
 
Is the development proposal an acceptable departure from the Strategic Development Plan having 
regard to the following criteria and any other material considerations? 
 
 make a significant contribution to sustainable development particularly through enabling modal 

shift and the contribution to carbon reduction; 
  
Response: there is no evidence that the development will make such a significant contribution. 

 
 provide significant net economic benefit including the need to accommodate inward investment 

that would otherwise be lost to the city region or Scotland; 
 
Response: There is no evidence that the development will afford a significant economic benefit 
of this nature.  Any benefit (however large) could be accommodated on a suitable and 
sustainable location.   

 
 respond to economic issues, challenges and opportunities, including the protection of jobs or the 

creation of a significant number of net additional permanent jobs to the city region; 
 
Response: not relevant 

 
 specific locational need; 

 
Response: There is no suggestion that there is specific locational need for this development. 

 
 protect enhance and promote natural and cultural heritage, including green infrastructure, 



landscape and the wider environment; 
 
Response: It is unclear how this scale of housing development on existing and maintained open 
space in the urban area can achieve this aim. The loss of valuable amenity open space will 
significantly erode the existing sense of place and setting of the area as a result of introducing 
further housing, resulting in significant negative effects on the character, amenity and identity of 
the area. 

 
 improve health and well-being by offering opportunities for social interaction and physical 

activity, including sport and recreation; 
 
Response: There is no evidence that the development will offer benefits of this nature. Indeed 

the development does not promote and facilitate better open space access for recreation or 

enhance local landscapes and natural features. The implementation of the proposals would see 

interaction with the site reduced rather than enhanced with many existing opportunities removed. 

The Council’s aim to maintain community wellbeing will thus be compromised by allowing this 

proposal to proceed. Sustainable management of greens spaces is a key part of the green 

infrastructure of our towns. The retention of green spaces have a common goal in that everyone 

living and working in urban Scotland has easy access to quality greens places that meet local 

needs and improve their quality of life.  

 
 Support the provision of digital connectivity in new developments and rural areas. 

 
Response: Not relevant. 

 
On balance, the development is not considered to be in accordance with the vision and spatial 
development strategy of the SDP and neither has it been found to be an acceptable departure. 

 
North Lanarkshire Local Plan (NLLP): 
 

8.11 The Local Plan development strategy describes the council’s vision for the development of land and 
buildings in North Lanarkshire.  It aims to balance the regeneration of communities with growth that 
is sustainable, considering not only the amount and location of development, but also the impact on 
communities, and its quality.  As set out in the plan’s development strategy, good quality 
environments need to be protected and community facilities need to be integrated with housing 
areas to achieve balanced communities that meet their residents’ needs.  
 

8.12 The impact of the proposal on the character and amenity of the area was assessed, considering 
policy HCF1 Protecting Residential Amenity and Community Facilities. HCF1A (residential areas) 
states a presumption against developments detrimental to residential amenity in primarily residential 
areas.  HCF 1 B1 (Community Facilities) seeks to maintain community well-being in residential areas 
by protecting those community facilities. It was considered that the proposal to develop this open 
space (community facility) for residential purposes was not considered to accord with this principle 
policy which seeks to protect existing residential amenity and a designated and valued community 
facility set aside for community well-being in view of its contributory design function providing an 
existing sense of place, as such is considered contrary to the Local Plan. No evidence has been 
submitted that would suggest that the application site has been previously significantly developed. 
To the contrary the site while adjacent to housing and subject to policy HCF 1, it is considered a 
component part of the design of the layout of the residential area supported by the foregoing policies 
in the local plan.  
 

8.13 The site is a valuable landscape component linking the site to woodland beyond its boundary and as 
such contributes to a valued sense of place as evidenced by a significant number of representations.  



It is therefore argued that the loss of this open space would have a detrimental impact on the setting 
and established amenity of both the adjacent dwellings and wider housing area, as set out in the 
plan’s development strategy which states that good quality environments need to be protected and 
community facilities need to be integrated with housing areas to achieve balanced communities that 
meet their residents’ needs.   
  

8.14 It is therefore considered that the development of the site currently open space in the urban area for 
residential purposes does not accord with accord HCF1, in that, the site currently attracts residents 
into their local natural environment providing community and recreational opportunities close to and 
within an adjacent wooded area of significant environmental quality. Its loss would therefore result in 
a significant loss of residential amenity. This is further discussed under policies DSP 1-4. 
 

8.15 Policy DSP1 ‘Amount of Development’ becomes important in considering a potential addition to the 
supply of housing land, Criterion B Potential Additions to Planned Land Supplies due to the 
Community Facility status of the site. Additions to housing land supplies greater than 10 units on 
greenfield or non- urban brownfield locations outside identified sites require to be justified by demand 
assessments. Given the current position of the development plan, it follows that this proposal 
represents an addition to the planned land supply requiring locational assessment under DSP2 
‘Location of Development’ (5) Community and whether the development would impact significantly 
on the function of the site.  
 

8.16 Policy DSP2 Locations of Development. Part B of this policy deals with additions to the planned land 
supply and details the circumstances in which new development may be permitted when assessed 
against a range of locational criteria. It is considered that the proposal does not meet the 
requirements of this policy in that:  
 

 The site is greenfield and will not lead to urban generation.  
 The development will erode access to a valuable area of open space regarded as a 

community facility. 
 

8.17 Policy DSP3 (Impact of Development) assesses the demand of new development on existing 
neighbouring community infrastructure and where new or extended infrastructure is required the cost 
to be met by means of developer contributions. Of particular interest in this instance, Education have 
requested a developer contribution where impacts on the school estate have been identified. The 
application is therefore considered capable of complying with the objectives of policy DSP3. The 
applicant has confirmed his agreement to a commuted sum as the subject of a supporting legal 
agreement under section 75 of the Act. 
 

8.18 Policy DSP4 (Quality of Development) is discussed below where it is considered unsupported by the 
policy. This policy provides that development will only be permitted where high standards of site 
planning and sustainable design are achieved.  The policy requires that, firstly, the application 
proposal must be tested against its effect on the character and setting of the site, including matters 
such as identity, connections, landscape, biodiversity, heritage or amenity value.  Secondly, existing 
features of natural and historic interest require to be safeguarded or enhanced and, thirdly, the 
proposal should be a high quality development.  Finally, to accord with DSP 4, provision has to be 
made to link the proposed development to, and enhance, open spaces and green networks. 
Guidance on policy interpretation is provided in the plan’s supporting text on housing and community 
facilities.  It is emphasised that there must be adequate housing provision in appropriate locations, 
with good quality environments and that good places to live require a mix of different uses that make 
a community.  Notably, residential areas require community facilities which can include informal open 
spaces, and open areas of grassland. 
 

8.19 In respect of more technical assessment points, disregarding the unsupportive principle policy 
designation of the site, it is accepted as with most development, a suitable internal layout may be 
considered acceptable. This would include the submission of detail in complying with current 



adopted road standards and design policy. Similarly, in terms of infrastructure requirements, while 
challenges have been identified, no substantive reason for refusal has emerged from the 
consultation process. 
 

8.20 Part 1 & 2: The applicant has submitted various supporting information noted in section 3 above 
setting out their appraisal of the site the applicant has not sought to provide commentary on adopted 
planning policy in particular the amenity value of the site as open space. There is no evidence to 
state that the proposed development will not result in a detrimental impact on the character and 
setting of the area and by consequence its intrinsic amenity value by eroding the planned 
landscaped open space. It is contended that application site offers a planned and valuable resource 
to the wider residential area which will be largely lost to the development.  
 

8.21 In considering DSP4 part 1 ground stability, the Coal Authority’s consultation comments that the 
information submitted is accepted. Pollution control commented on potential contamination and it is 
recommended site investigation requirements which should be the subject of a planning condition 
should members be minded to approve this application. 
 

8.22 In terms of part 2 of the policy it is considered that wildlife interests have been considered and no 
significantly adverse impacts identified in the comments provided by Greenspace Development. 
Members may wish to note comments from NLC Greenspace Development above. 
 

8.23 DSP4 Quality of Development also considers development specific impacts in terms of existing site 
attributes and provides a range of assessment criteria which are addressed in turn below: 
 

8.24 Part 3(a) Siting, Overall Layout, density, form, scale, height, massing, proportion, detailing, 
colour, materials and open space and Part 3(f) integrating successfully into the local area and 
avoiding harm to the neighbouring amenity. Local plan policy DSP 4 ‘Quality of Development’ 
provides that development will only be permitted where high standards of site planning and 
sustainable design are achieved.  Commenting that to accord with DSP 4, provision has to be made 
to link the proposed development to, and enhance, open spaces and green networks.  The local plan 
emphasises that there must be adequate housing provision in appropriate locations, with good 
quality environments and that good places to live require a mix of different uses that make a 
community.  Notably, residential areas require community facilities which can include informal open 
spaces, and open areas of grassland. The site contributes to an attractive, open appearance 
affording a sense of identity to this part of Carnbroe, according with the description of a community 
facility as set out in the local plan. As such, considered against the totality of this part of the policy 
due to the resultant loss of open space that would occur if the development were to proceed a high 
standard of site planning and sustainable design would not be achieved, contrary to local plan policy 
DSP 4(1).  
 

8.25 Part 3(b) safe inclusive convenient and welcoming development. Attractive pedestrian links, 
integration with public transport, green networks, wider links, access for cars and 
appropriate car parking being well located. As noted above (consultation responses) NLC Traffic 
and Transportation provided comment on the application relating to the proposed access, visibility 
splay and general internal layout arrangements of the development which were found to be generally 
acceptable. It is reasonable to consider this site an important component of the urban area and a 
means of attracting people into their local natural environment by maintaining community access, 
recreation opportunities and environmental quality close to and within the community. The proposed 
development has the potential to cause further erosion and fragmentation of sites of the established 
open space provision. This would be contrary to policy DSP4 3b).  

 
8.26 Part 3(c) Sustainable Development: It is considered that the proposed development does not 

accord with the principles of sustainable design by virtue of location. This site forms an important 
component of design of the urban area and a means of attracting people into their local natural 



environment by maintaining community access, recreation opportunities and environmental quality 
close to and within the community promoting health and wellbeing.  
 

8.27 Part 3(d) Mitigating likely air quality, noise or pollution impacts:  The development of the site 
would not result in a significant increase in residential units (private vehicles), as such, NLC 
Protective services has not highlighted a significant increase on the impact of air quality. It is 
acknowledged that there will be noise associated with construction works, however this impact will 
be temporary and subject to control by the relevant legislation. Ground investigation works would 
form part of recommended conditions should the application be approved contrary to 
recommendation and, should any contaminants be found as a result of the investigation, suitable 
mitigation works would be carried out. Protective Services have no objections to the proposed 
development subject to recommended conditions. 
 

8.28 Part 3(e) Protecting Water bodies and SUDS/Drainage: There are no nearby waterbodies at this 
location. Should members be minded to approve this application a planning condition is 
recommended to ensure the detail and completion of a sustainable urban drainage arrangement to 
the required standard is forthcoming to ensure the site is appropriately drained.  
 

8.29 Part 3(f) Integrating successfully into the local area and avoiding harm to the neighbouring 
amenity by relating well to the existing context: This policy is in two parts the first being the 
contextual element considering the existing local area. The other part considers the avoidance of 
adverse immediate impact resulting for example in loss of loss of privacy, sunlight daylight, and 
disturbance to existing and proposed dwellings. The latter part being the site context. The detail 
submitted by the applicant has been assessed as being capable of complying with this part of the 
policy without significant immediate impact on neighbouring properties in terms of form, scale, 
height, massing, proportion, detailing, colour, materials. In considering the contextual part of the 
policy, the form and positioning of this site (open space) at this location currently provides balance to 
the existing built form and morphology, forming the context of the wider area. To accord with DSP 4, 
provision is required to link the proposed development to, and enhance, open spaces.  The local 
plan also emphasises that there must be adequate housing provision in appropriate locations, with 
good quality environments and that good places to live require a mix of different uses that make a 
community.  Notably, residential areas require community facilities which can include informal open 
spaces, and open areas of grassland. These areas of open planned space cumulatively contribute to 
and strengthen the existing sense of place. Removal of components of this form will therefore erode 
the exiting context and consequentially diminish existing levels of residential amenity as discussed 
above under principle policy HCF1. As such, the proposal in eroding a component of the planned 
established form contributing to a sense of place will consequentially result in a significant loss of 
amenity. The local plan confirms that informal open spaces, such as open areas of grassland, are 
community facilities. Representation also confirms this site as a valuable local asset.   The local plan 
adds that “good places to live need to have a mix of community facilities” Policy HCF 1B expressly 
provides that the council will maintain community well-being in residential areas by protecting those 
community facilities shown on the proposals map. 
 

8.30 In concluding the absence of compliance with local plan policies DSP 4 ‘Quality of Development’ and 
HCF 1 ‘Community Facilities’  supports the position that the proposal does not conform to the 
requirements of the North Lanarkshire Local Plan. 

 
9. Material Considerations  
 

North Lanarkshire Local Development Modified Proposed Plan 
 

9.1 The North Lanarkshire Local Development Modified Proposed Plan will be passed to the Scottish 
Government for examination in mid-2020 and it is anticipated that it will be adopted in early 2021, 
replacing the current NLLP. The modified proposed LDP is therefore a material consideration in this 
assessment.  



 
9.2 In considering how much material weight to give to the evolving Local Development Plan it is worth 

commenting this site remains in the General Urban Area as active open space. As such is 
considered a significant component of existing sense of place. The Council therefore contends that 
the status of the site as open space remains undiminished by the zoning in the replacement plan.  

 
Consultation Responses  

 
9.3 In terms of the consultation responses received, it is considered that the outstanding matters which 

have not been covered earlier in this report could be suitably addressed by way of planning 
conditions attached to any permission should the Committee approve the application. 
 

9.4 Representations: 
 

 In response to representations, the following comments are given on topic subjects put forward: 
 

Road Safety 
 
The Roads Service does not object to the proposal on road safety grounds with the access design 
capable of meeting the requirement of their recommendation where appropriate. The proposal while 
recognising that there may be periodic traffic congestion during construction, it is for the constructor 
to manage construction related activities and residents visitors near the site to modify driver 
behaviour appropriately to all situations they encounter.  

 
 Amenity and community well being 
 

In considering the quality of the development proposal detailed aspects relating to potential for loss 
of privacy, overshadowing etc., are discussed in section 8 above under policy DSP4. The resultant 
noise and disturbance on completion of the development is anticipated to be equivalent to that found 
in the general urban area. The loss of green space providing informal community benefit is 
discussed in detail in section 8 above. 

 
Procedural 
 
The applicant has indicated in his submission (declaration) that all the land within the location plan 
red line boundary is within his ownership. Similarly the drawings submitted were accepted by the 
officer assessing the application. The application was subject to several rounds of neighbour 
notification and a substantial number of comments were received. 
 
Policy 
The adopted policy position is set out in section 8 of the report with the emerging policy in the 
modified proposed local development plan set out in section 9. 

 
Amenity impact 
 
The impact on amenity and function of the site as open space is discussed in detail at section 8 of 
the report. 
 
Infrastructure 
 
Comments on infrastructure are discussed in sections 6 and 8 of the report. 
 
Ecology 
 
Comments on ecology are presented in sections 6 and 8 of the report above. 



Pollution 
 
Comments on potential pollution resulting from the development are addressed in section 6 and 8 of 
the report. However, in referring to an increase in light pollution will resulting from the development 
members may wish to note that should the development be approved the site lies within the general 
urban area and would be subject to approved lighting standards familiar to the Roads Service. 
 
Materials 
 
Housing type, materials and design as they relate to the surrounding area are discussed above in 
section 8 of the report. 
 
Housing provision  
 
In referring to Clydeplan policy 8, the council recognises that Strategic Support Measure 10 ‘Housing 
development and local flexibility’ notes that local authorities should continue to audit their housing 
land supplies in light of prevailing market conditions with a view to maintaining an appropriate five 
years’ effective housing land supply, particularly where a private sector contribution could address 
housing needs in the ‘affordable’ sector. The SDP notes that where supply needs to be augmented, 
priority should be given to bringing forward any sites which have been allocated in the Local Plan for 
construction in the period 2020 to 2025. It goes on to state that if further sites are needed, these 
should be guided by the ‘Sustainable Location Assessment’ to find suitable locations, deliverability of 
housing completions within the 5 year period and the vision and planning principles of both the 
Strategic Development Plan and Local Plan. While the Council acknowledge this measure as being 
important it considers the central argument in this case to be one based principally on Place and the 
retention of active open space.  
 
Miscellaneous  
 

a) Should members be minded to approve the application then the development impact 
potential on current ground conditions will be subject to assessment and where appropriate 
remediation measures including any gas preclusion measures required. 

b) Relevant recent planning history is set out in section 4 above. 
 
Non- material 
 

a) The proposed development will obstruct current view of the open space from existing 
dwelling. 

b) Previous developments in the area have left surrounding roads covered by dirt and debris. 
c) The development will result in noise and disturbance during construction. 
d) Knotweed may be present on land behind Kirkton Crescent  

 
 Applicant’s Supporting information 
 

9.5 The applicant considers the proposed development is in accordance with the provisions of the 
Development Plan concluding the following; 

 
 The site is a privately owned and is capable of residential development;  
 The site is not and never has been a planned open space or a community facility; 
 Historic constraints to development have been removed – wayleave for overhead electricity 

lines removal; 
 No conflict with established land use – development is compatible with the surrounding land 

uses; 
 Respects scale, form, design and materials – the design of the proposal has had regard to 

the character and appearance of the surrounding area. The scale, design and materials 
are appropriate to the area; 



 The site is sustainable with good links to existing transportation and pedestrian networks; 
 The proposals incorporate design principles and energy efficient technologies to ensure it is 

sustainable development; 
 No significant loss of daylight, sunlight or privacy to the surrounding existing residential 

properties. The development can be accommodated within the plot with no impact on its 
neighbours; 

 No unacceptable generation of traffic or noise; and 
 Visual impact- the scale, design and materials are appropriate to the area. The design of the 

scheme has taken account of the characteristics of the area. 
 

9.6  The assessment of the relevant policies is set out in section 8 of this report and members’ attention 
is also drawn to Section 4 on Planning History. The principle argument is guided by The Local Plan 
development strategy which sets out the Council’s vision for the development of land and buildings 
in North Lanarkshire where good quality environments need to be protected and community facilities 
(including open space) need to be integrated with housing areas to achieve balanced communities 
that meet their residents’ needs.  The argument of maintaining a sense of place through not 
developing the site is one that the applicant has chosen not to address as they argue that the site 
can be successfully developed without adverse impacts.  The decision on this matter rests with the 
planning service and, in coming to a balanced view, the application site has consistently been 
characterised as open space.  This is a long held view and its loss would have an adverse impact on 
the character of the area and sense of place. 

 
10. Conclusions 

 
10.1 Taking the above assessment into account, it is considered that the development if approved would 

result in the removal of an area of planned amenity open space and a valued natural setting for the 
existing housing development to the detriment of the character and amenity of the wider housing 
area. Furthermore it is considered that its removal would result in an unacceptable adverse impact 
on established residential amenity of the area. Therefore, for the reasons detailed in the planning 
assessment above, it is recommended that planning permission be refused. 
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Proposed Conditions:- 
 
1. That except as may otherwise be agreed in writing by the Planning Authority, the development shall be 

implemented in accordance with the approved drawing numbers as follows:- 
2422-GEN-01 Site Plan (red + blue line) 
2422-GEN-02 Site Masterplan – Main Site 
2422-GEN-03 Site Masterplan – PAR  
2422-GEN-04 Landscape Masterplan 
2422-ERC-01 Site Layout  
2422-ERC-08 Main Process Bunker Level Floor Plan 
2422-ERC-09 Main Process Ground Floor Plan  
2422-ERC-10 Main Process First Floor Plan   
2422-ERC-11 Main Process Second Floor Plan 
2422-ERC-12 Main Process Third Floor Plan  
2422-ERC-13 Main Process Fourth Floor Plan  
2422-ERC-14 Main Process Fifth Floor Plan  
2422-ERC-15 Main Process Sixth Floor Plan  
2422-ERC-16 Main Process +36m Floor Plan  
2422-ERC-17 Main Process Roof Plan  
2422-ERC-18 Admin Workshop Block Ground Floor Plan +0.00m 
2422-ERC-19 Admin and Workshop Block First Floor Plan +4.00m 
2422-ERC-20 Admin and Workshop Block Second Floor Plan +8.00m 
2422-ERC-21 Admin and Workshop Block Third Floor Plan +11.50m 
2422-ERC-22 Admin and Workshop Block Fourth Floor Plan +15.00 
2422-ERC-23 Admin and Workshop Block Fifth Floor Plan +18.50 
2422-ERC-24 Admin and Workshop Block Sixth Floor Plan +22.0m and +23.0m 
2422-ERC-25 Proposed Longitudinal Section  
2422-ERC-26 Proposed Cross Section  
2422-ERC-27 North Elevation  
2422-ERC-28 East Elevation  
2422-ERC-29 South Elevation  
2422-ERC-30 West Elevation  
2422-ERC-31 ACC Elevations  
2422-ERC-32 Weighbridge Gatehouse and Elevations  
2422-ERC-33 Fire Water Tank and Pump House Plans and Elevations  
2422-ERC-34 Oil Ammonia Tanks Plan and Elevations  
2422-ERC-35 Import Export Substation Plan and Elevations  
2422-ERC-36 External Stairs and Platform Lift Plan and Elevations  
2422-ERC-37 Fencing and Gating Layout Plan  
2422-ERC-38 Fencing and Gating Layout Plan  
2422-ERC-39 Fencing and Gating Layout Plan  
2422-ERC-40 Gabion Wall Details  
2422-ERC-41 Landscape Masterplan 
2422-ERC-42 Site Layout Levels  
2422-MPT-01 Site Layout Levels  
2422-MPT-04 Proposed Access Road 
2422-MPT-05 MPT Building Ground Floor Plan  
2422-MPT-06 MPT Building Roof Plan 
2422-MPT-07 Site Sections  
2422-MPT-08 MPT Building Elevations  
2422-MPT-09 Fire Water Tank and Pumphouse Plans and Elevations  
2422-MPT-10 Electrical Compound Plan and Elevations  
2422-MPT-11 Service Cabin Plan and Elevations  
2422-MPT-12 Office and Welfare Plan and Elevations  
2422-MPT-13 Cycle Shelter Plan and Elevations  
2422-MPT-14 Weighbridge Gatehouse Plans and Elevations  
2422-MPT-15 Fencing and Gating Layout Plan and Details  
2422-MPT-16 Fuel Tank Plan and Elevations  
2422-MPT-17 Typical Construction Details  
2422-MPT-18 Landscape Masterplan  
2422-INF-01 Existing Site Plan  
2422-INF-02 Proposed Amendments to Infrastructure Area  



2422-INF-03 Proposed Layout  
2422-INF-07 Private Road Signage and Improvement Works Scheme  
2422-INF-08 Preliminary Infrastructure Area and Internal Access Road 
2422-INF-09 Drainage 
2422-INF-10 Relocated Waste Bays  
2422-INF-11 New Weighbridge Office 
2422-INF-12 Timber Post Rail Fence Details  
2422-INF-13 Typical Cycle Shelter 
2422-IBA-01 IBA Storage and Processing Area 

 
 Reason: To clarify the drawings on which this approval of permission is founded. 
 
2. Prior to any works commencing (other than such works as may be approved in writing by the Planning 

Authority), a detailed Phasing Plan shall be submitted to and approved in writing by the Planning 
Authority. The Phasing Plan shall include identification of the specific phases of the overall 
development of the site including the general timescales for implementation of each phase.  
Thereafter, any amendments to the approved Phasing Plan shall be submitted to and approved in 
writing by the Planning Authority, and the development shall be implemented in accordance with the 
approved Phasing Plan. 

 
Reason: To ensure that the development is implemented in an appropriate manner and enable 
monitoring of compliance with conditions relating to each phase of development. 

 
3. At least 5 working days prior to the relevant date, the developer shall notify the Planning Authority of 

the date of: 
a) the material start of each of the phases of development detailed in the approved Phasing Plan; 
b) the commencement of commissioning trials for the Energy Recovery Centre and Mechanical Pre-

Treatment facilities (“commissioning trials” are defined as operations in which waste is processed 
under specified trials to demonstrate that the facility complies with its specified performance); and 

c) the date when the phase will become fully operational (“fully operational” is defined as the point 
from which it has been demonstrated that the facility operates in accordance with its specified 
performance once the commissioning trials have been successfully completed). 

For the avoidance of doubt the requirements of this condition are additional to and do not replace the 
requirements of sections 27A and 27B of the Town and Country Planning (Scotland) Act 1997 in 
respect of notices of commencement and completion. 

 
Reason: To ensure that the development is implemented in an appropriate manner and enable 
monitoring of compliance with conditions relating to each phase of development. 

 
4. The maximum quantity of waste received for treatment by the Energy Recovery Centre and the 

Mechanical Pre-Treatment Facility in any one calendar year shall not exceed a combined tonnage of 
310,000 tonnes, and the maximum quantity of all waste material which may be imported into the entire 
Greengairs Waste Management Site (including landfill material and incinerator bottom ash imported to 
the site in accordance with previous planning permission 07/00924/MIN and subsequent section 42 
planning permissions stemming therefrom), shall not exceed 600,000 tonnes in total, unless otherwise 
agreed in writing with the Planning Authority in consultation with SEPA. The operator shall confirm that 
the agreed level of waste input is not exceeded by submitting annual reports on waste acceptance at 
the site to the Planning Authority. 

 
Reason: To define and quantify the terms of the permission and allow the Planning Authority to 
consider the progress of site operations in the interests of amenity. 

 
5. That the waste material received and handled on site (other than air pollution control residue 

generated by the energy recovery facility itself) shall be non-hazardous controlled wastes only.  (For 
the avoidance of doubt, within this scope of acceptable materials, the actual characteristics of all 
substances received and how they are processed shall be controlled by SEPA as statutory waste 
regulator). 

 
Reason: To further define the permission in terms of the type of waste material permitted at the site. 

 
6. No development (other than site investigation works or such other works as may be approved in 

writing by the Planning Authority) shall commence within any phase of development (as defined in the 



approved Phasing Plan) until such time as an appropriate scheme of intrusive site investigations to 
identify former mine entries and shallow mineworkings has been undertaken and the following details 
have been submitted to and approved in writing by the Planning Authority: 
a) a report of the findings of the intrusive site investigations; 
b) a scheme of remedial/mitigation works to address any risks identified; and 
c) the timing for implementation of any such remedial/mitigation works. 
Any approved remediation/implementation works shall thereafter be fully implemented in accordance 
with the approved details. 

 
 Reason: In the interests of public safety and to ensure that the development takes appropriate account 

of historic mining features which could affect its stability. 
 
7. That BEFORE any works of any description start on the application site, unless otherwise agreed in 

writing with the Planning Authority, a comprehensive site investigation report shall be submitted to and 
for the approval of the said Planning Authority.  The investigation must be carried out in accordance 
with current best practice advice, such as BS 10175: 'The Investigation of Potentially Contaminated 
Sites' or CLR 11. The report must include a site specific risk assessment of all relevant pollution 
linkages and a conceptual site model.  Depending on the results of the investigation, a detailed 
Remediation Strategy may also be required. 

 
Reason: To ensure that the site is free of contamination in the interests of the safety and wellbeing of 
future operatives. 

 
8. That any remediation works identified by the site investigation required in terms of Condition 7 above, 

shall be carried out to the satisfaction of the Planning Authority.  A certificate (signed by a chartered 
Environmental Engineer) shall be submitted to the Planning Authority confirming that any remediation 
works have been carried out in accordance with the terms of the Remediation Strategy. 

 
Reason: To ensure that the site is free of contamination in the interests of the safety and wellbeing of 
future operatives. 

 
9. No development within any one phase (as defined in the approved Phasing Plan) shall commence 

until a construction environmental management plan (CEMP) for the relevant phase has been 
submitted to and approved in writing by the Planning Authority. The CEMP shall include details of the 
following:  
a) a Construction Traffic Management Plan that shall include arrangements for the parking, 

turning, loading and unloading of vehicles during the period of construction, and should 
identify and implement measures to minimise all construction traffic i.e. personnel, 
deliveries etc., arriving and departing in the peak traffic hours; 

b) Measures to minimise and mitigate impacts on ecological interest features during the 
construction phase, to include pre-construction surveys for badger and water vole; 

c) Construction hours; 
d) Management of invasive weeds; 
e) Control of noise and vibration from construction operations; 
f)   Control of dust and odour from construction operations; 
g) Control of mud (including wheel cleaning arrangements) for vehicles leaving the site;  
h) Management of hazardous and polluting substances; 
i)   Water quality control measures; 
j)   Travel Plan for construction staff; 
k) Artificial site illumination (including proposed hours of use); 
l)   Protection of trees and vegetation to be retained; and 
m) Management of construction waste. 

Construction of the development shall thereafter be carried out in accordance with the approved 
      CEMP. 

 
Reason: To ensure adequate safeguarding of the environment and of the amenity of local residents 
during the construction period. 

 
10. Prior to the commencement of the Energy Recovery Centre or the Mechanical Pre-Treatment Building  

phases (or within such other time period as may first be approved in writing by the Planning Authority), 



a detailed scheme for the external finish of buildings and structures for the relevant facility shall be 
submitted to and approved in writing by the Planning Authority. The development shall thereafter be 
implemented in accordance with the approved details. 

 
Reason: To give consideration to those details not yet provided, and to ensure that the appearance of 
the development is appropriate. 

 
11. Prior to the first combustion of waste within the Energy Recovery Centre hereby approved, the 

operator shall submit details of the on-site substation to enable connection to the electricity distribution 
network and supply of generated electricity for approval in writing by the Planning Authority. The 
connection to the electricity distribution network shall thereafter be carried out in accordance with the 
approved details.  

 
Reason: To give consideration to those details not yet provided. 

12. Prior to the acceptance of waste materials at the site, a report detailing progress towards the delivery 
of a local heat network to utilise heat exported from the ERC in accordance with the action plan in 
Chapter 8 of the Heat and Power Plan (Fichter Consulting Engineers Ltd, 27 September 2019), 
including details of the infrastructure which is to be provided to facilitate the export of heat, shall be 
submitted to and approved in writing by the Planning Authority.  Any required works or actions shall 
thereafter be implemented as approved. 

Reason: In order to ensure that the physical measures required to enable heat to be exported are 
implemented and so ensure that the plant is capable of achieving efficiency targets in accordance with 
Government policy and SEPA's thermal treatment guidelines. 

 
13. For each phase of development, details of all operational external lighting shall be submitted to and 

approved in writing by Planning Authority.  The submitted details shall include the following: 
a) The position, height and type of all lighting;  
b) The intensity of lighting and spread of light (Lux plans); and, 
c) The periods of day and night when such lighting will be used for operational, maintenance and 

emergency needs 
The approved lighting scheme shall thereafter be carried out in accordance with the approved details 

 
Reason: To give consideration to those details not yet provided and ensure that the development does 
not give rise to undue light pollution 

 
14. Prior to the commencement of any phase of development (or within such other time period as may first 

be approved in writing by the Planning Authority), the proposed Surface Water Drainage scheme for 
that phase shall be implemented in accordance with the details contained in the Environmental 
Statement Chapter 10, and full details of the arrangements for ongoing maintenance of the drainage 
infrastructure shall be submitted to and approved in writing by the Planning Authority.  There shall be 
no discharge of foul or contaminated drainage from the development hereby permitted into either the 
groundwater or any surface waters, whether direct or via soakaways, and all areas where non-inert 
waste is stored, handled or transferred shall be underlain with impervious hardstanding and provided 
with dedicated drainage to a foul sewer or a sealed tank / sump. 

 
 Reason: To safeguard adjacent watercourses and groundwater from pollution, and prevent flooding. 
 
15. That the SUDS compliant surface water drainage scheme approved in terms of Condition 14 above 

shall be fully implemented contemporaneously with the development (or within such other time period 
as may be agreed with the Planning Authority).  Within three months of the construction of the SUDS, 
a certificate (signed by a Chartered Civil Engineer experienced in drainage works) shall be submitted 
to the Planning Authority confirming that the SUDS has been constructed in accordance with the 
relevant CIRIA Manual and the approved plans. 

 
Reason: To safeguard adjacent watercourses and groundwater from pollution, and prevent flooding. 

 
16. No development (other than such work as may be approved in writing by the Planning Authority) shall 

commence within any phase of development (as defined in the approved Phasing Plan) until a soil 
management plan covering all the areas of proposed soft landscaping has been submitted to and 
approved in writing by the Planning Authority. The soil management plan shall include details of the 
soil materials to be used, including their source, temporary stockpiling, depth of application and 



suitability as a growing medium. The soil management plan shall thereafter be implemented in 
accordance with the approved details.  

 
Reason: In the interests of soil quality and to safeguard the environment. 

 
17. Prior to the commencement of any phase of development (or within such other time period as may first 

be approved in writing by the Planning Authority), a Biodiversity Management Plan for that phase shall 
be submitted to and approved in writing by the Planning Authority. Each Biodiversity Management 
Plan shall be consistent with the Outline Biodiversity Management Plan (FPCR May 2020) and shall 
include: 
a) a description of the habitat creation and management prescriptions for all retained and created 

habitats; 
b) a description of the measures proposed to mitigate effects on common lizard, water vole, badger, 

and small pearl-bordered fritillary.  Such measures shall take particular account of the comments 
contained in paragraph 2.2 of SEPA’s consultation response dated 19 June 2020 and shall include 
measures to address these points; 

c) a programme for the implementation of the aforesaid habitat and mitigation works; and 
d) a survey and reporting protocol to monitor the success of habitat creation and species mitigation 

works. 
The approved Biodiversity Management Plan shall thereafter be fully implemented in accordance with 
the approved details and maintained for the duration of the development.  

 
Reason: In order to ensure that the impact of the development on ecology and habitats is acceptable 
and that the necessary mitigation measures are implemented. 

 
18. Prior to the commencement of any phase of development (or within such other time period as may first 

be approved in writing by the Planning Authority), full plans and details of hard and soft landscaping 
works based on the Landscape Plan Drawing Number 2422-GEN-04 shall be submitted to and 
approved in writing by the Planning Authority for that phase. These details shall include a detailed 
scheme for the landscaping of the relevant phase of development including details of: 
a) Hard landscaping, including:  

(i) Surface treatment finishes and colours;  
(ii) Proposed finished levels or contours at 0.5 metre intervals, including for earthwork bunds;  
(iii) Car parking layouts;  
(iv) Other vehicle and pedestrian access and circulation areas;  
(v) Hard surfacing materials; and  
(vi) Water attenuation basins and bio retention/wetland areas, and associated drainage 

scheme.  
b) Soft Landscaping (including cultivation and other operations associated with plant and grass 

establishment) including planting plans covering the position, species, density and initial sizes of 
all new trees and shrubs; and 

c) Proposals for the maintenance and aftercare of the soft landscaping.   
The landscape works shall thereafter be implemented in accordance with the approved details. 
The approved soft landscaping scheme shall be implemented within the first available planting 
season (the period between 31 October in any one year and 31 March in the following year) 
following completion of the construction of that phase of the development. All planting and 
seeding undertaken in accordance with this condition shall be maintained and any plants which 
within five years of planting or seeding die, are removed, damaged or diseased shall be replaced 
in the next planting season with others of a similar size and species. 

 
Reason: In order to ensure that the impact of the development on the local landscape is acceptable 
and that the necessary mitigation measures are implemented. 

 
19. No development (other than such work as may be approved in writing by the Planning Authority) shall 

commence within any phase of development (as defined in the approved Phasing Plan) until a 
detailed Peat Management Plan (PMP), addressing all areas to be disturbed by construction, has 
been submitted to and approved in writing by the Planning Authority in consultation with SEPA for that 
phase. Each PMP shall be consistent with the Draft Peat Management Plan (April 2020), shall take 
account of the comments on peat management contained in the SEPA consultation response dated 
19 June 2020, and shall include details of: 



a) Volumes, depths and location of any peat disturbed determined by a peat probing 
exercise; 

b) The proposed re-use of the peat within the site, including a plan showing volumes, 
location and usage; 

c) Any disposal of peat proposed, including volumes and detailed disposal proposals; and 
d) Arrangements for storage and handling of excavated peat, including a plan showing 

proposed storage areas. 
All works on site shall thereafter be undertaken in accordance with the approved Peat Management 
Plan unless otherwise approved in writing with the Planning Authority.  

 
Reason: In order to ensure that the impact of the development on peat is acceptable and that the 
necessary mitigation measures are implemented. 

 
20. Prior to the commencement of any phase of development, the arrangements for employing a suitably 

experienced/qualified ecological clerk of works to monitor the works and ensure compliance with the 
Biodiversity Management Plan during the relevant phase have been submitted to and approved in 
writing by the Planning Authority.  Such arrangements shall thereafter be carried out as so approved. 

 
Reason: In order to ensure suitable oversight of the necessary environmental mitigation works 

 
21. That prior to any work relating to the re-routing of watercourses within the site (and in addition to any 

works specified in the Biodiversity Management Plan), the relevant watercourses and water bodies 
shall be surveyed for the presence of water voles and otters and the findings (including details of any 
necessary mitigation works) shall be submitted to and approved in writing by the Planning Authority (in 
consultation with SNH), and any mitigation shall thereafter implemented as approved. 

 
Reason: In the interests of ecology. 

 
22. Unless otherwise approved in writing by the Planning Authority: 

a) Heavy goods vehicles delivering any waste material, process consumables or removing 
material or residues associated with the operational phase of the Energy Recovery 
Centre shall only enter or exit the site between the hours of 07.30 and 19.30 Monday to 
Friday (inclusive), between 07.30 and 13.00 hours on Saturdays, with no such activities 
taking place on Sundays or Bank Holidays. 

b) Heavy goods vehicles delivering waste material to the Mechanical Pre-Treatment Facility 
shall only enter or exit the site between the hours of 07.00 and 20.00 Monday to Sunday 
(inclusive), with no such activities taking place on Bank Holidays. 

c) Heavy goods vehicles removing Recycled materials from the Mechanical Pre-Treatment 
Facility shall only enter or exit the site between 07:30 to 19:30 Monday to Friday 
(inclusive) and 7:30 to 13:00 Saturday with no such activities taking place on Sundays or 
Bank Holidays. 

d) The importation of Incinerator Bottom Ash from offsite or removing recycled aggregate 
and metals associated with the Incinerator Bottom Ash Processing Area shall only enter 
or exit the site between the hours of 07.30 and 19.30 Monday to Friday (inclusive) and 
between 07.30 and 13.00 hours on Saturdays, with no such activities taking place on 
Sundays or Bank Holidays. 

 
Reason: In the interests of the amenity of local residents. 

 
23. Incinerator Bottom Ash shall only be transferred from the Energy Recovery Centre to the Incinerator 

Bottom Ash Processing Area between the hours of 07.30 and 19.30 Monday to Saturday (inclusive), 
and between 08.00 and 19.00 hours on Sundays and Bank Holidays. The transfer of waste between 
the Mechanical Pre-Treatment Facility and the Energy Recovery Centre shall only be undertaken 
between the hours of 06.00 to 22.00 hours Monday to Saturday (inclusive) and 08.00 to 19.00 on 
Sundays and Bank Holidays.  

 
Reason: In the interests of the amenity of local residents. 

 



24. Incinerator Bottom Ash processing shall only be undertaken within the Incinerator Bottom Ash 
Processing Area between the hours of 07.30 and 19.30 Monday to Friday (inclusive) and between 
07.30 and 13.00 hours on Saturdays, with no such activities taking place on Sundays. 

 
Reason: In the interests of the amenity of local residents. 

 
25. No deliveries of waste to the MPT or ERC shall take place until such time as a traffic management 

plan (TMP) for heavy goods vehicles has been submitted to and approved in writing by the Planning 
Authority.  Such TMP shall include details of the routeing of heavy goods vehicles (which shall be by 
way of the private haulage road rather than the junction in the centre of Wattston), and of measures to 
minimise traffic noise and to undertake periodic maintenance works for the road. 

 
Reason: To ensure the safety and convenience of road users and safeguard the amenity of local 
residents. 

 
26. A sign stating ‘Private Road’ and notice giving the name, address and telephone number of the site 

operator shall be displayed at each end of the private haulage road (but outwith the boundary of the 
public road) and shall be maintained for the lifespan of its operation. 

 
Reason: In the interests of road safety. 

 
27. All loads of waste materials carried on HGV into and out of the development hereby approved shall be 

enclosed or covered so as to prevent the escape of dust or the spillage or loss of material whilst within 
or en route to or from the site. 

 
Reason: In order to prevent the spread of dust or waste material, in the interests of amenity. 

 
28. Prior to on any phase of development becoming operational, a scheme for the management and 

mitigation of dust within or arising from that phase shall be submitted to and approved in writing by the 
Planning Authority. The scheme shall thereafter be implemented and adhered to as approved. 

 
Reason: In order to prevent the spread of dust or waste material, in the interests of amenity. 

 
29. With the exception of the incinerator bottom ash stored and treated on the IBA pad, the transfer of 

waste between the Mechanical Pre-Treatment Facility and the Energy Recovery Centre, and the 
storage of recyclable materials, reject materials or packaging from these facilities within skips, no 
handling, deposit or processing of waste material shall take place outside the confines of the buildings 
/ structures hereby approved.  All loading/unloading of waste shall take place inside the 
aforementioned buildings, and vehicular access doors to these buildings shall be kept closed except 
insofar as necessary to allow the immediate entrance or exit of vehicles. 

 
Reason: In order to minimise the risk of odour from the site, in the interest of local amenity. 

 
30. Within 3 months of the date of this planning permission, details of how the existing Greengairs Landfill 

Community Liaison Group shall be re-constituted to include the development hereby approved shall be 
submitted to and approved in writing by the Planning Authority.  Such details shall include its terms of 
reference. Thereafter the community liaison group shall operate in accordance with these details (or 
such alternative details as my subsequently be agreed with the Planning Authority) throughout the life 
of the development.  

 
Reason: In order to ensure that arrangements for liaison with local residents affected by the wider 
development remain appropriate. 

 
31. That BEFORE works commence on site, the developer shall confirm in writing to the Planning 

Authority that full details of the maximum height, ordinance survey grid position and lighting of all high 
structures within the site, and the anticipated construction start and finish dates, has been provided to 
Defence Estates Safeguarding, and thereafter any changes to these details. For the avoidance of 
doubt the Energy Recovery Centre stack height shall be at least 90m in height above the development 
platform (as detailed in the air quality modelling) unless otherwise approved in writing by the Planning 
Authority. 

 
Reason: To ensure appropriate information is provided to Defence Estates Safeguarding in the 



interests of air traffic safety, and to ensure that the impact of the development on air quality is 
acceptable. 

 
 
 
Background Papers: 
 
Consultation Responses: 
  
NLC Landscape (response dated 21 January 2020) 
NLC Protective Services (responses dated 22 and 31 October 2019) 
NLC Traffic & Transportation (response dated 24 April 2020) 
Coal Authority (response dated 24 October 2019) 
Historic Environment Scotland (response dated 7 November 2019)  
Scottish Environment Protection Agency  (responses dated 4 February and 19 June 2020) 
Scottish Government Planning & Architecture Division (response dated 10 October 2019) 
Scottish Natural Heritage (responses dated 30 January and 24 June 2020) 
Scottish Water (response dated 14 October 2019)   
  
 
Contact Information: 
 
Any person wishing to inspect these documents should contact Mr Keith Bathgate at 
esplanning@northlan.gov.uk . 
 
 
Report Date: 
 
7th August 2020



APPLICATION NO. 19/01284/FUL 
 
REPORT 
 
1. Site Description 
 
1.1 The application relates to the south-western part of the existing Greengairs Landfill site, 

located in countryside approximately midway between Greengairs and Plains.  The landfill 
site has been in operation since the 1980s on land which had previously been subject to 
clay and opencast coal extraction, with filling operations having gradually progressed 
southwards away from Greengairs over this time.  Whereas the entire landfill site (including 
already restored areas) extends to almost 300ha, the current application site relates to only 
the south-western corner of this area, although this still extends to some 62.9ha and is 
almost 1.5km from north to south.  At the north of the application site are the existing landfill 
administrative and workshop buildings, located near the site access on the corner of Meikle 
Drumgray Road and Darngavel Road, whilst in the centre of the application site are surface 
water settlement ponds, a hard surfaced area used for storage and processing of 
incinerator bottom ash, and the edge of the landfilling operations.  The southern end of the 
application site is largely restored opencast land although part of this area has not been 
previously developed. This is all land which has not yet been landfilled, although parts of it 
have been subject to opencast working in the past.  The application site boundary also 
includes a detached 1km long private haulage road which follows a former railway 
alignment between Meikle Drumgray Road and Greengairs Road (near the A73 
roundabout). This road is owned by the applicant and enables lorries travelling to and from 
the landfill site to bypass the village of Wattston. 
 

1.2 The surrounding land is comprised of moorland and restored opencast and peat extraction 
sites.  Darngavel Road forms part of the western boundary of the site, and the nearest 
buildings are Meikle Drumgray Farm which is close to the site access but approximately 
600m and 1km respectively from the proposed MPT and ERC buildings (see description in 
paragraph 2.2 below). The whole site is located on high ground forming part of the 
Slamannan Plateau, the landscape of which is largely open land but which includes a 
number of wind turbine developments, with planning permission for several other wind 
farms in the vicinity of the site.  There is also planning permission in place for an unrelated 
energy from waste facility approximately 0.5km south-west of the site. 

 
2. Proposed Development 
 
2.1 As part of the Scottish Government’s Zero Waste Plan, in addition to further efforts to reduce waste 

and increase recycling it is intended to divert as much of the country’s residual biodegradable waste 
as possible from landfill to energy recovery use.  As a result, across Scotland there is a reduced 
need for landfill capacity and an increased need for energy from waste facilities.  At the Greengairs 
site the applicant has already sought planning permission for a revised landfill layout and restoration 
scheme which reduces the size of the future landfill operations from 11 million m3 to 3 million m3 

(which the Council is minded to grant subject to completion of a legal agreement). The current 
application relates to that part of the applicant’s land which has planning permission to be used for 
landfill, but which is no longer required for that purpose.  The application instead seeks full planning 
permission for a new energy from waste facility, to be known as the Drumgray Energy Recovery 
Centre, together with some related facilities. 

 
2.2 The proposal consists of the following elements: 

 A new energy recovery centre (‘ERC’) to be located at the south western corner of the 
application site, to include offices and an educational visitor centre.  This would 
generate electricity using suitable non-hazardous residual waste as fuel.  Engineering 
works associated with the ERC would include lowering the ground level and the 
construction of a landscaping bund around part of this area; 

 A mechanical pre-treatment (‘MPT’) facility, located at the centre of the application site.  
This would process unsorted waste to extract recyclables and material unsuitable for 



energy recovery use.  The need for this facility would depend upon the waste 
management contracts which the applicant secures, as if all waste is pre-treated before 
arrival at the site the MPT would not be required; 

 An extension to the previously approved incinerator bottom ash (‘IBA’) storage and 
processing area situated near the centre of the application site.  This would covert ERC 
residual ash into recycled aggregate material by removing metals and other non-inert 
material; 

 Associated infrastructure works including construction of a new access road within the 
application site, car parking, offices, security facilities, drainage infrastructure, boundary 
fencing and habitat/landscape mitigation works; 

 Reorganisation of the existing landfill site infrastructure area (i.e. the site offices and 
workshops, etc.) near the site entrance; and 

 Improvements to the existing private haulage road which bypasses Wattston. 
 
2.3 The ERC would receive non-hazardous municipal solid waste and similar non-hazardous waste from 

commercial and industrial sources.  The biogenic content of such waste (circa 50-55% of the total) is 
recognised as a renewable source of energy.  The waste would be used as fuel in order to generate 
up to 30MW of electricity, of which 26MW would be exported to the local electricity grid and is 
equivalent to the annual electricity needs of 40,000 homes.  The balance of around 4MW would be 
used to power the ERC itself.  The ERC would also generate hot water which would be capable of 
use in a district heating system, and the applicant has had discussions with the Council, NHS 
Scotland and local developers who may be interested in making use of this heat in new 
developments. The applicant indicates that the proposal would represent an investment of 
approximately £175 million and would provide around 58 permanent jobs (44 in the ERC and 14 in 
the MPT), together with around 490 temporary construction jobs during the peak construction phase. 

 
2.4 Collectively, the reduced landfill operation and the new ERC would handle approximately the same 

volume of waste per year as the current landfill-only operation.  The current planning permission for 
the landfill site allows up to 600,000 tonnes per annum, although it has averaged only around 
500,000 tonnes in recent years and is expected to fall to around 130,000 tonnes once the 
forthcoming Landfill Ban takes effect.  The site currently also handles around 35,000 tonnes of 
incinerator bottom ash from the applicant’s existing ERC at Millerhill (Midlothian).  In combination 
with these existing waste flows, the proposal is expected to result in around 475,000 tonnes of waste 
per year being imported onto the site as follows: 

 
 residual non-hazardous waste for landfill site: 130,000 tonnes; 
 IBA from Millerhill: 35,000 tonnes; and 
 non-hazardous waste for MPT and ERC: 310,000 tonnes; 

 
The ERC would itself generate a further 65,000 tonnes of incinerator bottom ash (IBA), which is the 
non-combustible residue from the bottom grate and is a relatively inert material suitable for use as a 
construction aggregate after removal of contaminants (primarily metals) at the site’s IBA processing 
area.  Any unsuitable waste recovered from the waste stream would also be exported from the site 
for specialist treatment or disposal, as would the air pollution control residue (or ‘fly ash’) recovered 
from the ERC emission flue filters (which is classified as hazardous waste because of its alkaline 
nature). There would therefore be an export of about 120,000 tonnes of material from the site per 
annum as follows: 

 
 recycled aggregate from IBA: 98,444 tonnes; 
 recyclables recovered by MPT facility: 9,400 tonnes; and 
 air pollution control residue (fly ash from ERC flue); 12,000 tonnes  

 
2.5 The most significant physical work would be the construction of the proposed ERC building.  This 

facility is essentially a small power station, so the form of the building is dictated by functional design 
requirements and it would necessarily be of an industrial character. The main building would take the 
form of a series of conjoined boxes, irregular in form and height, measuring a maximum of 181.7m 
by 82.4m by 50m high, together with a 90m high emissions stack.  It would be finished primarily in 
light grey metal wall cladding, the lower parts of the building being silver in colour.  This part of the 
site would also include various items of external plant and electrical equipment, parking and 



circulation areas including a weighbridge and gatehouse, attenuation ponds for surface water, and 
would be surrounded by 2.9m high green paladin mesh fencing.  The visitor centre facility would 
form part of the ERC building.  To lower the relative height of the ERC building and help it to 
integrate into the landscape by screening the external plant, parking and movement areas, the 
ground level of the ERC area would be excavated to 5m below its existing level and a 9.5m high 
landscaping bund covered in woodland planting would be formed around part of the ERC area. 

 
2.6 The proposed MPT facility would be an L-shaped building resembling a warehouse with a shallow 

pitched roof.  It would measure 130.9m by 117.4m at its maximum and would be 14.8m high at the 
ridge of the main roof, with a small (17.8m high) stack for its odour control unit.  It would be finished 
in silver metal cladding and light grey roof cladding.  There would also be a small detached 
office/welfare building, some external plant, parking and circulation spaces including a weighbridge 
and gatehouse, an attenuation pond and 2.5m paladin mesh perimeter fencing. 

 
2.7 The existing IBA pad (located immediately to the north-east of the proposed MPT building) would be 

extended southwards so as to approximately triple its size, although due to the site contours and the 
need for its surface areas to be level it would have a terraced form with three adjoining pads 
connected to each other by internal access ramps.  The IBA pad is essentially a large area of 
hardstanding used for stockpiling and treatment of ash, and of processed aggregate awaiting sale 
and removal from the site. 

 
2.8 Elsewhere on the site the existing internal access and haulage road would be upgraded to tarmac 

surfacing and extended south to serve the new ERC facility, with commensurate surface drainage 
infrastructure.  Within the existing landfill site infrastructure/administrative area numerous relatively 
minor changes would take place, including removal of an existing welfare building,  improvements to 
a small surface water lagoon, and the re-siting of the waste sorting bay and wheel wash (further into 
the landfill site).  The private haulage road around the south of Wattston would be repaired with 
upgrading of drainage, surfacing and signposting at junctions, including tightening of corner radii to 
reduce the speed of lorries.  A landscaping scheme for the site would include new native woodland 
planting, grassland enhancement and wetland/bog habitat creation to help soften the appearance of 
the new buildings and offset the impacts of the development. 

 
3. Applicant’s Supporting Information 
 
3.1 The application requires an Environmental Impact Assessment and the applicant has therefore 

provided a detailed Environmental Statement (ES) and associated technical appendices, in addition 
to which the following supporting information has also been provided: 

 
 Carbon Impact and Peat Management Assessment; 
 Design and Access Statement; 
 Heat and Power Plan; 
 Planning Statement; 
 Pre-Application Consultation Report; 
 Transport Assessment 
 additional environmental information provided during the course of the application 

 
4. Site History 
 
4.1 The site has a long history of clay, coal and peat extraction, with opencast coal working having 

continued into the 1980s.  Subsequently there has been a succession of planning permissions for 
landfill and related waste management activities, and also for wind turbines.  The most significant of 
these permissions were as follows: 

 
 Landfill Operations 

 M86/458 Reclamation by Landfilling of Abandoned Coal Workings. Granted 1988, allowing 
landfill of up to 1.3m tonnes per annum for 20 years; 

 07/00924/MIN Continued Reclamation and Restoration Operations by the Importation of Non-
Hazardous Waste Materials. Granted 2008, renewing the permission for landfilling and allowing 
up to 600,000 tonnes per annum for 30 years; 

 18/01479/AMD (Section 42) Vary Condition 7 of Planning Permission 07/00924/MIN to Extend 



Hours of Operation of Engineering Works.  Granted 2018, subject to otherwise similar conditions 
to the 2008 permission; 

 19/01096/S42 Reclamation and Restoration Operations by the Importation of Non-Hazardous 
Waste Materials (Section 42 Application for a Reduction in the Scale and Extent of Previously 
Approved Landfill Operations, with Resultant Changes to Conditions of Previous Permissions 
07/00924/MIN and 18/01479/AMD).  The Planning Committee considered this application in 
January 2020 and is minded to grant it subject to a legal agreement. 

 
Mechanical and Biological Treatment / In-Vessel Composting Facility (MBT/IVC Facility) 
Permission for this has been granted and legally commenced, but not completed.  It would occupy 
roughly the same position and size as the currently proposed MPT facility: 
 09/00849/FUL Recycling and Waste Treatment Facility Incorporating Main Building, 

New Access Road, Parking, Lagoon and Associated Circulation Roads, External Plant 
and Machinery, Perimeter Fence and Landscaping.  Granted 2011 as a temporary 
permission until May 2043; 

 13/01247/AMD Section 42 Amendment to Condition 5 of Planning Permission 
(09/00849/FUL): Extension of Time for Operation of the MBT/IVC Facility from 22nd 
May 2043 to 22nd Dec 2044. (Final Restoration Date of May 2045 retained). Granted 
2013; 

 18/01752/AMD Section 42 Removal of Condition 2 of planning permission 
13/01247/AMD to Remove the Temporary Nature of the MBT/IVC Facility. Granted 
2019. 
 

Waste Processing / Transfer Facility and Soil / Aggregate / Ash Recycling Facility 
Permission has been granted but not yet implemented.  These two buildings would be located within 
the existing site infrastructure/administrative area: 
 14/01522/FUL Erection of Ancillary Waste Processing and Transfer Facility (Maximum 

Waste Capacity 25,000 tonnes per annum).  Granted 2017; 
 14/01523/FUL Erection of Ancillary Soil, Aggregate and Ash Recycling Facility 

(Maximum Waste Capacity 25,000 tonnes per annum) including External Pre and Post 
Treatment Waste Storage Areas. Granted 2017. 
 

Wind Farm 
Permission has been granted but not yet implemented.  The turbines would be located around the 
edge of the landfill site, with some turbines being on the sites of the current proposed ERC and MPT 
facilities: 
 07/00172/FUL Construction of Wind Farm Comprising of 9 Wind Turbines (maximum 

80m Hub Height & 45m Blades) with Ancillary and Other Infrastructure & Access Roads 
.  Granted 2014; 

 19/00707/AMD Section 42 Application - Variation of Condition 1 of Planning Consent 
07/00172/FUL to allow a Further 3 Years for Commencement.  Granted 2019. 

 
4.2 In addition to planning permissions on the landfill site, there are several planning permissions for 

significant proposals on other land in the vicinity of the application site, none of which are related to 
the applicant but which are considered in relation to cumulative impacts, discussed below.  Such 
permissions include permission for a wind farm of 8 turbines measuring 125m to blade tip 
immediately to the north east of the landfill site, and permissions for a potato processing factory and 
for residential development on sites between Wattston and Stand.  There is also an as-yet 
unimplemented permission for a separate energy from waste facility at Drumshangie, about 0.5km to 
the south-west of the application site, which is discussed in paragraph 8.34 below. 

 
5. Development Plan 
 

Clydeplan Strategic Development Plan 2017 
5.1 As the proposal is both a waste management facility exceeding 25,000 tonnes/year and an electricity 

generating facility exceeding 20MW it would be of a ‘strategic scale’ as defined in Schedule 14 of 
Clydeplan, meaning that the proposal is required to be assessed against Schedule 15 and Diagram 
10.  The location and nature of the proposal do not raise any issues in terms of the Spatial 
Development Strategy Core Components, and there is therefore no conflict with Clydeplan Schedule 



15. Clydeplan Diagram 10 indicates that in order to support the vision, spatial development strategy 
and placemaking policies of the Plan, the development should be considered against the specific 
policies appropriate to the type of development which is proposed.  Specific policies on waste 
management development and on the green network are contained in Policies 11 and 12 
respectively. 

 
5.2 Clydeplan Policy 11 (Planning for Zero Waste) supports the Scottish Zero Waste Plan (see 

paragraph 8.11 below) and indicates that development proposals for waste management facilities 
will generally be acceptable (subject to local considerations) in certain specified locations, including 
existing and former waste management sites. 

 
5.3 Clydeplan Policy 12 (Green Network and Green Infrastructure) indicates that the green network 

should be protected and enhanced, and that development proposals should integrate the green 
network into their design from the outset. 

 
 North Lanarkshire Local Plan 2012 
5.4 The application site lies within the defined Rural Investment Area (RIA) where Policy NBE 3 B 

applies.  This indicates that the Council will protect the character of the RIA and promote appropriate 
development by restricting development to a limited range of types and applying specified 
assessment criteria.  Types of development which will be appropriate within the RIA include the 
generation of power from renewable sources and other rural uses including opencast coal extraction 
subject to assessment against relevant national and local policies. The impact criteria include: 

  
 positive economic impact; 
 minimise adverse environmental impacts; 
 no undue infrastructure implications; 
 specific locational need; 
 suitable scale and form for the location; 
 appropriate landscape assessment and suitable landscaping proposals; 
 adherence to national and local policies; 
 must not adversely affect the integrity of internationally designated environmental sites; 

and 
 adherence to relevant supplementary planning guidelines 

 
5.5 Specific policies covering waste management development are Policies EDI 1 A and EDI 3, together 

with further guidance in Supplementary Planning Guidance SPG10 (Waste Development).  The 
application site is not specifically designated as an existing waste management site on the local plan 
map, but this is understood to be a drafting error as the site is clearly a long-established major waste 
management facility. Policy EDI 1 A supports the continuing industrial/business character of existing 
waste management facilities, where appropriate to do so.  Ancillary development will be supported 
subject to assessment criteria including specific locational needs, economic benefits, availability of 
other sites and impact on travel patterns. 

 
5.6 Policy EDI 3 A supports in principle utilities development, including recycling centres and all forms of 

renewable energy development subject to consideration of impacts on the public, visual amenity, 
noise and disturbance, traffic and road safety.  EDI 3 C supports waste management facilities where 
these are located within an existing or previous waste management site, deliver additional capacity 
in support of the Zero Waste Plan, comply with other relevant local, national and international waste 
guidance, show consideration for sustainable transport of waste, and are located close to users of 
any heat and power generated. 

 
5.7 Policy NBE 1 A indicates that the Council will safeguard sites of importance for natural heritage and 

biodiversity. 
 
 5.8 Policies DSP1 to DSP4 provide general assessment criteria applicable to all planning applications, 

although as there is no planned land supply for waste management facilities only DSP3 and DSP4 
are directly relevant to this proposal.  Policy DSP3 requires that development have an appropriate 
impact on local infrastructure.  Policy DSP4 requires that all development be of a suitable quality in 
order to achieve a high standard of site planning and sustainable design.  

  



6. Consultations 
 
6.1 North Lanarkshire Council Landscape Services has no objection to the proposal but has comments 

about cumulative impacts.  Whilst recognising that the proposed buildings would be very large and 
that even once new planting matures the buildings will still be readily visible, they consider that its 
prominence would be balanced by the expanse of open space around it and that the landscape 
design proposals are robust and well-considered.  However, they also note that there is a potential 
for a greater cumulative impact on the landscape if all other permissions in the vicinity are 
implemented (i.e. the two nearby wind farms, potato factory, housing at Stand and the Drumshangie 
energy from waste proposal).  If all of these developments go ahead the character of the landscape 
around the site would be altered significantly. 

 
6.2 North Lanarkshire Council Protective Services (Environmental Health) has no comments on the 

application, noting that the proposed development will require a Pollution Prevention Certificate from 
SEPA and that air quality, odour and noise are all matters which will be subject to SEPA regulation 
as part of that process.   

 
6.3 North Lanarkshire Council Roads and Transportation has no objection to the application subject to 

the works affecting junctions with the public road being carried out to the appropriate specifications, 
parking being provided as shown on the plans, and measures to manage construction traffic 
including any consequent repairs to local roads. 

 
6.4 The Coal Authority has no objection to the proposal but recommends conditions relating to managing 

legacy coal mining risks.  The site contains historic mine entries and shallow mine workings, but the 
Coal Authority concurs with the measures proposed in the applicant’s Coal Mining Risk Assessment 
in respect of investigation and remediation requirements. 

 
6.5 Historic Environment Scotland (HES) has no objection to the proposal.  The only cultural heritage 

features within their remit which have potential to be affected are the remains of the former 
Avonhead Colliery (primarily bings and the foundations of former cottages), located more than 1.2km 
east of the site boundary, and HES does not consider that the proposal would have a significant 
impact on their setting. 

 
6.6 Scottish Environment Protection Agency (SEPA) has no objection to the application subject to 

various conditions being applied in relation to the height of the stack, implementation of the 
applicant’s biodiversity action plan and management of peat on the site.  The applicant submitted an 
application to SEPA for the requisite Pollution Prevention Permit in October 2019, and it is 
understood that this is well advanced. 

 
6.7 Scottish Natural Heritage (SNH) does not object to the application but has provided comments on 

the likely impact of the proposal upon international and national environmental sites in its vicinity.  
Whilst there are no such sites within the site itself, there are a number of raised bog and blanket bog 
habitats within 1.5km – 10km of the site which are designated as Special Areas of Conservation 
(SAC) and/or Sites of Special Scientific Interest (SSSI).  These comprise West Fannyside Moss, 
Black Loch Moss and Blawhorn Moss (which are both SACs and SSSIs), and Longriggend Moss, 
Darnrig Moss, Howierig Muir and Lady Bell’s Moss (which are SSSIs only), and SNH considers that 
nitrogen and ammonia emissions from the proposal would be “likely to have a significant effect” on 
the qualifying interests of the three SACs and thus requires an Appropriate Assessment under the 
Habitats Regulations.  However, SNH also consider that these emissions from the proposal (both on 
its own or in cumulation with other approved development) would not adversely affect the integrity of 
any of these designated sites, and that the actual impact is unlikely to be of detectable level given 
current background levels.  (Note that in the context of screening of proposals under the EU Habitats 
Regulations “likely to have a significant effect” has a specific legal meaning and simply means that a 
non-trivial effect is possible and that appropriate assessment must therefore be carried out, and it 
does not imply that the effect would necessarily be major or probable.  This explains the apparent 
contradiction between these two positions).  

  
6.8 The Scottish Government Planning & Architecture Division note the submission of an Environmental 

Impact Assessment but have no comments on the proposal.  Scottish Water has no objection to the 
application, while National Grid Gas and the Royal Society for the Protection of Birds did not respond 
to consultation. 

 



7. Representations 
 
7.1 The application has been subject to neighbour notification and advertising in the local press, and 

nine representations have been received.  One of the representations was from the Upperton 
Residents’ Committee.  Reasons for objection are summarised as follows: 
 
 Concerns about emissions from ERC, in particular concerns that these may include 

toxic gases, ash and particulates and be injurious to human and livestock health in the 
surrounding area; 

 Concerns about odour from the site and the attraction of vermin such as flies, rodents 
and gulls 

 Concerns about risk of accident, including accidental release of toxic gases, unintended 
chemical reactions between wastes and gases, spillage of chemicals or contaminated 
waste and accidents during transportation of fly ash; 

 Potential that operation may expand to handle more other types of waste, such as 
hazardous or clinical waste; 

 Concern that proposal is an ‘incinerator’ and reference to alleged contamination from 
hazardous waste incinerators elsewhere in the past;  

 Risk of pollution of watercourses, groundwater and rainwater used by local food 
business; 

 Proposal is too close to homes, schools, play areas, sport centre etc., and facilities such 
as this should be at least 5 miles away from towns and villages; 

 Landscape impact of very large buildings in the countryside; 
 Would set a precedent for further industrialisation of the countryside; 
 Local communities were previously blighted by opencast coal extraction and landfill 

operations etc., and should not now be subjected to additional dirty industries to replace 
these or exacerbate existing problems; 

 North Lanarkshire should not be accepting waste transported from other areas such as 
Edinburgh or Glasgow; 

 Waste should be recycled not burned for energy; 
 Concerns about perpetuation of or increase in heavy lorries using local roads, and 

related concerns about road safety, existing damage to roads, dirt and dust affecting 
homes close to roads, and health impacts of dust and exhaust fumes; 

 Noise and disturbance arising from continuous traffic to and from the site; 
 Disturbance and traffic during construction period; 
 Impact of development on existing peat bog, protected water voles, and other wildlife 

including bean geese, curlew, heron, mallard, redshank, short-eared owl and snipe; 
 Council must ensure compliance with European Habitats Directive; 
 Potential to exacerbate flooding and formation of sink holes in Plains which already 

arise from overflowing field drains and high water table; 
 If development is allowed applicant should be required to provide district heating for 

Greengairs village (which has no mains gas supply), as suggested by Scottish Planning 
Policy and to offset inconvenience and loss of amenity caused by the development; and 

 Previous dissatisfaction with SEPA enforcement of standards and handling of 
complaints about the landfill site. 

 
7.2 One of the representations included a request for a pre-determination hearing.  However the 

circumstances do not satisfy the criteria for a hearing set out in the Council’s adopted Protocol for 
Planning Application Hearings, as the proposal is considered to be consistent with the development 
plan and there have been no objections from any consultee. 

 
7.3 The application was subject to a statutory pre-application consultation (PAC) process before it was 

submitted, and the applicant has provided a PAC report detailing the feedback which was received.  
The consultation undertaken significantly exceeded the statutory requirements and included 
meetings with four local community councils and four public exhibitions held in Greengairs 
Community Centre and Plains Village Hall (two events at each, held in June and August 2019).  



Publicity for these events included advertisements in the local press and around 2000 properties in 
Plains, Greengairs, Stand, Longriggend and Upperton received 2 leaflets each (one for each round 
of exhibitions).  A total of 98 people attended the four exhibitions, and people could also view the 
details and make comments online.  Comments received broadly corresponded with the issues 
raised by the objectors (above), along with suggestions of how the applicant could provide 
community benefits to offset any impacts by providing district heating, prioritising local people for 
employment and undertaking local environmental improvements.  These issues are discussed in 
section 8 below. 

 
8. Planning Assessment  
 
8.1 Section 25 of the Town and Country Planning (Scotland) Act 1997 requires that applications for 

planning permission be determined in accordance with the statutory development plan unless 
material considerations indicate otherwise.  The statutory development plan comprises the 
Clydeplan Strategic Development Plan 2017 and the North Lanarkshire Local Plan 2012. 

 
Development Plan Policies 

8.2 The proposal is consistent with Clydeplan Policy 11 (Planning for Zero Waste) because it would 
deliver additional waste management infrastructure in line with the Scottish Zero Waste Plan, and as 
the site is part of an existing landfill site which would continue to operate the proposal satisfies the 
locational requirements specified in the policy.  In terms of Clydeplan Policy 12 (Green Network and 
Green Infrastructure), the proposal involves development of an area of the countryside which is 
partially undeveloped and partly previously developed and restored land, however the principle of 
developing this land has already been established by the granting of planning permission for landfill 
operations across the application site.  The applicant has provided extensive supporting information 
to demonstrate the impacts on the natural environment and proposes suitable mitigation measures 
and environmental enhancements to help offset the impact of the development.  Accordingly, it is 
considered that the proposal is consistent with policy 12. 

 
8.3 The location and nature of the proposal do not raise any issues in terms of the Spatial Development 

Strategy Core Components, and there is therefore no conflict with Clydeplan Schedule 15. In terms 
of Diagram 10, it is considered that the proposal would support the vision, spatial development 
strategy and placemaking policies of the Plan. 

 
8.4 Waste management uses and renewable energy are in principle appropriate uses for the Rural 

Investment Area under North Lanarkshire Local Plan (NLLP) policy NBE 3 B, subject to the impacts 
of the development being acceptable.  In this case the proposal would have a positive economic 
impact whilst providing sustainable waste management infrastructure for which there is a nationally 
identified need.  Whereas this type of use does not specifically require a countryside site, it does 
require a site which is not immediately adjacent to housing and it is advantageous to locate it 
adjacent to the landfill operation.  There are no undue infrastructure implications, and the proposal 
includes mitigation to adequately address any adverse environmental impacts.  Although the 
proposal involves large structures which will be readily visible in the local landscape, it is considered 
that the impact is acceptable in the context of the location.  Overall, the proposal is considered to be 
in accordance with policy NBE 3 B. 

 
8.5 The proposal is consistent with NLLP policy EDI 1 A as it would secure the long-term future of the 

site as a waste management location, albeit that the proposal would significantly change the nature 
of that waste management operation. It is also consistent with policies EDI 3 A and EDI 3 C as it 
would provide facilities for recycling and renewable energy and would deliver additional sustainable 
waste management capacity in support of the Zero Waste Plan, whilst the impacts of the proposal 
are considered to be acceptable. 

 
8.6 The application site is not subject to any specific nature conservation designations although there 

are some such sites within the surrounding area, and the ecological investigation has identified 
protected species on the site.  These issues and the proposed mitigation measures are discussed in 
section 8 below, but it is concluded that the impacts would be acceptable and that the proposal is 
consistent with policy NBE 1 A. 

 
8.7 In terms of local infrastructure, the main impacts of the proposal are on the local road network, 

however traffic levels arising from the new development would be below the maximum allowed under 
existing planning permissions for the landfill site, and although there would be a slight increase in 



traffic when compared to the current level of landfill operations this would be minor and within the 
capacity of the local road network.  The proposal also includes some upgrading of the access 
arrangements.  There is therefore no requirement for a developer contribution towards infrastructure 
or community services under policy DSP 3.  Policy DSP 4 requires that all development be of a 
suitable quality in order to achieve a high standard of site planning and sustainable design, with a 
range of criteria for assessing this.  These issues are discussed in section 8 below, but overall it is 
concluded that the proposal is consistent with policy DSP 4. 

 
 Supplementary Planning Guidance 
8.8 Supplementary Planning Guidance applicable to the proposal includes SPG 08 (Development in the 

Rural Investment Area), SPG 10 (Waste) and SPG 20 (Biodiversity).  Issues covered by these SPGs 
are discussed in section 8 below, and it is concluded that the proposal is consistent with the relevant 
guidance. 

 
 North Lanarkshire Local Development Plan (NLLDP) – Modified Proposed Plan 
8.9 The NLLDP is not yet adopted and is therefore not part of the development plan, but it has been 

submitted to the Scottish Ministers for examination of unresolved issues and is therefore a material 
consideration.  Under the NLLDP the application site lies within the Countryside area, and the 
relevant policies include PROM ID 2 (Utilities Infrastructure), PROT A (Natural Environment and 
Green Network Assets), PP 5 (Countryside) and EDQ 1 to EDQ 3 (Environmental and Design 
Quality), which all broadly correspond to existing local plan policies.  There are no policies or 
designations in the emerging plan which would indicate a significantly different approach to the 
assessment of the proposal to that which the existing plan requires. 

 
 National Policies 
8.10 The Waste (Scotland) Regulations 2012 provide a statutory framework to maximise the quantity and 

quality of waste suitable for recycling and to minimise the need for residual waste infrastructure in 
accordance with the EU Waste Framework Directive 2009/09/EC and the Scottish Zero Waste Plan. 
The Waste Framework Directive states that the first objective of any waste policy should be to 
minimise the negative effects of the generation and management of waste on human health and the 
environment. Waste policy should also aim to reduce the use of resources and favour the practical 
application of the waste hierarchy. The Directive states that member States must have a National 
Waste Management Plan or Plans, which in Scotland is the Zero Waste Plan. 

 
8.11 The Zero Waste Plan (ZWP) indicates that all waste should be seen as a resource; waste is to be 

minimised; most waste is to sorted leaving only limited amounts to be treated after collection, and 
valuable resources are not to be disposed of in landfill. The ZWP identifies a waste hierarchy as 
follows: 

 
 prevention of waste (most desirable); 
 reuse; 
 recycling; 
 other recovery (including energy recovery); and 
 disposal of residual waste (least desirable) 

 
The main principle is that waste should be treated as high up the hierarchy as possible. The ZWP 
also sets out ambitious targets for waste reduction, including that by 2025 70% of household waste 
will be recycled or composted and only 5% sent to landfill. The Scottish Government’s forthcoming 
‘Landfill Ban’ (banning use of landfill for any re-useable or energy-recoverable waste) is part of the 
strategy for achieving this.  The Landfill Ban was originally due to come into effect in 2021, but 
during 2019 its implementation date was deferred until 2025 because it was realised that there would 
not be sufficient energy from waste infrastructure within Scotland to meet the original target. Waste 
would therefore have had to be transported south to England with significant transport costs and 
carbon emissions.  The application proposal would help to address that shortfall, and thus support 
implementation of the Landfill Ban.  

 
8.12 National Planning Framework 3 (NPF3) reiterates that waste must be treated as a resource rather 

than a burden, and that every item and material we use, whether natural or manufactured, is of value 
to our economy and should not be wasted.  Expanding on this, Scottish Planning Policy (SPP) 
recognises that the planning system has a vital role in helping to meet these targets by: 

 



 promoting developments which minimise the unnecessary use of primary material and 
promote efficient use of secondary material; 

 supporting new technologies which secure economic value from secondary resources 
(e.g. reuse, refurbishment, remanufacturing and reprocessing); 

 supporting achievement of the Scottish zero waste targets; and 
 helping to deliver infrastructure at appropriate locations, prioritising development in line 

with the waste hierarchy 
 
8.13 SPP notes that a significant shortfall in waste management infrastructure exists across Scotland, 

which it will be necessary to address if the ZWP’s targets for recycling and minimisation of landfill are 
to be achieved.  Whilst such a shortfall exists greater emphasis should be given to the need for the 
facility than to its proximity to the waste source, and a sustainable waste strategy may involve waste 
crossing local authority boundaries.  Once the national network of installations is more fully 
developed there will be more scope to give weight to proximity to the waste source. However, SPP 
also states that any sites identified specifically for energy from waste facilities should enable links to 
be made to potential users of renewable heat and energy, and such schemes are particularly 
suitable in locations where there are premises nearby with a long-term demand for heat. SPP further 
advises planning authorities to consider the need for buffer zones between waste management 
facilities and sensitive receptors such as housing.  For mixed waste processing and thermal 
treatment facilities it is suggested that 250m may be a suitable buffer zone, whereas for landfill sites 
a greater distance will usually be appropriate. 

 
8.14 Local development plans should safeguard existing waste management facilities to ensure that their 

ability to operate is not compromised by incompatible new development, and should identify new 
locations for waste management development, typically including sites allocated for employment 
uses.  In dealing with planning applications for new waste management installations, SPP specifies 
that planning authorities must take full account of the national strategy set out above, and should 
determine applications based on whether the proposed development would constitute an appropriate 
use of the land.  The regulation of permitted installations should be left to SEPA, whose policy on 
energy for waste facilities is contained in the SEPA Thermal Treatment of Waste Guidelines. 

 
8.15 Planning Advice Note 63 (Energy From Waste) provides further guidance specific to energy from 

waste development.  Typical planning considerations in determining planning applications for such 
development will be: 
 design and visual impact; 
 amenity considerations, such as storage arrangements, odour, air quality, noise and 

traffic; 
 aviation / defence issues, in respect of any tall chimneys; and 
 pollution prevention, in consultation with SEPA. 

 
Policy Summary and Principle of Development 

8.16 There is therefore broad policy support for the provision of additional infrastructure which would 
support achievement of the Zero Waste Plan’s objective of sending no more than 5% of waste to 
landfill, and there is a recognised shortfall in suitable waste management infrastructure across 
Scotland. Whereas energy recovery is lower down the waste hierarchy than reduction, reuse and 
recycling, it is nevertheless preferable to landfill and there are some types of waste for which it is the 
best available option.  Scottish Planning Policy identifies a need for additional facilities of this type, 
and both Clydeplan and the North Lanarkshire Local Plan support new waste management 
infrastructure provided in support of the Zero Waste Plan, subject to local considerations.  The need 
for facilities such as that proposed is therefore established, and the main issue of principle is 
therefore whether this particular site is suitable for such a use. 

 
8.17 SPP, Clydeplan and the North Lanarkshire Local Plan all have policies supporting the principle of 

retaining existing waste management sites and/or promoting such sites as suitable locations for new 
waste management infrastructure.  The application site is part of a large and long-established waste 
management site on which planning permission has previously been granted for significant new 
waste management infrastructure.  The proposal is obviously consistent with these policies, albeit 
that the proposal would represent a significant change in the nature of the waste management 
operations on the site and the rationale for locating an ERC at this site is somewhat different from 
the reasons for its suitability as a landfill site. 



 
8.18 The Council has already accepted the principle of allowing a large permanent waste management 

facility on the Greengairs site, having granted planning permission for a large MBT/IVC facility 
capable of handling 210,000 tonnes of waste per year.  Whilst the rationale for building an ERC 
facility adjacent to the landfill site is not as clear as in the case of the MBT/IVC use (a higher 
proportion of the output from which was destined for the landfill), the co-location of the ERC and 
landfill operations would nevertheless allow operating efficiencies.  Additionally, some of the 
infrastructure needed for the proposed ERC is already in place having been constructed for the 
landfill operations (e.g. the private haulage road, landfill access and associated hard standing), and 
the total tonnage of waste and number of lorry movements at the site would remain well within the 
maximums specified in its existing planning permission.  The fact that the landfill operation is being 
significantly reduced in scale due to the declining proportion of waste which is disposed of by this 
method means that in the future the existing infrastructure at the site will be under-utilised and 
employment at the site will decline unless new waste facilities for sustainable waste management 
are built here.  It is therefore logical to locate the ERC and its associated facilities at this site, the 
suitability of which for large-scale waste management use having been established.  The site also 
has the advantage of being sufficiently close to built-up areas and areas of new development that 
use of the heat generated by the facility is a realistic prospect.  

 
8.19 In addition to the locational and strategic justifications for the proposal, it would also represent a 

substantial investment of £175 million in North Lanarkshire and would provide up to 58 permanent 
jobs as well as hundreds of construction jobs over a 3-year development period. Overall, therefore, 
the principle of a facility of this nature on this site is in line with all relevant policies and guidance, 
provided that the impacts of the development are judged to be acceptable, including the matters 
covered in the environmental impact assessment, the supporting information, and issues raised by 
consultees and objectors. 

 
 Environmental Impact 
8.20 It is necessary to consider the detailed environmental impact of the proposed development, in order 

to assess what effect it would have on the character and setting of the area; the amenity of local 
residents and those living further afield who may be indirectly affected by the development; and on 
those areas which are subject to specific heritage or environmental designations. This appraisal is 
assisted by the Environmental Statement (ES) submitted with the planning application and 
comments from consultees, although it is for the Council as planning authority to make the final 
judgement as to whether the overall impact of the development is acceptable or not. 

 
8.21 Environmental Impact Assessment is the process culminating in the production of the Environmental 

Statement. The objective of the process is to identify and evaluate all significant, direct and indirect 
effects of the proposed development, during both construction and operation, on the environment. 
Each chapter of the ES sets out its methodology, establishes the baseline (existing) situation in 
respect of the relevant issue, and assesses any potentially significant environmental effects arising 
from the proposed development.  The following sections of this report will consider the detailed 
impacts of the proposed development in relation to each of the following environmental issues: 

 
 Ecology and Nature Conservation; 
 Landscape and Visual Effects; 
 Noise and Vibration; 
 Air Quality; 
 Ground Conditions and Contamination; 
 Surface Waters and Flood Risk; 
 Cultural Heritage; 
 Traffic and Transportation; and 
 Socio-Economic Effects 

 
Ecology and Nature Conservation 

8.22 The ES assesses the likely ecological impacts of the proposal, including impacts on statutory and 
non-statutory designated sites, habitats of nature conservation interest, legally protected species and 
other notable species.  The assessment includes: 

 
 Phase 1 habitat survey and desk study; 



 Surveys and reports in relation to great crested newts, bats, breeding birds, winter 
birds, reptiles, otters, water voles and badgers, including species protection plans 
where applicable; 

 National Vegetation Classification (NVC) survey; and 
 Ecological Interpretation of air quality assessment 

 
The baseline surveys identify the extent to which the various species and habitats are present on the 
site or its zone of influence (ZOI).  The ZOI is in most cases the site and its immediate surroundings 
for flora/fauna and within 2km of the site for locally designated environmental sites (SINCs), but for 
nationally and internationally designated environmental sites the ZOI is 10km (or 15km in the case of 
air quality impacts) from the application site. 

 
8.23 There are four international environmental sites within the 15km ZOI: 
 

 Slammannan Plateau Special Protection Area (2.5km north east) is an areas of 
grassland, rough pasture and wetland including two shallow lochs within Fannyside 
Muir, which is internationally important as the wintering location for over 50% of the UK 
taiga bean goose population.  Part of this area is West Fannyside Moss which is also a 
Special Area of Conservation (SAC) because of its importance as a blanket bog 
environment; 

 Black Loch Moss (5.8km east) and Blawhorn Moss (9.2km east) are designated as 
SACs because of the importance of their raised bog habitats. 

 
These sites are also subject to national designations as Sites of Special Scientific Interest 
(SSSIs), as are a further seven sites within 15km of the site, of significance because of their 
various habitats which include both raised and blanket bogs, base-rich lochs, wet 
woodland, and hydroseral zonation (transition from open water to woodland).  In addition 
some nineteen non-statutory Sites of Importance for Nature Conservation (SINCs) are 
within 2km of the site, these being varied in their nature and reasons for designation. 

 
8.24 The development itself would occupy a mixture of natural and restored opencast land, with the ERC 

itself being situated on a corner of the site which was not worked for opencast and which is therefore 
natural peat bog.  This siting is an essential technical requirement, because the size and weight of 
the building requires a rock foundation.  The buildings, roads and other infrastructure would result in 
the permanent loss of several areas of habitat, including some semi-natural broadleaved woodland, 
unimproved neutral grassland, purple moor-grass dominated marshy grassland, wet dwarf shrub 
heath, modified bog and standing water.  There would be some impact on wildlife, most notably 
water voles which are present in a pond which would be lost as part of the ERC development, and a 
lesser impact on badgers.  However, various mitigation measures are proposed.  Peat removed from 
the construction areas would be retained on the site and used to enhance existing bog habitats and 
create new ones.  The applicant has already obtained permission (by way of a non-material variation 
to the landscaping scheme for one of the landfill site permissions) to create a new water vole habitat 
elsewhere within their ownership boundary.  A biodiversity management plan would be prepared in 
order to create, manage and maintain the areas of new, improved and retained habitat, and once 
implemented would be monitored by an ecological clerk of works to ensure that new habitats 
establish properly.  Construction activity would be managed in accordance with a Construction 
Environmental Management Plan (CEMP) to minimise environmental impacts during that phase, and 
the developer would employ an ecological clerk of works to ensure compliance with the CEMP. The 
ES concludes that although the loss of some of the existing habitats (unimproved neutral grassland, 
wet dwarf shrub heath and wet modified bog) would be categorised as significant in environmental 
impact terms were it not for the proposed mitigation, none of the other impacts on habitats is 
considered significant. Overall, as a result of the proposed mitigation measures, the ES concludes 
that the proposal would have no significant adverse effects on ecology in the immediate vicinity of 
the site. 

 
8.25 In terms of the impact on the wider environment, including the international and national ecological 

sites up to 15km away, the ES concludes that these would be largely negligible.  The proposal would 
however involve emissions of nitrates and ammonia which can be detrimental to bog environments, 
and therefore an Appropriate Assessment under the Habitats Regulations was required.  However, it 



is concluded that the impact of emissions on the internationally designated sites, either from the 
development alone or in combination with other approved development, is unlikely to be of a 
detectable level, and that the proposal will not adversely affect the integrity of any of the international 
sites.  In relation to the SSSIs it is similarly concluded that there would be no adverse effect upon the 
integrity of any of the sites, although SNH have noted that Longriggend Moss (1.5km east) does 
already have a high level of ammonia, although it is still deemed to be in a favourable condition 
nonetheless. Overall, the impact of the proposal upon ecology and nature conservation is considered 
to be acceptable. 

 
Landscape and Visual Effects 

8.26 The proposal involves a very large ERC building, which due to its height and its position on high 
ground in exposed countryside will be visible over a considerable distance.  Other elements of the 
proposal are less significant – the MPT building would be large but it is a much lower building than 
the ERC and would be positioned on lower ground so it would be much less prominent. The MPT 
building is also very similar in size and height to the MBT/IVC building previously approved at the 
same location. The expanded IBA pads would be relatively insignificant in the context of the wider 
landfill site.  The changes to the site infrastructure area would also be of a minor nature.  The 
following discussion therefore focusses on the proposed ERC building, whilst referring to other parts 
of the proposal where these are relevant. 

 
8.27 Landscape and visual effects are separate but closely related considerations.  Landscape effect 

refers to the landscape as an environmental resource, including changes to its distinctive character 
and how it is perceived.  Visual effects are the changes to what can be seen by the people likely to 
be affected, including changes to visual amenity.  The Landscape and Visual Impact Assessment 
(LVIA) submitted as part of the ES identifies the likely significant effects of the proposal.  Not all 
landscape and visual effects arising as a result of a particular proposal are “significant” (in 
environmental impact assessment terms) and furthermore where likely significant effects are 
predicted this does not automatically mean that such effects are unacceptable.  The acceptability of 
landscape and visual effects is a matter to be weighed in the planning balance alongside other 
factors.  What is important is that the likely effects of any proposal are transparently assessed and 
described in order that the planning authority can bring a balanced and well-informed judgement to 
bear as part of its decision-making process. 

 
8.28 A series of measures have been incorporated into the design of the proposed development and into 

construction and operational procedures, which are intended to provide mitigation against potentially 
adverse landscape and visual effects and other environmental effects. The size of the ERC means 
that it is effectively impossible to prevent it being seen, so mitigation is mainly intended to soften the 
appearance development and help it to integrate into the environment. These measures include: 

 
 Reducing the visual prominence of the ERC insofar as possible, by lowering the 

finished floor level by 5m, providing a 9.5m high bund with woodland planting to screen 
the ERC to its south-west, and undertaking new tree and hedge planting  along its 
western boundary; 

 Waterbodies associated with the ERC and MPT facilities have been designed to have a 
natural appearance rather than hard, engineered forms; 

 Existing mature tree cover along the edge of Darngavel Road is to be retained and 
reinforced by new planting to assist in screening; 

 External lighting would be designed to avoid obtrusive light and light spillage; and 
 Existing vegetation which is to be retained would be protected during construction as 

part of the Construction Environmental Management Plan, which would also control 
construction lighting 

 
8.29 The existing landscape in the immediate vicinity of the site is dominated by the existing landfill 

operation, and the topography of the site has been heavily modified by this and the preceding 
opencast coal uses.  Parts of the site is bare ground, drainage features, hardstanding and access 
tracks, but there are also areas of undisturbed vegetation (typically rough grassland, scrub and 
peatland), and also areas of restored land and woodland planting.  Buildings on the site are limited to 
the infrastructure/administrative area near the site entrance.  The site is within an upland plateau 
area which includes significant areas of open moorland, along with forestry and remnants of historic 
coal mining activity.  There are three wind turbines approximately 2.3km east of the site, and 



planning permissions are in place for two additional wind farm developments closer to the site, 
including some within the landfill site boundary.  There are no statutory or non-statutory landscape 
designations in the vicinity of the site, the closest being 34km and 12.4km away respectively, at 
which distances they would not be materially affected by the proposal.  Buildings within this area are 
relatively sparse and are concentrated in small villages, although there are also some isolated 
properties such as farms.  The ES indicates that most of the settlements and individual properties 
near the site are positioned on the outer slopes of the underlying plateau, as a result of which their 
main views tend to be focussed away from the site towards lower-lying land in the opposite direction, 
however some houses are orientated differently or that views towards the site.  The closest 
residential properties to the site are two dwellings at Meikle Drumgray Farm (1km north west of the 
proposed ERC building) and a single house at Airdriehill (1.25km south), although in both cases 
views towards the site are restricted by existing trees.  The villages of Plains, Wattston and 
Greengairs are respectively 1.2km, 1.4km and 1.7km from the ERC. 

 
8.30 The SNH Landscapes of Scotland study includes the site within the Slamannan Plateau, the general 

character of which is described as “an area of exposed, sometimes bleak moorland dotted with 
towns and villages with a strong mining and industrial heritage…  It consists of peatland, wetland, 
rough and improved grassland.  The pronounced north to south folds in the topography tend to 
restrict views to and from the plateau…  Windswept tree belts and hedges often edge the fields and 
roads.  Lowland crofts and some extensive tree planting are relatively new features in this 
landscape.”  The SNH national landscape character assessment shows the majority of the site as 
within landscape character type (LCT) 213 Plateau Moorlands, while a small area on the western 
edge of is within LCT 201 Plateau Farmland.  Key characteristics of these include: 

 
 LCT 213 Plateau Moorlands 

 Large scale landform; 
 Undulating hills and sloping ridges in the west and a more even plateau landform in the 

east; 
 Distinctive upland character created by the combination of elevation, exposure, smooth 

plateau landform and moorland vegetation; 
 Predominant lack of development; 
 Extensive wind turbine development; 
 Sense of apparent naturalness and remoteness which contrasts with the farmed and 

settled lowlands, although this has been reduced in places by wind energy development 
 

LCT 201 Plateau Farmland 
 Extensive, open, flat or gently undulating landform; 
 Dominance of pastoral farming, but with some mosses surviving; 
 Limited and declining tree cover; 
 Visually prominent settlements and activities such as mineral working; 
 Rural character has reduced as tree cover has declined and the visual influence of 

settlements, transport infrastructure and mineral working has increased 
 
8.31 The Council’s own Local Landscape Character Background Report (2017) describes the plateau 

moorlands as having an existing large-scale, open and exposed landscape interspersed with existing 
and former industrial development.  The landscape is assessed as having some value as an upland 
landscape, contrasting with the more settled lowland landscapes of much of North Lanarkshire, 
however the large-scale nature of the landscape and the predominance of existing and former 
industrial development results in a low sensitivity to certain development types. 

 
8.32 Zone of Theoretical Visibility (ZTV) mapping has been utilised to determine the overall extent of 

theoretical visibility of the project. The ZTVs enable an understanding of the visual context of the 
proposed development and allow the identification of the areas of the surrounding landscape from 
which people may experience views of it. Although the proposal involves several distinct elements, 
by far the most significant in landscape and visual terms is the proposed ERC, due to the height of 
the building (50m) and its exhaust stack (90m).  The ZTV and viewpoint assessment is therefore 
focussed on the ERC. 

 



8.33 The LVIA includes a detailed assessment of the visual effects from fourteen viewpoints, which were 
agreed with the Planning Service beforehand and which were intended to be representative of 
locations from which the site would potentially be seen by people.  For each of these 14 viewpoints, 
the LVIA establishes whether the site of the proposed ERC is currently visible, and assesses 
whether the sensitivity of the viewpoint and the magnitude of the anticipated impact.  Sensitivity is 
highest where large numbers of people will experience the view, or where the view is of particular 
importance, whilst magnitude is an assessment of how significant the change to the view would be 
(e.g., a distant view would typically be a lower magnitude of change than a close-up view, whilst 
changes to a view of undeveloped countryside would be of higher magnitude than changes to a view 
containing existing buildings).  For four viewpoints where either the sensitivity or the magnitude is 
assessed as high a photomontage has been prepared illustrating how the proposed ERC is 
expected to appear from that location.  These focus on the ERC as that would be by far the most 
prominent part of the development.  As the views from villages are intended to be representative it is 
possible that they may not reflect the view from every house/location in those settlements, although 
the viewpoints which were chosen for assessment were intended to be locations from which the 
proposed development was most likely to be visible. The results of this are summarised as follows: 

 
1) Caldercruix (railway footbridge).  This is a high sensitivity location because it is within a 

settlement and the viewpoint chosen is also a core path so many people will have this or similar 
views.  There is intervening high ground which will hide most of the ERC building from view, 
although the upper part of the building may be glimpsed through trees and may be more 
prominent in winter.  The stack will be visible.  As most of the building will be hidden the 
magnitude of the impact is considered small. 

2) Ballochney Road, Plains.  This is the edge of Plains closest to the development, but as an edge-
of-settlement location the number of residents affected is limited and its sensitivity is assessed 
as medium to high. The ERC building and stack would be prominent on the skyline, and the 
magnitude of this impact is assessed as medium-large.  A photomontage is available for this 
viewpoint. 

3) Wattston.  View from within the settlement so sensitivity is assessed as high.  The site is not 
readily visible from Wattston due to trees on a ridge of intervening high ground, however the top 
of the ERC building is likely to be visible through the trees, especially in winter, and its stack 
would be visible above the tree line.  The magnitude of this impact is assessed as small-
medium.  A photomontage is available. 

4) Greengairs.  This view is similar to that at Wattston but the trees providing screening are closer 
to Greengairs and are relatively young, meaning that as they grow the ERC and its chimney are 
likely to become less visible.  Sensitivity is assessed as high but magnitude of impact small.  A 
photomontage is available. 

5) Longriggend.  Again, the stack is likely to be visible but only glimpses of the top of the building 
through trees.  As Longriggend is of linear form with most houses facing north or south, relatively 
few properties face the application site.  Sensitivity is assessed at high but magnitude negligible. 

6) Plains (public open space).  This view is from the middle of the village and therefore of high 
sensitivity.  The upper part of the ERC building and its stack would be visible on the skyline 
beyond houses, but as this view already has buildings on the skyline the magnitude of impact is 
assessed as small to medium.  A photomontage is available. 

7) Road near Palacerigg Country Park.  This is 4.5km north of the proposed ERC, and has a core 
path/cycleway so is therefore assessed as high sensitivity.  The ERC building and stack would 
be visible on the skyline, but it would be a distant feature and views are interrupted by roadside 
vegetation, so the magnitude of impact is assessed as small. 

8) Road at Fannyside Muir.  This is 5.4km north of the site and its sensitivity and impact would be 
similar to Palacerigg Country Park (above).  The ERC would be even more distant, although 
views would not be interrupted by vegetation. 

9) Duntilland Road.  This is 5.7km south of the ERC on high ground from which there are good 
views north across Airdrie and Plains, and is on a core path and cycle route.  As this viewpoint is 
at a higher elevation it looks down towards the ERC which would be seen against a backdrop of 
the Kilsyth Hills.  The MPT facility and IBC pads may also be visible but unlikely to be legible as 
distinct features.  The change to this expansive panoramic view would be of small magnitude.  

10) Bowhouse Road.  This is 4.6km south of the ERC, looking towards it over the eastern edge of 
Airdrie.  The location is a country road and its sensitivity is assessed as medium.  The upper 
part of the ERC building and its stack would be visible on the skyline over intervening 
high ground, but it would be located beyond prominent urban development and the 
magnitude of impact is considered small. 



11) Hillend Reservoir.  This is 6.1km east of the proposed ERC and is assessed as having high 
sensitivity as a recreational cycleway/core path.  The upper part of the ERC and its stack would 
be visible on the skyline over intervening high ground, but it would be a distant feature and the 
magnitude of impact is assessed as small. 

12) Darngavel Road.  Whilst not close to any housing, this is the road closest to the development at 
the point where it will be most visible to motorists, and it is therefore assessed as medium to 
high sensitivity.  The ERC building and stack would be readily visible on the skyline at short 
range, so the magnitude of this impact is assessed as large.  The MPT building would also be 
seen from the road.  A photomontage of the ERC view is available. 

13) Caldercruix (Hill Street).  This is the edge of Caldercruix closest to the application site.  
Sensitivity is high but only the top of the stack would be visible over intervening high ground and 
tree cover, so the magnitude of impact is therefore assessed as negligible. 

14) Cumbernauld Community Park.  This is 7.7km north-west of the site and intended to represent 
distant views from higher parts of Cumbernauld.  Sensitivity is high and the ERC would be 
visible on the skyline, but as the view is so distant and the much more prominent buildings of 
Cumbernauld town centre are in the foreground the magnitude is assessed as small. 

 
8.34 In terms of cumulative landscape and visual impacts, the ES considers other consented 

development projects in the vicinity of the site, including two wind farm development, the 
Drumshangie energy from waste plant, the new potato processing factory and new housing 
development near stand.  Although all of these developments have planning permission it is not 
clear whether all of them will actually go ahead.  The Drumshangie energy from waste plant was 
approved some years ago and would use older technology, and it is understood that the original 
intended operator is no longer involved in the site.  It therefore seems unlikely to be implemented in 
its approved form, although an application to change the conditions (and effectively renew the 
permission) has been submitted. The ES concludes that if all of these other developments go ahead 
as well as the application proposal, the overall impact on the landscape will be greater but at the 
same time the proposal would will viewed in the context of a local landscape which includes large-
scale built infrastructure in its vicinity, and therefore the individual impact of the proposal would be 
lessened.  Therefore, taking into account cumulative impacts the ES concludes that the landscape 
impact of this proposal would not be significant. 

 
8.35 Due to its size the ERC would inevitably be a prominent addition to the local landscape, and it would 

appear as a dominant feature when viewed from close by.  However, in the wider context, its impact 
on the overall landscape is considered to be more limited.  The landscape is expansive and as noted 
in the character assessments discussed above it has a history of industrial development and a 
relatively low sensitivity in relation to some types of development.  The Council’s Landscape service 
concurs with the ES conclusion that the overall impact of the proposal on landscape character would 
not be significant.  It must however be acknowledged that there is potential for the local landscape to 
change quite significantly as a result of the cumulative effect of various developments which have 
already been approved, and that the proposal would add to that change.  Nevertheless, the overall 
landscape impact is considered to be acceptable. 

 
8.36 In terms of visual impact, the proposed development would be a prominent addition to views from 

Darngavil Road and from parts of Plains, where it would introduce substantial built development into 
views where such development is currently not present.  The visual effects would be significant.  
From other settlements and from more distant viewpoints the development would either appear as a 
minor feature in the distance or it would benefit from screening provided by the intervening landform 
and vegetation, and the visual effects would generally not be significant.  The main visual issue for 
the proposal is therefore the fact that it would be readily visible when viewed from Plains, however 
this impact is not considered to be sufficient reason to refuse the application bearing in mind the 
benefits of the development. 

 
Noise and Vibration 

8.37 The ES assesses the likely significant environmental effects of the proposed development in relation 
to noise and vibration. It describes the methods used to assess the effects, the existing sound 
climate and the assessment of future baseline sound levels in the vicinity of the Site.  In addition, 
potentially affected Noise Sensitive Receptors (NSRs) are identified. The ES identifies any 
significant effects likely to arise from the construction and operation of the proposed development, 
and provides details of mitigation measures to minimise those effects.  The assessment includes: 

 



 A description of the baseline sound environment (i.e. existing background noise levels); 
 An outline of likely future changes to the baseline sound environment (i.e. from changes 

unrelated to this proposal); 
 Predictions of noise levels during construction and operation of the proposal at the 

nearest NSRs; 
 Details of potential cumulative impacts where noise from other potential development 

may also affect the same NSRs; and 
 Identification of likely residual significant effects taking into account additional mitigation 

 
The ES considers potential noise effects in the context of the predicted background sound levels at 
the seven nearest NSRs, The closest NSR to the site is Meikle Drumgray Farm, 940m from the 
proposed ERC boundary, whilst other NSRs considered were sites on the edge of Greengairs, 
Wattston, Plains and Stand, together with the site near stand for which planning permission has 
been granted for housing.  Baseline noise at these locations consists largely of local and/or distant 
road traffic. Vibration has been ‘scoped out’ of the ES because due the only significant source of 
vibration (piling during construction) would take place so far away from the nearest NSRs that there 
would be no perceptible vibration. 
 

8.38 The construction of the development would give rise to noise from activities such as site preparation, 
piling, general activities with the site, infrastructure construction and construction of the buildings 
themselves.  However, due to the distance between the site and the NSRs together with proposed 
noise mitigation measures, any additional noise experienced by the NSRs would be likely to be 
negligible.  Mitigation measures proposed include restriction of operating hours, careful choice of 
piling rigs and construction plans to minimise noise, and ensuring that the siting, use and 
maintenance of plant is carried out in such a way as to minimise noise. Traffic during the 36 month 
construction period the ‘worst case’ scenario (maximum estimated construction traffic level) there 
would be an increase in the level of weekday traffic noise in the vicinity of the private access road 
and Meikle Drumgray Road (from ‘negligible’ to ‘moderate’) and its impact (from ‘neutral’ to 
‘moderate/large’).  On Saturdays, baseline noise levels are lower, but the increase in noise and its 
impact is assessed as being similar to that on weekdays.  There would therefore be some increase 
in traffic noise during construction for properties close to the access route, but this would be a 
temporary noise source arising from use of a road whose very purpose is to take site traffic away 
from NSRs, and in this context the ES assesses the overall construction traffic noise impact to be 
‘neutral to moderate’, and not significant in environmental impact assessment terms. 

 
8.39 The operation of the proposed ERC and MPT facilities would involve various pieces of noise-

generating plant, although none of these would be particularly loud.  Most of the plant would be 
located within the buildings, which would be clad in noise insulating material to further contain noise.  
External noise sources such as ventilation equipment and HGV reversing alarms would generate low 
noise levels which should not be perceptible at nearby NSRs due to the distance from the site.  
Mitigation measures to limit noise include the specification of cladding material, the specification of 
various external fans including maximum noise levels, and doors to the buildings being no larger 
than necessary and fitted with appropriate doors.  The IBA facility is already operating (albeit on a 
smaller scale than now proposed), and is of an intermittent nature – activity taking place for six 
weeks every six months and generating noise levels well within the relevant standard. The ES 
considers issues of tonality, impulsivity and intermittency of noise, and concludes that the operation 
of the proposed facilities would not result in a significant noise effect.  In terms of traffic noise, the 
level of traffic and its resultant noise would be similar to the baseline of existing traffic to and from 
the landfill site, but higher than the ‘do nothing’ scenario (i.e. landfill traffic will decline in the future 
regardless of whether the proposed development goes ahead, so the proposed development would 
result in more traffic noise than would be the case were it not to take place).  However, existing noise 
levels are considered to be acceptable and the proposed resurfacing of the private access road and 
the provision of additional speed limit signage would also help to materially reduce traffic noise. 

 
8.40 The ES therefore concludes that taking into account the proposed mitigation measures, there would 

be no significant noise impacts during either the construction or operation of the proposed 
development.  Noise levels are subject to SEPA licensing, and neither SEPA nor the Council’s 
Environmental Health Service has made any adverse comments about the methodology or 
conclusions of the ES noise information.  It is therefore considered that the ES noise conclusions are 



robust, and that the proposed development would not give rise to a significant level of noise or cause 
any unacceptable disturbance to residents living in the vicinity of the site or its access. 

 
Air Quality 

8.41 The ES considers the potential impacts on air quality and odour in the local area.  Its main focus is 
on emissions from the proposed ERC emissions stack, however it also considers other potential 
sources of emissions within the proposed development including traffic emissions and ‘fugitive 
emissions’ (unintended emissions such as dust or odour either during construction or operation).  
The assessment includes: 

 
 A baseline analysis, detailing the existing air quality in the area; 
 An assessment of air quality impacts during the construction phase; 
 Emissions modelling, providing technical details of the anticipated emissions and their 

dispersal.  All modelling is based on ‘worst case’ assumptions, including cumulative 
impacts; and 

 An ecological interpretation of the air quality assessment 
 
 
 

The baseline air quality analysis indicates that concentration of pollutants (nitrogen oxides, sulphur 
dioxide, hydrogen fluoride and ammonia) are currently low in the area around the site, as would be 
expected of a rural location.  The closest Air Quality Management Area to the site is at Chapelhall, 
approximately 6km away. 
 

8.42 The ES identifies the potential for dust and vehicle exhaust emissions during the construction period.  
Whereas the exhaust emissions are not likely to be of significant level there is potential for dust 
generation to give rise to adverse effects on onsite receptors, including ecology, and offsite 
receptors including nearby residential properties. These effects could arise as a result of both onsite 
construction activities and from lorries associated with the construction works.  As such, a number of 
mitigation measures have been proposed in order to minimise the risk and impact of dust, including 
ensuring that lorries entering/leaving the site have their loads covered, implementation of a wheel 
washing system, and ensuring that there is suitable length of hard surfaced road within the site to 
prevent vehicles from dragging dust out onto the public road.  Subject to these measures the ES 
concludes that the impact on air quality during construction is not likely to be significant.  

 
 8.43 Once the development is complete, the main potential source of adverse air quality effects would be 

emissions from the ERC emissions stack.  For the purposes of environmental impact assessment it 
is necessary to consider the potential for a cumulative impact of this and other nearby developments 
that could be built, including the nearby Drumshangie energy from waste facility (in the ‘worst case’ 
and possibly unlikely event of both going ahead).  The regulating authority in respect of emissions is 
SEPA, who control these under their own licensing process, and SEPA have confirmed that the ES 
air quality assessment is based on the methodology agreed at the scoping stage.  The ES concludes 
that the emissions from the ERC would have a negligible impact and their impact on human health 
would be insignificant.  There is a slight potential for impact on protected ecological sites, but as 
discussed in paragraph 8.25 above this has been the subject of an appropriate assessment and is 
considered to be of minor significance at most. SEPA has no objection to the proposal on air quality 
grounds but does recommend that a planning permission be attached specifying that the emission 
stack be at least 90m high (i.e. the proposed height), because this height was used as the basis of 
the ES dispersion modelling. 

 
8.44 Other issues with potential to affect air quality when the facilities are operating are identified as 

vehicle-related dust and exhaust emissions (this mitigation for which is similar to that for the 
construction phase), together with ‘fugitive odour’ from the waste itself.  The IBA is kept wet and 
therefore does not generate any dust.  In terms of odour, there is no scope for odour from the IBA 
facility, but the waste delivered to the MPT and ERC facilities (primarily domestic waste) is 
malodourous.  To contain odour, all unloading and storage of waste would be carried out inside the 
buildings and doors would be kept closed except to allow vehicles to enter and leave. The buildings 
would also be equipped with odour containment technology to filter air expelled from their ventilation 
systems.  Waste delivered to the site will be carried in covered vehicles.  As a result of these 
measures, the ES concludes that the odour affecting any nearby sensitive receptor is negligible.  It is 
also to be noted that the site is already operating as a landfill site for a similar or greater total 



quantity of waste than that which is now proposed, and these existing landfill operations obviously 
have greater potential for odour than the proposed activities within closed buildings.  The applicant 
organised a visit to their similar ERC facility at Millerhill for members of the local community, and 
indicates that there is no appreciable odour outside the building when its doors are closed. 

  
8.45 In conclusion, the proposed development is not considered likely to give rise to any significant 

environmental effects on air quality, human health or odour, either in its own right or cumulatively 
with other schemes in the local area. 
 
Ground Conditions and Contamination 

8.46 The relevant chapter of the ES provides an assessment of the potential environmental effects in 
relation to geology, hydrology and ground conditions (including contamination and geotechnical 
stability).  Soils, geology and hydrogeology (i.e. groundwater) play an important role in determining 
the environmental character of an area. Development schemes can have both direct and indirect 
effects on geology and groundwater. Existing soil conditions (particularly land contamination), can 
impose constraints on development and pipelines can form pathways for the migration of 
groundwater, both in the short-term, during construction, and in the long-term. Ground conditions 
can also introduce physical constraints on the construction of structures (e.g. historic mining, 
foundations, hard standing, services and excavations). 

 
8.47 A preliminary assessment of existing ground conditions and contamination risk at the site has been 

carried out, and has identified a potential for contamination to be present in the underlying soils as a 
result of historic coal mining, railways and landfill activities, and backfilling of land on the application 
site itself and on neighbouring land.  Further ground investigation would require to be undertaken in 
order to establish the precise nature and extent of any contamination and/or ground gas and to 
develop a detailed remediation strategy if necessary.  Conditions relating to coal mining risks have 
been recommended by the Coal Authority.  Given the nature of the site and in particular the 
prevalence of shallow mine workings in the area it is essential that appropriate mitigation measures 
are provided, but these are generally issues which relate to the safety and structural integrity of the 
new building rather than the wider environment.  The applicant is fully aware of the need to address 
these matters, which in addition are also subject to controls under Building Standards regulations.  

 
8.48 Works affecting peat are required to be undertaken carefully and in accordance with good practice 

procedures to avoid damaging the stability of the peat or contamination of surface water, and the 
applicant is required to agree a Peat Management Plan (PMP) with SEPA.  A draft of the PMP has 
already been prepared and the principles agreed with SEPA.  Works affecting old mineworkings or 
contaminated soils give rise to risks of exposure associated with ground conditions and 
contamination have potential to expose workers or the wider environment to contaminants or mine 
gases, etc.  Once operational, measures to prevent accidental contamination of the ground (e.g. by 
spillages) are required.  All of these are matters which would be adequately addressed by the 
adoption of appropriate working practices as specified in the Construction Environment Management 
Plan and the operational procedures for the site which are subject to SEPA control through the 
pollution prevention and control permit. 

 
8.49 Overall, it is considered that subject to suitable mitigation measures as proposed the proposal would 

not give rise to any significant impacts in respect of ground conditions or contamination. 
 

Surface Waters and Flood Risk 
8.50 The proposal would result in the construction of sizeable roof and hard surface areas over land 

which is currently undeveloped and into which rainwater currently soaks away.  There would 
therefore be a need to manage surface water from the development so as to prevent runoff from the 
site flooding local watercourses after heavy rain.  Additionally, it would be necessary to ensure that 
any surface water runoff does not contain contaminants such as fine sediment, hydrocarbons or 
chemicals which could damage local water quality, either during construction or once the new facility 
is in operation. 

 
8.51 The proposal addresses these issues by including a range of mitigation measures, including the 

provision of new site drainage infrastructure as an integral part of the proposal.  After passing 
through a series of sediment traps and petrol interceptors (to capture pollutants washed from 
hardstandings, such as oil dripped from vehicles) the surface water from the ERC and MPT facilities 
would flow into an attenuation pond prior to being discharged into the Cameron Burn.  The 
attenuation pond would serve the twin purposes of slowing the movement of surface water into the 



burn (thus preventing flooding), and also serving as a final treatment stage to allow residual 
sediment to settle rather than being carried into the watercourse.  The drainage infrastructure would 
include careful design of channel gradients to allow adequate runoff rates whilst preventing erosion 
of the channel (which would create more silt), and drainage infrastructure would be designed to have 
as natural an appearance and to create as valuable a habitat as possible.  The checking and 
maintenance of the drainage infrastructure would form part of the site Environmental Management 
Plan which would form part of the policies and procedures for operation of the plant.  SEPA are 
responsible for monitoring and enforcement of surface water control measures as part of the 
pollution prevention and control licensing system. 

 
8.52 Other measures to prevent surface water contaminating local water courses, including during the 

construction phase, include the following:   
 Management of surface waters during construction to form part of the Construction 

Environmental Management Plan; 
 Storage and handling of fuels on site to comply with SEPA guidance to prevent and 

contain spillages; 
 Fuel tanks to be contained within a bund whose capacity exceeds that of the tank itself; 
 Best practice measures for fuelling of plant and machinery to prevent and contain drips 

and leaks; 
 Gradient of drainage channels designed to allow adequate run-off without either silting 

up or eroding (and thus carrying excess sediment); 
 Monitoring of watercourses during construction to quickly identify any sediment from the 

site and take appropriate action to prevent it; 
 Construction traffic to use defined tracks and hardstanding areas, and topsoil to be 

stored away from watercourses, in order to minimise risk of sediment run-off from 
exposed ground; 

 Construction of watercourse crossings not to take place within periods of heavy rainfall; 
 Tools and plant to be washed and cleaned in designated areas where sediment-laden 

runoff can be isolated; 
 Wheel washes to prevent vehicles from dragging mud onto the public road, and 

cleaning of road surfaces by road-sweeper vehicles if and when necessary 
 
8.53 The Flood Risk Assessment confirms that the site is not within the 1 in 200 year floodplain, and the 

risk of the development being affected by surface water flooding is considered to be low.  Subject to 
the attenuation measures described above the proposal would not give rise to increased risk of 
flooding downstream.  Taking into account the proposed mitigation measures, the ES concludes that 
the site would not result in any significant adverse impacts on either flood risk or surface water.  The 
issue of flood risk was the subject of additional information provided during the course of the 
application to address comments from SEPA, as a result of which SEPA have no objection to the 
application.  Overall, it is considered that the impact of the proposed development in terms of flood 
risk would be acceptable. 

 
Cultural Heritage 

8.54 The application site has been extensively impacted by opencast coal extraction, meaning that there 
is limited potential for any features of cultural heritage interest to be present on the site.  However, 
the southern end of the site where the ERC facility would be built has not been subject to opencast 
working, and historic mapping shows there having been several mineshafts and three houses within 
the site, so there is potential for post-medieval remains on the site.  Accordingly, it is proposed to 
undertake limited archaeological trial trenching in this area in order to establish whether further 
investigation would be appropriate. 

 
8.55 Whilst the study area used in the ES (i.e. within 5km of the site boundary) includes three 

conservation areas and numerous listed buildings, almost these are within Airdrie, Glenmavis, 
Cumbernauld or Caldercruix, and the impact of the development upon these assets would be 
insignificant.  There are also seven scheduled ancient monuments (SAMs) within the study area, 
four of these being deserted settlements or farmstead sites 4.3 to 5km away.  The impact of the 
proposal development on these heritage assets would be limited to the effect upon their setting as a 
result of the proposed new buildings some distance away.  The ES identifies only three designated 
sites at which the impact of the proposal would be any more than negligible 



 
 Avonhead Colliery, bing and remains (SAM, 1.5km east) 
 Avonhead Colliery, remains of miners’ row (SAM, 1.94km east); 
 Cleddans House (B-Listed, 4.13km north-west) 
 
The ES assesses the impact of the development on all three of these as minor, and Historic 
Environment Scotland also consider that there would be no significant impact on the Avonhead 
Colliery SAMs.  Cleddans house is over 4km away from the site and inter-visibility is limited by tree 
cover, so the impact of the development upon its setting is considered to be very small. 

 
8.56 Whilst there are other proposed or planned developments in the vicinity which may give rise to 

cumulative landscape effects (as discussed above), the impact of this on the cultural heritage assets 
in also considered to be minor, in view of the nature of the assets and their distance from the sites.  
Overall, it is concluded that there would be no significant impact upon any cultural heritage assets. 

 
Traffic and Transportation 

8.57 The existing landfill site is subject to conditions on its planning permission limiting the amount of 
waste which can be brought onto the site to a maximum of 600,000 tonnes per year (which in effect 
also caps the number of lorry movements), and also requiring that the site operate in accordance 
with a traffic management plan which includes a requirement for lorries to access the site via its 
private access route instead of travelling through Wattston.  It is proposed that these arrangements 
would continue, meaning that tonnages and traffic would not exceed the levels which are already 
allowed. 

 
8.58 In practice the landfill site has not been operating at its maximum allowed capacity, and the proposal 

will involve some changes to transport patterns (i.e. potentially more outward movement of material 
from the site), so it is necessary to consider the likely changes in detail.  The submitted Transport 
Impact Assessment (TA) indicates that over the 3 years preceding the application weighbridge data 
show an average of 500,671 tonnes of material were imported to the site, and 26,596 tonnes were 
exported (export material being mainly leachate from the evaporation pond and incidental coal).  
This amounts to around 32,941 lorries per year.  As over 97% of lorry movements are on weekdays, 
this equates to an average of 123.5 lorries per weekday (i.e. 247 lorry movements in total, incoming 
and outgoing).  Car and van traffic is relatively insignificant as there are only 13 staff and around 3 
visitors on the site in the course of a typical working day. 

  
8.59 The anticipated tonnages and journeys arising from the current proposals (including the continuing 

but reduced landfill operations and the handling of IBA from Millerhill which are already approved) 
are as follows: 

  
 Import of landfill material: 130,000 tonnes (8,162 lorries) 
 Import of IBA from Millerhill: 35,000 tonnes (1,852 lorries) 
 Export of processed Millerhill IBA: 34,444 tonnes (1,822 lorries) 
 Import of material for MPT facility: 200,000 tonnes (13,866 lorries) 
 Export of recyclables from MPT: 9,400 tonnes (588 lorries) 
 Import of waste direct to ERC: 110,000 tonnes (7,626 lorries) 
 Import of consumables: 5,319 tonnes (222 lorries) 
 Export of air pollution control residue: 12,000 tonnes (500 lorries) 
 Export of processed ERC IBA; 63,600 tonnes (3,365 lorries) 

 
This adds up to a total of 38,003 lorries per year, an increase of 5,062 compared to current figures.  
However the total tonnage of material being imported and exported amounts to 465,798 tonnes (i.e. 
less than the current imports alone, and well within the maximum 600,000 import limit of the current 
planning permission for the landfill site.  A slightly higher proportion of lorry movements would occur 
at weekends, but the resultant average weekday would see the number of lorry visits to the site 
increase by about 15 per day to 138 (i.e. 276 movements).  Weekend lorry movements would be 
slightly higher than at present but still only about 7% of the total (an average of 5 lorries/10 
movements per day at weekends).  Staff and visitor numbers would also increase, totalling up to 74 
staff and 9 visitors per day, although staff journeys would be distributed through the day due to shift 
patterns. 

 



8.60 The TA includes analysis of peak traffic levels in the vicinity of the site, and concludes that the 
additional lorry and staff journeys would have minimal impact on local road capacity, even allowing 
for the cumulative impact of other planned development in the vicinity.  Road accident statistics do 
not indicate an abnormally high rate of accidents on roads near the site, and there are no particular 
‘blackspots’ requiring attention.  The countryside location of the site is obviously not ideal in terms of 
public transport access, but it is within a 30 minute cycling distance of Airdrie, Plains, Glenmavis and 
the south side of Cumbernauld, and facilities for cyclists (cycle spaces, staff showers) will be 
provided. 

 
8.61 During the construction period levels of traffic will vary, but the highest number of lorry movements is 

expected to occur during months 25-26 of construction, when an estimated 114 lorries (228 
movements) per day would take place, including landfill traffic.  This is lower than recent levels of 
lorry movements associated with the landfill site.  There would however be far more staff on the site 
during some phases of the construction period, as the number of construction workers involved in 
building the ERC is expected to peak at 490 and if the MPT is also built then it could be higher.  
However car-sharing and use of minibuses is relatively high in the construction sector and 1 vehicle 
per 3 staff would be a reasonable estimate.  The number of people working on the site would vary 
throughout the construction period and the traffic would be spread throughout the day.  Staff vehicles 
would not use the private access road so there would be additional car and van traffic through 
Wattston and via Darngavil Road, but this would be of a temporary nature.  The developer will 
provide a Construction Traffic Management Plan (CTMP) to control the timing and routing of vehicles 
during the construction period in order to avoid peak times, etc. 

 
8.62 Overall the TA concludes that the traffic impacts of the proposal would be marginal and that no major 

improvements to the local road network are required, and although the proposal does include some 
upgrading of the private access road this would be done to minimise the risk of noise and dust rather 
than to accommodate extra vehicles.  The Council’s Roads and Transportation Service has no 
objection to the proposal subject to the proposed upgrading of the private access road junctions 
being compliant with the Council’s standards, to arrangements to cover the costs of any road repairs, 
and to the CTMP being agreed prior to construction commencing. 

 
8.63 In terms of environmental impact, the ES concludes that the impacts of the proposed development in 

terms of traffic would be either negligible or minor, given the limited increase in traffic which is 
expected to arise.  Construction traffic would be temporary in nature and would vary over the 
construction period, and the CEMP would contain measures to minimise/mitigate any adverse 
impacts.  These conclusions are consistent with the comments of relevant consultees, and overall it 
is considered that the proposal would be acceptable in terms of transportation and traffic issues. 

 
Socio-Economic Effects 

8.64 The proposed development would result in an increase in the number of jobs at the site.  In addition 
to the 13 existing employees at the landfill site (who would also operate the expanded IBA pad), the 
ERC would provide 44 permanent full-time-equivalent posts while the MPT facility would provide 
another 14 posts.  These posts would be a mix of plant/process operators, engineers, supervisors, 
technicians, managerial and administrative posts, for which the estimated average salary would be 
slightly above the UK average and around £20/week above the North Lanarkshire average.  In 
addition to the direct creation of 58 jobs, the proposal would also support the indirect 
creation/retention of jobs amongst suppliers/contractors and through personal spending by the 
employees.  These indirect jobs would likely be spread over a wider area and the number is difficult 
to estimate accurately, but the UK Government Homes and Communities Agency’s ‘Additionality 
Guide’ (accounting advice for estimating economic impact), suggests that electricity production has a 
composite multiplier of 2.8, meaning that for each job created directly an additional 1.8 jobs would be 
indirectly created or sustained.  The ES therefore estimates that in addition to the 58 new jobs on the 
site there would be around 104 new or sustained jobs in the wider economy. 

 
8.65 These job figures would potentially be offset slightly by displacement of jobs from elsewhere (i.e. if 

the new facility leads to reduced employment at an existing waste management facility somewhere 
else).  This is also difficult to predict precisely as the source of the waste is not currently known and 
will depend on what contracts the developer is able to secure, however most of the jobs will be in the 
ERC and such a facility by its nature will employ more people than a landfill site handling the same 
quantity of waste.  It is therefore considered that the proposal would result in the creation of new jobs 
to the benefit of the local area and to the wider economy. 

 



8.66 The construction of the proposal would also result in significant employment in the construction 
industry.  The applicant anticipates that the ERC construction period will last for 36 months, during 
which time the average number of people employed in the project would be 169 and the peak would 
be 490.  If the MPT facility is also required this would add an average of 40 more jobs during its 13 
month construction period.  Whilst such employment is temporary, this is obviously the nature of the 
construction industry, which is an important employer.  The applicant has indicated that if permission 
is granted they would intend to start work by the end of this year, in which case these construction 
jobs may be particularly valuable in sustaining construction employment given the ongoing loss of 
jobs brought about by the coronavirus pandemic.   

 
8.67 The ERC facility would include an educational visitor centre which would accommodate visits to the 

site by school and community groups, to educate people on the importance of waste reduction and 
recycling. 

 
8.68 As the socio-economic impacts of the proposal are likely to be entirely positive, there is no 

requirement for any mitigation measures.  Nevertheless, the applicant proposes to use labour 
agreements to try to maximise the proportion of construction workers recruited from the local areas, 
to focus their recruitment/training on the closest Jobcentres, and to procure products and services 
locally whenever possible, so as to maximise the economic benefits for the communities closest to 
the site.  Overall it is considered that the proposal would have significant socio-economic benefits for 
the area.  

 
Representations 
8.69 Many of the issues raised by objectors have been addressed in the preceding paragraphs, however 

responses to the points of objection are as follows. 
 
(i) Concerns about emissions from ERC, in particular concerns that these may include toxic 

gases, ash and particulates and be injurious to human and livestock health in the 
surrounding area; 

 
Response:  Air quality issues are addressed above.  The proposal will not give rise to 
harmful levels of emission, and the nature of emissions from this type of facility is subject to 
strict SEPA controls. 

 
(ii) Concerns about odour from the site and the attraction of vermin such as flies, rodents and 

gulls 
 

Response: This is also addressed under air quality.  Unlike a landfill site the proposed use 
is not likely to involve significant odour, other than within the MPT and ERC buildings 
themselves.  All waste handling would take place within these buildings and would be 
subject to odour control measures such as filters on the ventilation systems and keeping 
doors closed except as needed to allow vehicles to enter/exit.  For similar reasons there is 
little likelihood of attracting vermin. 

 
(iii) Concerns about risk of accident, including accidental release of toxic gases, unintended 

chemical reactions between wastes and gases, spillage of chemicals or contaminated waste 
and accidents during transportation of fly ash; 

 
Response: No significant risk of accident has been identified, and no hazardous or chemical 
waste would be handled by the site. The fly ash (air pollution control residue) from the flue 
filtration system would be removed from the site for disposal in covered lorries to prevent 
release of dust. 

 
(iv) Potential that operation may expand to handle more other types of waste, such as 

hazardous or clinical waste; 
 

Response:  This is not proposed and is not the nature of the facility.  Hazardous waste 
types requiring specialist disposal or incineration would not be handled by an energy from 
waste plant. 
 

(v) Concern that proposal is an ‘incinerator’ and reference to alleged contamination from 
hazardous waste incinerators elsewhere in the past; 



Response: The proposal is not an incinerator and the example cited was not comparable. 
 

(vi) Risk of pollution of watercourses, groundwater and rainwater used by local food business; 
 
Response: Impacts on ground and surface water are addressed above, and the proposal 
would not give rise to any significant risk of pollution. 

 
(vii) Proposal is too close to homes, schools, play areas, sport centre etc., and facilities such as 

this should be at least 5 miles away from towns and villages; 
 

Response: This concern presumably relates to air quality, discussed above.  Scottish 
Planning Policy recommends a 250m buffer zone between houses and mixed waste or 
thermal treatment facilities, which this development comfortably exceeds.  A 5 mile buffer 
zone would prevent any such facility close to the main waste sources and would lead to 
unsustainable long-distance movement of waste, and there is no health or amenity 
requirement for such a large separation distance. 

 
(viii) Landscape impact of very large buildings in the countryside; 

  
Response: The impact of the ERC building on the landscape is acknowledge, but is not 
considered to outweigh the benefits of the proposal. 

 
(ix) Would set a precedent for further industrialisation of the countryside; 

 
Response:  Such precedent has arguably already been set by the granting of other 
permissions in the area.  All such development is required to satisfy the relevant planning 
policies and in this case the proposal is of a nature which it is appropriate to build in the 
countryside location. 

 
(x) Local communities were previously blighted by opencast coal extraction and landfill 

operations etc., and should not now be subjected to additional dirty industries to replace 
these or exacerbate existing problems; 

 
Response: This is not a material planning consideration.  The impacts of the proposed 
development on neighbouring communities are considered to be acceptable, and the historic 
impacts of previous uses are of limited relevance. 

 
(xi) North Lanarkshire should not be accepting waste transported from other areas such as 

Edinburgh or Glasgow; 
 

Response: Scottish Planning Policy confirms that waste can be transported across local 
authority boundaries.  Whilst it is desirable to minimise the distance waste is transported, 
this depends upon a sufficient number of ERC plants being available across the country.  
The source of the waste for the proposed facility is not known at this time and will depend 
upon what contracts the site operator succeeds in obtaining.  Such waste is not likely to 
come from either Edinburgh or Glasgow as those local authorities already have contracts in 
place with energy from waste operators (e.g. the applicant’s Millerhill ERC facility in 
Midlothian, which receives waste from the City of Edinburgh).  North Lanarkshire Council is 
one of five waste authorities in the Clyde Valley Waste Project, which currently has a long-
term contract to send our residual waste to an energy from waste plant at Oxwellmains in 
East Lothian. 

 
(xii) Waste should be recycled not burned for energy; 

 
Response: All recyclable materials are removed prior to the waste being used for fuel.  This 
is the purpose of the proposed MPT facility. 

 
(xiii) Concerns about perpetuation of or increase in heavy lorries using local roads, and related 

concerns about road safety, existing damage to roads, dirt and dust affecting homes close to 
roads, and health impacts of dust and exhaust fumes; 
 

(xiv) Noise and disturbance arising from continuous traffic to and from the site; 



(xv) Disturbance and traffic during construction period; 
 

Response: The increase in traffic would be relatively minor and would remain below the 
maximum agreed for the landfill site, so it is unlikely that residents will experience a 
noticeable difference.  Traffic during the construction period is not likely to be any higher 
than once the development is complete, except in relation to staff journeys in light vehicles, 
the impact of which is not considered to be significant.  The applicant proposes upgrading of 
the private access road to reduce the risk of dust and noise, and no other road infrastructure 
improvements are considered necessary. 

 
(xvi) Impact of development on existing peat bog, protected water voles, and other wildlife 

including bean geese, curlew, heron, mallard, redshank, short-eared owl and snipe; 
 

(xvii) Council must ensure compliance with European Habitats Directive; 
 

Response: The impact on wildlife, specifically including water voles and other protected 
species, is considered to be acceptable subject to the mitigation proposed, and Scottish 
Natural Heritage have not objected to the application.  Appropriate assessment has been 
carried out as required by the Habitats Directive. 

 
(xviii) Potential to exacerbate flooding and formation of sink holes in Plains which already arise 

from overflowing field drains and high water table; 
 

Response: The proposal is not likely to affect the water table in Plains or impact upon field 
drains.  A flood risk assessment has been undertaken and there is no objection from SEPA. 

 
(xix) If development is allowed applicant should be required to provide district heating for 

Greengairs village (which has no mains gas supply), as suggested by Scottish Planning 
Policy and to offset inconvenience and loss of amenity caused by the development; 

 
Response: This is a reasonable request which the application would like to accommodate if 
possible, but it cannot be guaranteed.  ERC operators are required to make maximum use of 
energy recovered from the waste, and the applicant wishes to establish a district heat 
network to make use of heat energy within 7 years of the ERC being commissioned (in 
accordance with SEPA recommendations which recognise the time required to set up such 
networks).  A Heat and Power Plan has been provided detailing this, but at this early stage it 
cannot realistically specify precisely where the heat would be used.  It is also more difficult 
and less cost-effective to retrofit heat networks into existing developments than it is to install 
it in new development, and there is also the question of who would pay for and maintain the 
infrastructure. 

 
(xx) Previous dissatisfaction with SEPA enforcement of standards and handling of complaints 

about the landfill site. 
 

Response: This is not a material planning consideration, and any complaints of this nature 
should be taken up with SEPA themselves. 

 
Other Technical Considerations 

8.70 The height and location of the proposed stack are not sufficient to require consultation with aviation 
or defence consultees.  A gas main passes close to the site and National Grid Gas has not 
responded to consultation.  However, in consultations carried out in relation to an earlier application 
at the application site the gas pipeline was confirmed to be outwith the application boundary.  The 
applicant is aware of the need to consult the pipeline operator in the event of works taking place near 
the pipeline corridor. 

 
9. Conclusions 
 
9.1 Taking all of the above into account, it is considered that the proposed development would be in 

accordance with Clydeplan and with policies DSP 3, DSP 4, EDI 1 A, EDI 3A, EDI 3 C, NBE 1 A, 
NBE 3B of the North Lanarkshire Local Plan.  It would also accord with the Council’s supplementary 
planning guidance, the emerging local development plan, and with all relevant national policies and 
guidance.  The proposed development would provide sustainable waste management infrastructure 



in support of the Zero Waste Plan, of a type for which there is a nationally identified requirement.  It 
would result in a significant economic investment in the area and the creation of valuable jobs.   The 
information submitted with the planning application, including the Environmental Statement, provides 
sufficient evidence that the proposed development can be built without causing significant 
environmental impact.  Detailed consideration and considerable weight has been attached to the 
effect of the development on ecology and landscape/visual impact, in particular in relation to the 
appearance of the development from the village of Plains and its impact on the wider local 
landscape.  Whilst it is acknowledged that there will be some impact on visual amenity, it is 
considered that these do not outweigh the benefits of the proposed development.  All matters raised 
by consultees have been considered and can be adequately be resolved through appropriate 
planning conditions. Due consideration has been given to the representation objecting to the 
application; however, no reason has been found to uphold them and warrant the refusal of this 
application. It is therefore recommended that planning permission is granted subject to conditions. 
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Recommendation: Refuse for the Following Reasons: 
 

1. The proposed use is contrary to the North Lanarkshire Local Plan 2012 in that it does not comply 
with development plan policies HCF 1 A (Protecting Residential Areas), RTC 1 C (Protecting the 
North Lanarkshire Centre Network - Neighbourhood and Local Centres) and DSP 4 (Quality of 
Development) this is considered to be an inappropriate development and a use that would be out of 
keeping with this location and one that will have an unacceptable and adverse impact on established 
amenity and road safety. 
 

2. The proposed development is considered unacceptable on the grounds of road safety in that the 
applicant has not established that suitable visibility splays can be achieved in either direction when 
exiting the site entrance. Furthermore the intensification of the use of the site access which already 
serves a health centre with limited parking and an industrial building would be inappropriate without 
the access road being upgraded to adoptable standard. 
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APPLICATION NO. 19/01352/FUL 
 
REPORT 
 
1. Site Description 
 
1.1 The site measures approximately 120 metres long east to west and 30m wide north to south. It is 

located rear and south of a mixture of residential and commercial properties, their parking and rear 
service yards on Cumbernauld Road, Chryston. The southern boundary is an embankment adjacent 
to the A80 dual carriageway which is higher than the site. Further dwellings and the rear of 
commercial properties are located west of the site boundary on Station Road. Adjacent at the north-
west is a three storey high flatted residential block with associated parking courtyard. A large 
currently unoccupied industrial building lies immediately east and shares the proposed site access. 
The site occupies approximately 0.46 ha and was largely covered by trees and scrub woodland until 
cleared of these in late September 2019.   

 
1.2 Access is from Cumbernauld Road between a local health centre located immediately east and the 

gable end of a tenement building approximately 18m to west and set back 4m from the roadway. A 
previous planning application for the site for residential development of 20 flats and two houses was 
submitted in 2010 but subsequently withdrawn. 

 
1.3 The industrial building immediately east of the application site and sharing the site access was 

occupied as a storage and distribution depot by a heating engineering company until approximately 
ten years ago. A similar industrial use of that building could recommence without requirement to 
submit a planning application 
 

2. Proposed Development 
 
2.1 Planning permission is sought for siting and operation of fifty steel storage containers as a self-

storage facility.  A portacabin administrative office has already been located on site. The application 
does not specify household or commercial storage although an accompanying transport statement 
indicates household/domestic storage. Each storage containers would be 6m long, 2.5m high and 
2.43 m wide located in two parallel rows approximately 60m in length along the northern and 
southern site boundaries and occupying the eastern two-thirds of the site. A circulation area at least 
7m wide (12m wide maximum) would allow vehicle circulation between the two rows of containers. 
The western 40m of the site would not be utilised and would have a 5-6m wide landscape screen 
along the site boundary adjacent to the three storey residential block.  Proposed opening/operation 
hours are from 8am to 5pm on Mondays to Saturdays with no Sunday operating.  

 
2.2 The application is part retrospective. As well as siting of the portacabin, trees were cleared, a hard-

core surfacing laid and a metal palisade fence erected around the site prior to a planning application 
being submitted on 14th October 2019. The application indicates work commenced on 29th 
September 2019. Further work ceased when the applicant was advised of the need for planning 
permission. 
 

3. Applicant’s Supporting Information 
 

3.1  Site drawings and plans. The applicant has also provided a proposed landscape plan layout, a 
Transport Report and a Delivery Method Statement for delivery of the storage containers. The 
applicant submitted a supporting planning statement outlining the planning history of the site, their 
interpretation of planning policy and the nature of the proposed use.   

 
4. Site History 
 
4.1 Previous application in 2009 for siting fascia signs and flagpoles associated with previous business 

use.  An application for residential development was submitted in 2010 but subsequently withdrawn.   
 
5. Development Plan 

 
5.1  The easternmost portion of the site at the site entrance is designated as policy HCF 1A (Protecting 

Residential Amenity) in the adopted North Lanarkshire Local Plan 2012. The west of the site is 



designated as Local Plan policy RTC 1 C (Protecting Neighbourhood and Local Centres) which aims 
to protect local shopping and other retail functions by identifying appropriate use types within this 
designation. However, Use Class 6, (Storage and Distribution) which the proposed use could 
potentially be categorised as, is not included within that policy designation. The proposal is therefore 
contrary to Local Plan policy. 

 
6. Consultations 
 
6.1  NLC Protective Services advise the new development should not give rise to excess noise level with 

windows open in sensitive buildings in excess of Noise Rating Curve 35 between 07.00 hours and 
22.00 hours or in excess of Noise Rating Curve 25 at other times. Protective Services also provided 
guidance regarding future installation of light equipment. Both these requirements could be 
controlled by planning conditions.  

 
6.2 NLC Roads and Transportation object on the basis that site access is by means of an existing 

connection without footways onto a classified distributor road. The access route is already used by 
the adjacent medical centre for parking and is an access to an existing (currently unused) industrial 
unit. The intensification of use would require in the interests of road safety that the proposed 
development be connected to the existing public road network by an adoptable standard road with 
6m wide carriageway, 2m wide footways and appropriate turning circle. The visibility spay required at 
the connection with Cumbernauld Road would require to be 4.5m wide by 90m in length. This 
visibility is not achievable to the left and only available with a splay length relaxation to the right. In 
addition the main road currently experiences significant on-street parking which adversely impacts 
on visibility and road safety.     
 

7. Representations 
 
7.1 13 letter(s) of representation were received from 13 addresses during the neighbour notification 

period. Nine were from residents of the adjacent flatted residential building with an additional 
objection from the Community Council and the remaining objections received from residents on 
Cumbernauld Road.  

 
7.2 A summary of reasons given for objecting were as follows 

 
 The proposal is contrary to Local Plan policy 
 The storage containers would block natural light to existing habitable rooms particularly ground 

floor flats and be located directly in front of ground floor windows.  
 The storage containers would be visually intrusive to the detriment of amenity. 
 The metal fence detracts from the amenity of the residential area and can be seen directly from 

windows of existing ground floor flats.  
 There will be pollution and noise associated with vehicle movements and opening and closing of 

the containers. 
 Existing roads in Muirhead/Chryston are congested and existing pavements are used for 

parking. There are alternative industrial estates which could be utilised for this use a short 
distance away e.g. at Westfield, Cumbernauld. 

 The trees removed acted as a sound barrier to noise from the A80 and were a wildlife refuge. 
 Development already carried out at the application site did not have planning permission 
 Existing property values will be reduced. 
 A lack of appropriate landscape screening is proposed. 
 An existing internet advertisement for the site indicates 24 hour access. 
 Lighting for the site would result in light pollution to residential properties. 

   
8. Planning Assessment  
 
8.1 In accordance with Section 25 of Town and Country Planning (Scotland) Act 1997, planning 

decisions must be made in accordance with the development plan unless material considerations 
indicate otherwise. The application raises no strategic issues; it can therefore be assessed in terms 
of the local development plan policies. In the adopted North Lanarkshire Local Plan 2012. The site is 
zoned as Policy HCF 1 A (Protecting Residential Areas) and policy RTC 1 C Protecting the North 
Lanarkshire Centre Network (Neighbourhood and Local Centres.  The approved Local Plan policies 
are material considerations in the assessment of the planning application. Policy DSP4 (Quality of 



Development) is also relevant. 
 

Adopted Local Plan  
 
8.2 Policy HCF 1A seeks to protect the character and amenity of residential areas. This has a 

presumption against developments detrimental to residential amenity in primarily residential areas. 
Development of an ancillary nature may be acceptable (e.g. guest houses, medical surgeries or 
retail for local needs) subject to impact on residential amenity and provision for servicing and 
parking. Clearly the application proposal is not for any of these uses. The inclusion of a site 
containing an industrial building in the designated residential area reflects the fact that this is a 
historic land use and although now vacant when it was occupied operated at a level that was 
compatible with a residential setting. In terms of policy HCF 1A the proposal would fail to comply with 
the policy in that the development proposed would be incompatible and detrimental to the existing 
residential amenity of nearby dwellings.  It is also noted that the vacant building which although 
owned by the applicant is not within the application site and it could be brought back into use without 
any planning permission being required and used for a similar use to the historic land use but could 
be used in a much more intense way. The proposal cannot be accessed safely so fails to meet the 
requirements of the policy. 
 

8.3  However the bulk of the application site to the west of the site access, where the main area for 
container storage is proposed, is designated as local plan policy - RTC 1C. Policy RTC 1C seeks to 
protect Neighbourhood and Local Centres in smaller settlements and advises of potential acceptable 
uses for such areas. These uses include shops, similar retail outlets, financial and professional 
services, hotels, residential institutes, housing and assembly and leisure purposes but not the 
proposed use. Indeed the part of the site under designation RTC 1C is to the rear of a traditional mix 
of shops, tenement flats and small commercial businesses such as hairdressers and a hot food take 
away. The proposal therefore fails to satisfy the criteria of policy RTC 1C as the proposed 
development is not compatible with the policy designation. Additionally the developer has not 
identified a specific locational need for the proposal at the location as other more suitable locations 
are available in the wider local area. 
 

8.3 In terms of the other policy requirements, under policy DSP 4, Quality of Development, should the 
application be approved regardless of being contrary to the above policies, the applicant would be 
required to ensure in terms of material considerations that the design of the development met high 
standard of site planning in terms of connections, visual and other amenity value and had convenient 
safe access for road users and pedestrians. The application raises in number of concerns in terms of 
these criteria. 
 

8.4 Road and pedestrian safety. Whilst the applicant has submitted a Transport Statement this does not 
provide evidence that access and exit from the site can be safely achieved. The Transport Statement 
states that once the storage containers are delivered and placed on site by offloading by jib-crane, 
the largest vehicles likely to enter the site are transit van or private car size and that a 6m wide 
shared surface access for pedestrian and vehicles is considered appropriate given the projected 
limited pedestrian traffic entering the site. The applicant argues that as the access is an existing 
junction with the public road with established use then the visibility splay should be safeguarded by 
the Roads (Scotland) Act 1984 which would allow use of the adjacent land to maintain clear visibility 
of 4.5m by 43m in either direction.  In response NLC Roads and Transportation have recommended 
that the application be refused as a safe visibility requirement of 4.5m x 90m (rather than 43m) is 
required at the access to Cumbernauld Road. The access proposed is sub-standard in terms of 
width, lacks 2m pedestrian footways and visibility is further restricted in part by on-street parking of 
vehicles at either side of the access.  The applicant has not provided further information regarding 
how this matter would be addressed. 
 

8.5 Volume of traffic and control of operation times. The Transport Statement utilises data from a similar 
use currently operating in another central Scotland location which is stated as twice the size of the 
application proposal and states that maximum volume of visits at that facility was 9 customers in a 
day with the quietest being one daily visit. The applicant also provided details of how access to the 
site could be controlled by a pre-booking system. 
 

8.6 In assessing this proposal evidence from a site in another area may not be compatible with either 
levels of use or demand or use in the general locality of the application site. Additionally, the 



application site is in a predominantly residential area with approaches along predominantly 
residential streets. The industrial business unit currently on site could recommence use for certain 
use classes without requiring to submit a planning application thus increasing traffic volumes at the 
access which has been identified as being substandard. 
 
 

8.7  Visual and other amenity issues. 
  

Local Plan Policy DSP 4 Quality of Development states that development will be permitted where 
sustainable design standards and site planning are achieved. In particular, proposals will need to 
demonstrate that: an appraisal has been carried out on the existing character and features of the site 
and a high quality development is achieved with design principles which lead to the creation of a 
distinct, successful places addressing siting, overall layout, massing, proportion, detailing materials 
and open space issues. Developments are also required to integrate successfully into the local area 
avoiding harm to the neighbouring amenity, avoiding adverse impact on adjacent properties through 
overlooking, loss of privacy or amenity, overshadowing, noise or disturbance. The provision of roads, 
access and parking also requires to be assessed by Policy DSP4.  
 
Response It is considered that a detailed site appraisal has not been undertaken by the applicant in 
this instance. The proposal itself has an industrial appearance and most longer-term storage 
facilities in predominantly residential areas would be expected to have a more permanent 
appearance in the form of a permanent building. A mix of small retail businesses salon and a two 
storey residential tenement is approximately 30m north of the storage containers. The three storey 
residential block is north-west of the bulk of the storage containers but only approximately 15m from 
the nearest container. Whilst a 5-6m, wide replacement landscaped screen is proposed adjacent to 
the flatted block along the northern site boundary, its proposed location may block light to ground 
floor dwellings. Dwellings on higher floors would still have views of the industrial nature of the 
business operation to the east. It is considered that this is detrimental to the amenity of the 
predominantly residential and small scale commercial use of the area and contrary to policies HCF 1 
A, RTC 1 C and, DSP4 Quality of Design. 
 

8.8  Whilst planning conditions could be applied to a planning permission regarding hours of operation 
and to control noise and light levels, a key material consideration is how effective any monitoring of 
potential breaches of operating condition would be, particularly outwith normal operating hours. 
Whilst the applicant proposes certain operating hours there is scope for these controls to be 
breached, if not by the operator but by customers who would have separate access rights. 
Additionally, whilst use is stated to be for domestic use only there is scope for commercial operators 
to hire and use storage containers on a regular basis thus increasing traffic. As such it is considered 
that the proposed use is more suited to an industrial estate or business park where any adverse 
impact of the business operation is suitable distant from a residential area.  
 

8.9 With regards to the points of objection  
 

• The proposal is contrary to Local Plan policy 
 
 Comment: agreed  
 
• The storage containers would block natural light to existing habitable rooms particularly 

ground floor flats and be located directly in front of ground floor windows. 
• The storage containers would be visually intrusive to the detriment of amenity. 
 
 Comment: The positioning of containers within the site could be controlled by condition to 

prevent this happening and ensure that they were only stored one high. Although some 
landscaping is proposed at the western end of the site the combination of palisade fencing 
and the containers mean that the site will be industrial in appearance which will be 
detrimental to residential amenity     

  
• The metal fence detracts from the amenity of the residential area and can be seen directly 

from windows of existing ground floor flats.  
 
 Comment: Agreed. The fence is industrial in appearance. 
 



• There will be pollution and noise associated with vehicle movements and opening and 
closing of the containers. 

 
 Comment: The use will have an impact on residential amenity  
 
• Existing roads in Muirhead/Chryston are congested and existing pavements are used for 

parking. There are alternative industrial estates which could be utilised for this use a short 
distance away e.g. at Westfield, Cumbernauld. 

 
 Comment: It is agreed that the site is not best suited for this use and the access is not 

suitable. It is agreed that an industrial location would be more suitable for this use. 
 
• The trees removed acted as a sound barrier to noise from the A80 and were a wildlife 

refuge. 
 

Comment: It is noted that trees were removed and that these had the perceived benefit of 
being a sound barrier to noise from the A80.  The site may well have been of some nature 
interest  

 
• Development already carried out at the application site did not have planning permission 
 

Comment: Agreed the application is partially retrospective with the site having been cleared, 
fenced off and a hardstanding created before the planning application was submitted 

 
• Existing property values will be reduced. 
 
 Comment: This is not a material planning consideration  
 
• A lack of appropriate landscape screening is proposed. 
 

Comment: It is noted that the existing landscaping was removed by the applicant but a 
scheme of replacement has been proposed and could be secured by planning condition   

 
• An existing internet advertisement for the site indicates 24 hour access. 
 

Comment: The operating hours could be controlled by planning condition to prevent 24 hour 
operation   

 
• Lighting for the site would result in light pollution to residential properties 
 

Comment: Again a planning condition could be imposed to control lighting to protect amenity 
 
9. Conclusions 
 
9.1 In conclusion, the proposed development is contrary to Policies HCF 1A, RTC 1C and DSP 4 of the 

North Lanarkshire Local Plan 2012 due to its potential adverse impact on local residential amenity 
therefore there is not a suitable justification for the development within this Local Centre location The 
applicant has not sufficiently addressed of how safe access to and from the site can be achieved. As 
such it is recommended that the application be refused.  
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Proposed Conditions:- 

 
1. That, except as may otherwise be agreed in writing by the Planning Authority, the development shall 

be implemented in accordance with drawing numbers :- 9532(PL) 00,03,04,05,06,07,08 and 09. 
 
 Reason: To clarify the drawings on which this approval of permission is founded. 
 
 2. That prior to the commencement of work on site, material samples of all external finishing materials, 

including refuse bin storage structure, retaining boundary wall and the proposed hard surfaces of the 
rear amenity area and car park shall be submitted to and approved in writing by the Planning 
Authority.  The development shall be completed in accordance with the approved details 

 
 Reason: In the interests of visual amenity.  
 
3.  That should 12 months or more elapse between the date of the updated Preliminary Ecological 

Appraisal produced by FDM Ecology Ltd dated September 2019 and demolition commencing, further 
surveys shall be undertaken on the site to determine the presence of any bat species, the said surveys 
shall thereafter be submitted to and approved in writing by the Planning Authority before any 
development commences on the site. All surveys to be undertaken prior the start of any development. 
As a result of the study, should any mitigation measures be required for any bat species a Species 
Management Plan in consultation with Scottish Natural Heritage is submitted for the written approval 
of the Planning Authority. Thereafter mitigation shall be implemented in accordance with the Species 
Management Plan before works commence on the site. 

 
  Reason: In the interest of protecting nature conservation interests. 
 
4. That before the development hereby permitted is first occupied; all the parking and manoeuvring areas 

shown on the approved plans, shall be levelled, properly drained, surfaced in a material which the 
Planning Authority has approved in writing in accordance with condition 2 above), and shall, 
thereafter, be maintained as parking and manoeuvring areas. 

 
Reason:  To ensure suitable vehicular access and parking provision is provided prior to occupation.  

 
 5. That BEFORE any construction works (excluding demolition) start on the application site, unless 

otherwise agreed in writing with the Planning Authority, a comprehensive site investigation report shall 
be submitted to and for the approval of the said Authority. The investigation must be carried out in 
accordance with current best practice advice, such as BS 10175: 'The Investigation of Potentially 
Contaminated Sites' or CLR 11. The report must include a site specific risk assessment of all relevant 
pollution linkages and a conceptual site model. Depending on the results of the investigation, a 
detailed Remediation Strategy may be required. 

 
 Reason: To establish whether or not site decontamination is required in the interests of the amenity 

and wellbeing of future residents. 
 
6. That any remediation works identified by the site investigation required in terms of Condition 5; shall 

be carried out to the satisfaction of the Planning Authority.  A certificate (signed by a chartered 
Environmental Engineer) shall be submitted to the Planning Authority confirming that any remediation 
works have been carried out in accordance with the terms of the Remediation Strategy. 

  
 Reason: To ensure that the site is free of contamination in the interests of the amenity and wellbeing 

of future residents. 
 
7. No development shall commence (excluding demolition) until intrusive site investigations have been 

carried out on site to establish the exact situation in respect of coal mining legacy features.  The 
findings of the intrusive site investigations shall be submitted to the Planning Authority for 
consideration and approval in writing.  For the avoidance of doubt the intrusive site investigations shall 
be carried out in accordance with authoritative UK guidance. 

 
 Reason:  To ensure that any historic coal mining legacy features are clearly identified and addressed 

in the interests of protecting future residents. 
 



8. Where the findings of the intrusive site investigations (required by condition 8 above) identify that coal 
mining legacy on the site poses a risk to surface stability, no development shall commence until a 
detailed remediation scheme to protect the development from the effects of such land instability has 
been submitted to the Local Planning Authority for consideration and approval in writing.  Following 
approval, the remedial works shall be implemented on site in complete accordance with the approved 
details.  

 
Reason: To ensure that any historic coal mining legacy features are suitably addressed to ensure the 
stability of the site in the interests of protecting future residents.  

 
9. That prior to the commencement of development, the applicant shall provide written confirmation to 

the Planning Authority that all the requirements of Scottish Water can be fully met to demonstrate that 
the development will not have an impact on their assets, and that suitable infrastructure can be put in 
place to support the development. 

 
 Reason: To ensure the provision of satisfactory drainage arrangements. 
 
10. That before the development hereby permitted starts, unless otherwise agreed in writing with the 

Planning Authority; full details of the proposed surface water drainage scheme shall be submitted to 
the said Authority and shall be certified by a chartered civil engineer as complying with the most recent 
SEPA SUDS guidance. 

 
Reason: To ensure that the drainage scheme complies with best SUDS practice to protect adjacent 
watercourses and groundwater and in the interests of the amenity and wellbeing of existing and future 
residents adjacent to and within the development site. 

 
11. That the SUDS compliant surface water drainage scheme approved in terms of Condition 11 shall be 

implemented contemporaneously with the development in so far as is reasonably practical.  Within 
three months of the construction of the SUDS, a certificate (signed by a Chartered Civil Engineer 
experienced in drainage works) shall be submitted to the Planning Authority confirming that the SUDS 
has been constructed in accordance with the relevant CIRIA Manual and the approved plans. 

 
 Reason: To safeguard adjacent watercourses and groundwater from pollution and in the interests of 

the amenity and wellbeing of existing and future residents adjacent to and within the development site. 
 
12.  That prior to any works starting on site a detailed Demolition and Construction Method Statement shall 

be submitted to the Planning Authority for its written approval in consultation with NLC Protective 
Services.  For the avoidance of doubt this statement shall include details to minimise noise producing 
works. 

 
Reason:  In the interests of residential amenity. 

 
13. That BEFORE the development hereby permitted starts, a scheme of landscaping shall be submitted 

to, and approved in writing by the Planning Authority, and it shall include:-  
 

(a) details of any earth moulding and hard landscaping, boundary treatment, grass seeding and 
turfing; 
(b) a scheme of tree and shrub planting, incorporating details of the location, number, variety and size 
of trees and shrubs to be planted; 
(c) a detailed timetable for all landscaping works which shall provide for these works being carried out 
contemporaneously with the development of the site. 

 
Reason: In the interests of amenity. 

 
14. That all works included in the scheme of landscaping and planting, approved under the terms of 

condition 14; above, shall be completed in accordance with the approved timetable, and any trees, 
shrubs, or areas of grass which die, are removed, damaged, or become diseased, within two years of 
the full occupation of the development hereby permitted, shall be replaced within the following year 
with others of a similar size and species. 

 
Reason: In the interests of amenity. 

 



 
15. That BEFORE the development hereby permitted starts, a management and maintenance scheme 

shall be submitted to, and approved in writing by the Planning Authority, and it shall include 
proposals for the continuing care, maintenance and protection of the retained tower and Narthex as 
well as all hard and soft landscaping and footpaths. 

 
Reason: In the interests of amenity. 

 
16. That unless otherwise agreed in writing by the Planning Authority a visibility splay of 4.5 metres by 

60 metres in both directions (or as close to this as possible) shall be implemented at the site access 
to the satisfaction of the Planning Authority measured from the road channel and everything 
exceeding 1.05 metres in height above the road channel level shall be removed from the sight line 
areas and, thereafter, nothing exceeding 1.05 metres in height above road channel level shall be 
planted, placed, erected, or allowed to grow, within these sight line areas.  

 
 Reason: In the interests of road safety. 
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APPLICATION NO. 19/01396/FUL 
 
REPORT 
 
1. Site Description 
 
1.1 The application site comprises of the fire damaged remains of the former Dundyvan church 

and manse which is bound by Oxford Street to the north, Henderson Street to the west and 
Kirk Street to the south and a mature tree belt to the east. 
 

1.2 Dundyvan Parish Church, designed by Alexander Cullen in 1905 is a striking Gothic style 
red sandstone church with a crown tower topped by a spire. The distinctive tower makes a 
significant contribution to the wider townscape. It is B listed and there is therefore a sister 
Listed Building Consent application related to this proposal (19/01397/LBC). 

 
1.3 The site lies in a mixed residential and commercial area with interwar two storey housing to 

the north with 1960/70s housing to the south and west comprising of two storey terraced 
dwellings and 5/7 storey pedestal blocks of flats. Henderson Street was originally a through 
way running north south which was cut off when the housing development to the south was 
constructed. The site is therefore not adjacent to a through road but bounded by a loop 
formed by Henderson Street and Kirk Street/Oxford Street. 
 

1.4 The site slopes downward north to south resulting in a retaining wall on the Kirk Street 
boundary as well as a gateway entrance feature and steps leading up to the main entrance 
of the church. There are mature trees and shrubs within the site adjacent to the east, west 
and southern boundaries. 

 
2. Proposed Development 
 
2.1 The proposal is for the demolition of the majority of the fire damaged structures on the site with the 

exception of the tower and Narthex (the main gable attached to it). The retained tower and Narthex 
would then be integrated into a new build residential development of 44 four storey flatted dwellings 
with traditional dual-pitched roofs, accommodated in two separate blocks traditionally fronting onto 
Henderson Street and Oxford Street, one of which would incorporate the retained tower and 
Narthex. The proposed vehicular access is from Oxford Street with 40 parking spaces to the rear. 

 
2.2 Block 1 fronting on to Henderson Street would incorporate the retained tower, Narthex and entrance 

gates and steps to form a new entrance to the proposed development and would accommodate 20 
two bedroomed flats. Block 2 fronting onto Oxford Street would accommodate 24 two bedroomed 
flats. The proposed flats would be finished in a mixture of red brick, smooth cream render, metal 
facia panels, glass curtain walling and grey concrete rooftiles. These materials are intended to 
compliment the red sandstone of the retained tower and Narthex. The design ethos of the proposed 
development is to respect the retained listed tower and Narthex in terms of scale, setting and 
materials in order to ensure that the retained features are the focal point of the new development 
and that the tower remains a prominent landmark within the town. 

 
3. Applicant’s Supporting Information 
 
3.1 The applicant has provided a Design and Access Statement, a Structural Survey Report, an 

Ecological Appraisal, a Cost Plan Report, confirmation of ongoing marketing and a Coal Mining Risk 
Assessment. 

 
3.2 The Design and Access Statement sets out the design principles employed in arriving at the 

proposed development in terms of site context, surrounding uses and buildings, road network as well 
as the importance of the retained parts of the church. The structural survey in combination with Cost 
Plan Report concludes that the overall church and manse are beyond economic repair and that the 
proposed new build element can be justified in terms of enabling the retention of the tower and 
Narthex. 

 
 



4. Site History 
 
4.1 Previous detailed consents were granted a number of years ago which were for the conversion of 

the church but never came to fruition after which a serious fire left the buildings severely damaged 
and compromised. With roofs collapsed and the passing of several years being open to the 
elements, the current structures are dangerous and in a perilous condition (with the exception of the 
tower, Narthex and entrance feature and railings). 

 
5. Development Plan 
 
5.1 The site is identified as a short term housing site in the North Lanarkshire Local Plan (Policy HCF2 

A1) and is located within an established residential are (Policy HCF1A –Protecting residential areas). 
  
6.          Consultations 
 
6.1 The Scottish Environment Protection Agency provided standard advice while the Coal Authority 

accepted the findings of the submitted Coal Mining report and withdrew its initial objection subject to 
the imposition of the appropriate conditions regarding intrusive site investigations and ant associated 
remedial works that are required. 

 
6.2 Historic Environment Scotland upon submission of additional supporting information was satisfied 

that the proposal to demolish the majority of the church and the manse and associated retention and 
new build works were acceptable in terms of the assessment criteria. These criteria being, the 
structural condition of the buildings, the cost/viability of repair, proof of unsuccessful marketing and a 
good replacement scheme. Whilst HES regretted the loss of the listed church and manse it 
welcomed the retention of the architecturally important ‘crown tower’ landmark and attached narthex. 

 
6.3 NLC Greenspace and Protective Services offered no objections and provided standard advice. NLC 

Education has identified that the proposal would impact on the existing education and infrastructure 
provision and that a contribution of £26,309.13 is required to offset this. The applicant has since 
confirmed willingness to enter into a Section 69 Legal Agreement to facilitate the transfer of this sum 
before any consent is granted. 

 
6.4 NLC Traffic & Transportation has previously expressed no objections to the proposal in terms of the 

proposed access, which should have a visibility splay of 4.5 metres by 60 metres and has advised 
on the appropriate council standard parking provision of 1.5 spaces per 2 bedroom flat.  

 
7. Representations 
 
7.1 Following on from neighbour notification, 20 letters of representation were received. The points of 

objection can be summarised as follows:- 
 

 The proposal is overbearing. 
 The proposal will result in increased traffic. 
 The proposal is not in keeping. 
 The proposal will have an impact on existing surrounding parking. 

 
8. Planning Assessment  
 
8.1 Section 25 of the Town and Country Planning (Scotland) Act 1997 states that a planning application 

should be assessed against the relevant Development plan policies unless material consideration 
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. 

 
8.2 In this case, the application site is a short term housing site  in the North Lanarkshire Local Plan 

(Policy HCF2 A1) and is located within an established residential are (Policy HCF1A –Protecting 
residential areas). As such, the proposed housing development complies in principle with this policy 
and should therefore be assessed against policies and criteria relating to design quality and the 
listed building status of the buildings in question. These being Listed Building policy NBE1 2C is also 
of relevance as well as policy DSP 4 (Quality of Design). 

 



8.3 Firstly, it should be noted that this church building is an architecturally important and prominent 
Grade B listed building which is a strong landmark feature at this locale as well as on the skyline of 
Coatbridge. The main determining policies in terms of the assessment of the proposal are therefore 
Policy NBE1 2C – Listed Buildings and policy DSP4 – Quality of development. 

 
8.4 In terms of the Listed Building status, Policy NBE1 2C states that there is a presumption against 

demolition or other works that adversely affect the special interest of a listed building and its setting. 
In this case, it is considered that the applicant has demonstrated that the majority of the church 
building and the manse are beyond economic repair and that the proposal to retain the tower and 
Narthex has been designed sensitively in terms of the retained structures and surrounding built 
context. As such, it is considered that the proposal complies with policies NBE 1 2C and DSP4. 

 
8.5 Historic Environment Scotland, after the submission of further information, is satisfied that the 

proposal complies with Historic Environment Policy for Scotland (2019), HEP 2 (securing assets for 
present and future generations) and HEP 4 (mitigating against unavoidable change) as well as 
Managing Change in the Historic Environment – Guidance on demolition. The guidance on 
demolition provides the following criteria for assessing whether the demolition of a listed building is 
justifiable: 

 
 the significance of the building and its setting is fully understood. 
 the condition of the building has been assessed by appropriate conservation 

professionals. 
 repair is not economically viable. 
 alternative sources of finance have been explored. 
 the property has been marketed for a reasonable period at a price reflecting its 

condition to potential restoring purchasers. 
 
8.6 In this regard, the applicant has submitted a Structural Survey of the buildings in question, a cost 

plan analysis with two options and associated development appraisals. These studies concludes that 
the renovation of the entire church and Manse was not economically viable but the proposed tower 
and Narthex retention scheme was viable. The applicant has also provided proof of the unsuccessful 
marketing of the site intermittently since 2008. 

 
8.7 In terms of the majority of consultee responses no objections have been offered subject to advice 

and conditions.  The matters raised can adequately be covered by conditions where appropriate.  
With regard to the required Education contribution this can be realised by a Section 69 legal 
agreement between the applicant and the council. 

 
8.8 The points of objection are addressed as follows :- 
 

 The proposal is overbearing. 
 
Comment: It is considered that the proposed new build element will not be overbearing in 
terms of the retained church features or the surrounding context of existing development. It 
is considered that the applicant has demonstrated that the proposed design has been 
carefully and sensitively assessed and arrived at. 
 

 The proposal will result in increased traffic. 
 
Comment: Yes, it is agreed that the proposal, like any other, will generate increased traffic. 
It is however considered that the site context and surrounding road network can cope with 
the extra traffic. 
 

 The proposal is not in keeping. 
 
Comment: It is considered that the proposal represents the only viable solution to retaining 
the landmark of the listed church tower. It is further considered that the proposal has been 
designed to carefully reflect the importance of the tower as well as the context of 
surrounding dwellings and buildings. 
 



 The proposal will have an impact on existing surrounding parking. 
 
Comment: It is considered that the proposed on site parking of 40 spaces although short of 
the 66 sought by Traffic and Transportation is nevertheless acceptable in terms of the 
overall aims of the proposal.  In this case a balance view has to be taken in regards of 
retaining the viable elements of this important listed landmark, the fact that the site is 
relatively central and close to the town centre (10 min walk approx.) and given there are 
adequate on street parking opportunities on the unrestricted streets bounding the site which 
would not detrimentally impact on existing parking. 

 
8.9 There is a concurrent Listed Building Consent application 19/01397/LBC which is under 

consideration. Historic Environment Scotland accepts the findings of the supporting information 
justifying the proposed demolition and tower and Narthex retention scheme. In terms of DSP4 the 
agent has submitted an appropriate site appraisal together with design and access statement. It is 
considered that the proposed new build elements whilst 4 storey would sit subservient on either side 
of the retained Narthex and tower allowing it to retain its prominence within the streetscape. The 
redevelopment proposals are considered to be acceptable in terms of design. There would be no 
significant adverse impacts in terms of available sunlight daylight or privacy. In this regard, the 
proposed design would also meet the requirements of HCF1A which seek to protect residential 
amenity. Taking the above into account the proposal is considered acceptable when assessed 
against policy DSP4. For the above reasons and primarily because the proposal will safeguard the 
future and ongoing contribution that this prominent landmark feature/listed building makes to the 
town it is considered that the proposal complies with policies NBE 1 2C and DSP4. 

 
9. Conclusions 
 
9.1 Taking the above into account it is considered that the proposed redevelopment works will result in 

safeguarding this important landmark feature in accordance with the relevant listed building and 
Historic Environment Scotland policies and guidance.  The residential use is compliant with policies 
of the North Lanarkshire Local Plan and will bring a dangerous and derelict site back into active use 
also to the benefit of the wider area.   It is therefore recommended that planning permission be 
granted subject to conditions. 

 
9.2 It should be noted that if Committee is minded to grant a Legal Agreement requires to be 

satisfactorily concluded in relation to an Education contribution before any Planning Permission is 
granted 
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Proposed Conditions:- 
 

1. That except as may otherwise be agreed in writing by the Planning Authority, the development shall 
be implemented in accordance with the drawings: CB0484 Rev2, Current and Proposed Site 
Boundary; CB0508: Rev 1 Proposed Development Layout; CB 0509: Warehouses 3 and 4 Floor 
Plan and Elevations, CB0510: Warehouse 1 Floor Plan and Elevation; CB0511:Cask Prep Area 
Floor Plan and Elevations, CB0512 Warehouse 2 Floor Plan and Elevations; CB0513: Proposed 
Canteen Floor Plan and Elevations; CB0520 Forestry Removal Zone; Drawing GC22468-DR-S-16-
00; Warehouse 3 and 4 Foundation Solution; CB532 Rev 3 Landscaping Plans.  

 
  Reason: To clarify the drawings on which this approval of permission is founded.  

 
2. That except as may otherwise be agreed in writing by the Planning Authority the development 

granted permission and any operational construction works associated with the development shall 
under no circumstances extend beyond the southern site boundary shown in both drawings CB 0484 
Rev 2 Current and Proposed Site Boundary.  

 
  Reason: To ensure and protect the integrity of the Monkland Canal Scheduled Ancient Monument. 

 
3. That no development of any description shall commence on the application site until a scheme of 

further intrusive site investigations has been carried out in accordance with the relevant Coal 
Authority or other authoritative UK guidance and has been submitted to and approved by the 
planning authority. 

 
Reason: To fully assess and address historic coal mining risks and ensure the safety and stability of 
the new development. 

 
4. Following implementation and completion of the approved remediation scheme required at condition 

3 above, and prior to the first occupation of the development, a verification report or certificate 
signed by a certified engineer shall be submitted to and approved in writing by the planning authority 
to confirm completion of the remediation scheme in accordance with approved details. 

 
Reason: To ensure implementation of a mine remediation strategy for the development to the 
satisfaction of the planning authority. 

 
5. That BEFORE the development hereby permitted starts, full details of the design and location of all 

fences to be erected on the site shall be submitted to, and approved in writing by the Planning 
Authority. 

 
Reason: To ensure that a suitable boundary treatment is in place for the development. 

 
6. That BEFORE the development hereby permitted is completed; all the fences, or walls, as approved 

under the terms of condition 5 above, shall be erected and completed. 
 

Reason: In the interests of amenity and public safety. 
 

7. That BEFORE the development hereby permitted starts, a detailed schedule of the approved 
scheme of landscaping shown in drawing CB532 Rev 3, shall be submitted to, and approved in 
writing by the Planning Authority, and it shall include:-  

 
(a) details of any earth moulding and hard landscaping, boundary treatment, grass seeding and 

turfing; 
(b)  details of tree and shrub planting, incorporating details of the location, number, variety and 

size of trees and shrubs to be planted; 
(c)  a detailed timetable for all landscaping works which shall provide for these works being 

carried out contemporaneously with the development of the site 
 

Reason: In the interests of amenity. 
 

8. That all works included in the scheme of landscaping and planting, approved under the terms of 
condition 7; above, shall be completed in accordance with the approved timetable, and any trees, 
shrubs, or areas of grass which die, are removed, damaged, or become diseased, within two years 



of the full occupation of the development hereby permitted, shall be replaced within the following 
year with others of a similar size and species. 

 
  Reason: In the interests of amenity. 
 
 
 
 

Background Papers: 
 
Site Drawings. Mining Remediation Strategy Report. 
 
Consultation Responses: 
 
The Coal Authority  
Traffic & Transportation  
NLC Greenspace  
Environmental Health (including Pollution Control)  
Historic Environment Scotland   
 
 
Contact Information: 
 
Mr Mark Forrest at esplanning@northlan.gov.uk 
 
 
Report Date: 
 
7th August 2020  



APPLICATION NO. 19/01664/FUL 
 
REPORT 
 
1. Site Description 
 
1.1 The site is to the rear of an existing distillery bonded warehouse complex on Main Street, Coatbridge 

and is located in an open space area forming part of a recreational corridor accessed from Lock 
Street. The application site is approximately 220m long and between 20m and 30m wide, consists of 
semi-mature trees and undergrowth and is currently in the ownership of North Lanarkshire Council. 
 

2. Proposed Development 
 

2.1 A development of six industrial buildings is proposed consisting four warehouses, cask preparation 
building, combined staff facilities building/canteen and associated access and circulation. The 
industrial buildings would be steel framed warehouses, varying in height from 8m-12m with pitched 
roofs and be painted muted grey. A boundary security fence would enclose the new southern 
boundary of the proposed site. The application is submitted to Committee as the development is 
contrary to the applicable policy in the adopted North Lanarkshire Local Plan 2012. 

 
2.2 There is a concurrent application for Hazardous Substances Consent relating to the business to 

increase the amount of ethanol stored.at the distillery complex.  
 
3. Applicant’s Supporting Information 

 
3.1 The applicant has submitted additional supporting information in the form of a Mine Remediation 

Engineering Report as several of the buildings are located in an area of former mining activity (mine 
shafts). 

 
4. Site History 
 
4.1 The area immediately north of the application site has been subject to numerous planning 

applications in recent years specifically associated with the ongoing operation and development of 
the distillery and warehousing operation. The application site itself has not previously been subject to 
a planning application.   

 
 14/00520/FUL Change of Use of Open Space to Industrial Land and the Erection of Security Fence  
 14/01776/FUL Erection of a Steel Framed Engineering Storage Building with Mezzanine Floor  
 15/01978/FUL Construction of Bonded Warehouse  
 15/02285/HSC Hazardous Subsances Consent  
 16/00059/HSC Storage of Hazardous Material (Ethanol (P5c)), Fill & Empty Casks on Site and 

Transfer of Liquid between Bulk Storage Tanks  
 18/00116/HSC Amendment to Consent to Increase Maximum Level of Ethanol to be Stored on Site  
 19/01664/FUL Change of Use of Open Space to Industrial Land for an Existing Business, 

incorporating Erection of Perimeter Security Fence and Construction of 5 Steel-framed Warehouse 
Buildings and One Two-storey Canteen Facility.  

 20/00463/HSC Application for modification or removal of a condition(s) attached to an existing 
hazardous substances consent - Ethanol (P5c). Increase in storage from current HSC of 35,041 
tonnes to 41,787 tonnes.  

 
5. Development Plan 

 
5.1 The current development plan policy is HCF1 B1 Community Facilities. This states that the Council 

will maintain community well-being in residential areas by protecting identified community facilities. 
The application site is designated under this policy due to its location on the northern edge of a 
strategic recreational corridor which includes the routes of the former Monkland Canal, North Calder 
Heritage Trail and the Glasgow to Edinburgh national cycle route, (NCR75) 
 

6. Consultations 
 
6.1  Consultation responses were received from the following: 



 
 The Coal Authority 
 NLC Roads and Transportation 
 NLC Greenspace 
 Historic Environment Scotland 

 
 

6.2   Coal Authority objected as the proposed location of two warehouses was over or within close 
proximity to a former mine entry and shallow mine workings and advised intrusive site investigations 
be implemented.  
 
Comment: The applicant implemented investigations and submitted a mining remediation strategy. 
The Coal Authority is satisfied subject to further site investigations and further remediation measures 
once the site has been cleared of vegetation. 
 

6.3 NLC Roads requested a traffic statement demonstrating that the existing access was suitable to 
accommodate additional traffic generated by the expansion and sought details regarding additional 
parking provision. 

 
Comment:  Applicant advised that the site has approximately 11 HGV vehicles visiting per day on a 
pre-arranged booking system and that additional traffic will be negligible. Maximum additional 
employees would be a maximum of three full time posts. There would be a slight increase in traffic 
during the construction phase. 

 
6.4 NLC Greenspace require a protected species surveys of the site that should the application be 

granted compensatory tree planting should take place.  
 

Comment: The submitted ecologists report advised that no protected species were identified as 
present on site. A compensatory landscape screening scheme is proposed within the application site 
boundary. 

  
6.5 Historic Environment Scotland (HES) expressed concerns due to the proximity of the proposed 

development to the Monkland Canal Scheduled Ancient Monument which is largely below ground at 
the location. 
 
Comment: The objection related to an incorrect site boundary which the applicant subsequently 
corrected. HES are satisfied that the fencing or warehousing will not impact on the setting of the 
scheduled monument as they would simply add increase the massing of the already developed 
warehouse area to the north of the infilled canal system.  A planning condition is specifically drafted 
to ensure the development footprint does not conflict with the integrity of the Scheduled Ancient 
Monument. 

 
7. Representations 
 
7.1        No letters of representation were received. 
 
8. Planning Assessment  
 
8.1 Under Section 25 of the Town and Country Planning (Scotland) Act 1997, planning decisions must 

be made in accordance with the relevant development plan unless material considerations indicate 
otherwise. The Development Plan consists of the Clydeplan Strategic Development Plan 2017 and 
the North Lanarkshire Local Plan 2012. The application is not of strategic significance therefore in a 
policy context Local Plan policy applies. The Local Plan Policy is HCF1 B1 Community Facilities 
which states that the Council will maintain community well-being in residential areas by protecting 
identified community facilities.  Policy DSP4 (Quality of Development) is also relevant.  

 
8.2 The application site is located on the northern edge of a strategic recreational corridor which crosses 

this part of Coatbridge. This corridor comprises largely maintained open grassland, with a 
footway/cycleway and occasional stands of trees. The corridor contains the line of the Monkland 
Canal and a footway/cycleway forms part of the route of both the North Calder Heritage Trail and the 
Glasgow to Edinburgh national cycle route.  



8.3 The key issues therefore are whether the proposed development adversely impacts on the purpose 
and amenity of the recreational corridor. The corridor at this point is between 100m wide at the 
eastern end of the proposed development (Lock Street) and 60m wide at its western end with the 
principal footpath being between approximately 70m to 40m from the current distillery site boundary 
and warehouses. The proposal would result in the boundary being reduced to a distance of 40m and 
20m from the footway. Additionally a stand of trees approximately 200m in length would be lost to 
the development. 

 
8.4 As part of the application proposal the applicant has provided a landscape scheme to act as 

compensatory screening within the site boundary. It is considered that given the constraints of the 
site and the nature of surrounding development this will assist in reducing the visual impact of the 
development proposal on the recreational corridor which becomes narrower a uniform width west of 
the proposed development site.  

 
9. Conclusion   
 
9.1 In conclusion, following detailed assessment of the application and the consultation comments 

received, it is considered that the proposed warehouse development does not impact significantly 
adversely on the adjacent recreational corridor and is an acceptable departure from the relevant 
policies of the North Lanarkshire Local Plan.  It is therefore recommended that planning permission 
is granted subject to conditions. 

 
 



 
Application No: 
  
20/00036/FUL 

Proposed Development: 
 
Use of industrial site for recycling of windows and doors and for 
the treatment of incinerator ash (part retrospective) 

  
Site Address: 
 
6 - 10 Janesmith Street 
Etna Industrial Estate 
Wishaw 
ML2 7XJ 
 

 
Date Registered: 
24th January 2020 

 
 

 
Applicant: 
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On Site Project Services Ltd. 
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No 
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Representations: 
21 representations received. 

  
 
 
Recommendation: Approve Subject to Conditions 
 
Reasoned Justification: 
 
The proposed use of the site as a recycling/waste treatment facility is consistent with Scottish 
Planning Policy, the Scottish Zero Waste Plan, Clydeplan Policy 11 and with North 
Lanarkshire Local Plan Policies EDI 1A, EDI 3C and DSP 4, and it is considered that the use 
can be carried out without adverse impacts upon local amenity or the environment. 
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Proposed Conditions:- 
 

1. The site shall be used only as: 
(a) a recycling centre for window and door components; and 
(b)  for the treatment of incinerator ash; 
and for no other purposes unless otherwise approved in writing by the Planning Authority. 
 
Reason: In order to clarify the nature of this permission, and to ensure that control is retained over 
any diversification of uses which may have a greater impact upon local amenity. 
 

2. That no disassembled window or door components shall be stored outwith the buildings except as 
skips of sorted recyclate awaiting collection, and no incinerator ash may be stored or stockpiled 
outwith the buildings except where this is contained within sealed containers awaiting treatment or 
collection. 

 
Reason: In order to ensure that the site is not used for the storage of unsorted waste materials to the 
detriment of local amenity, and that ash is stored in a manner which will not give rise to dust. 
 

3. The ash treatment facility shall not be brought into use until such time as a dust control method 
statement has been submitted to and approved in writing by the Planning Authority. The site shall 
thereafter be operated in the manner set out in the approved method statement. 
 
Reason: In order to ensure that ash is not blown from the site to the detriment of the local 
environment or residential amenity. 
 

4. All breaking up of windows and doors etc. shall take place inside the building marked for this 
purpose on the approved plans. 
 
Reason: In order to minimise the impact of noise from this activity on nearby residents. 

 
 
Background Papers: 
 
Consultation Responses: 
 
The Coal Authority, response dated 3 February 2020 
NLC Protective Services (Pollution Control), response dated 6 February 2020   
NLC Traffic & Transportation, response dated 11 February 2020 
Scottish Environment Protection Agency, response dated 4 March 2020 
 
 
Contact Information: 
 
Any person wishing to inspect these documents should contact Keith Bathgate at 
esplanning@northlan.gov.uk  
 
 
Report Date: 
 
5th August 2020



APPLICATION NO. 20/00036/FUL 
 
REPORT 
 
1. Site Description 
 
1.1 The application site is an irregularly-shaped industrial yard of approximately 0.6 hectares, located on 

the edge of the Etna Industrial Estate.  Surrounding uses are a recently built housing estate to the 
south west, several vehicle repairs and component recovery businesses within the industrial estate 
to the north west, a church car park and playing field to the east, and an engineering works to the 
south east.  The yard contains two industrial buildings and a portable office building as well as a 
large area suitable for parking, turning and outside storage.  Access is by way of Janesmith Street 
within the industrial estate. 

 
2. Proposed Development 
 
2.1 The site was previously used as a scaffolding yard, and planning permission is sought to change the 

use to a mixed waste management facility comprising two distinct elements: 
 

 A window / door recycling operation, which is already taking place meaning that this application 
is part-retrospective.  This business uses the larger industrial building in the south-east corner of 
the site.  Old glazing units and doors are delivered to the site in vans and are unloaded within 
the building, where they are broken up into their component parts and sorted into skips for 
recycling.  The external yard area is used for storage of skips and of window / door units.  Daily 
traffic associated with this activity is one skip lorry and approximately 20 vanloads of 
windows/doors, estimated to increase to around 25 if the business expands as envisaged.  The 
business is currently operating 0630-1700 hours Monday to Friday and 0630-1200 on Saturdays 
and is forecast to handle 10,000-15,000 tonnes of waste, which it is hoped to expand to 21,500 
tonnes.  It employs 5 people on the site and one van driver, these figures potentially doubling if 
the business expands. 

 A proposed incinerator ash treatment facility, which would use the smaller industrial building at 
the north end of the site.  The site would receive bottom ash and fly ash from industrial 
customers and would treat these materials to remove contaminants.  Bottom ash (the non-
combustible residue from the bottom grate) is a relatively inert material which can be used as an 
aggregate after removal of contaminants such as heavy metals.  Fly ash (or “air pollution control 
residue”, i.e. ashes filtered from chimney gases) has a higher proportion of contaminants and 
can be classified as hazardous waste, but it can also be used as an aggregate after suitable 
treatment.  Details of the proposed ash treatment operation are discussed in Section 8 below.  It 
is envisaged that the business would treat around 3,000 tonnes of ash annually, although initially 
the waste stream would probably be under 1,000 tonnes.  Traffic would consist of one lorry per 
day making deliveries and 2-3 per week removing the treated material, and that this part of the 
business would initially employ 3 people, rising to 5 

 
No new buildings or external changes to existing buildings are proposed. 

 
3. Applicant’s Supporting Information 
 
3.1 The applicant provided a short supporting statement to accompany the application and has 

subsequent provided a letter with additional information about the proposed uses in response to 
questions from the Planning Service and SEPA comments. 

 
4. Site History 
 
4.1 The application site has a long history of industrial use, having once formed part of the railway 

sidings for the former Etna Iron and Steel Works and an adjacent scrap metal yard.  It appears to 
have subsequently been used as a transport depot, and it pre-existed the development of the 
adjacent Etna Industrial Estate.  The use immediately prior to the current one was by a scaffolding 
firm, and the only recent planning permission at the site (05/01928/FUL) was for alterations to the 
front of one of the industrial buildings. 

 
 
 



5. Development Plan 
 
5.1 Clydeplan 2017 Policy 11 (Planning for Zero Waste) indicates that in order to meet the targets set 

out in the Scottish Government’s Zero Waste Plan, proposals for waste management facilities will 
generally be acceptable (subject to local considerations) at locations designated for industrial, 
storage or distribution uses.  Schedule 14 (Strategic Scales of Development) indicates that waste 
management facilities are considered to be of strategic significance if they handle 25,000 tonnes of 
waste per annum.  Diagram 10 (Assessment of Development Proposals) sets out the approach to 
the assessment of all applications against Clydeplan. 

 
5.2 The site is within an area designated as an Industrial and Business Area in the North Lanarkshire 

Local Plan 2012. Policy EDI 1A (Protecting Industrial and Business Areas) supports the continuing 
industrial and business character of such areas.  Policy EDI 3C (Assessing Waste Development) 
indicates that applications for waste management facilities will be supported where they are located 
on sites allocated for industrial and business use, deliver additional capacity in support of the Zero 
Waste Plan, comply with relevant national guidance and are appropriate in terms of sustainable 
transport and use of any heat generated.  Additional guidance on the assessment of waste 
management applications is contained within Supplementary Planning Guidance SPG10 (Waste).  

 
5.3 Development Strategy Policies DSP 1 to DSP 4 apply to all development proposals.  The site is 

within the Industrial Land Supply but would remain in an industrial use, so the only one of these 
policies which is significant in the consideration of this application is DSP 4 (Quality of 
Development).  This policy requires that all development is of a suitably high standard, to be 
assessed using numerous criteria including: 
 Addressing energy, resources and waste issues in order to create a sustainable 

development with a low ecological footprint including: reducing energy need; promoting 
health and wellbeing; reducing waste and resources including by recycling; and 
measures which reduce CO2 emissions and encourage low and zero-carbon 
approaches; 

 Mitigating any likely air quality, nose or pollution impacts; 
 Integrating successfully into the local area and avoiding harm to the neighbouring 

amenity by relating well to the existing context and avoiding adverse impact on existing 
or proposed properties through loss of privacy or disturbance. 

 
6.   Consultations 
 
6.1 The Coal Authority has no objection to the proposal subject to their standard advice about coal 

mining legacy issues being included as an informative. 
 
6.2 North Lanarkshire Council Protective Services (Pollution Control Team) has no objection to the 

application.  They indicate that the window/door recycling part of the business has been using the 
site for around four months and the activity largely takes place within a building which provides a 
noise and visual barrier from nearby homes.  The proposed ash treatment operation will be subject 
to licensing by SEPA to ensure that it does not give rise to pollution. 

 
6.3 North Lanarkshire Council Traffic and Transportation has no objection to the proposal subject to 

adequate parking and turning areas being provided within the yard. 
 
6.4 SEPA initially submitted a holding objection due to lack of information about the ash processing use, 

however following the receipt of additional information from the applicant SEPA have no objection to 
the proposal.  The proposed ash treatment facility will be subject to SEPA licensing requirements in 
order to ensure compliance with the relevant environmental regulations. 

 
7. Representations 
 
7.1 21 representations have been received from residents of the housing estate to the south of the site, 

all of whom object to the proposal.  Reasons for objection can be summarised as follows: 
 

 Inappropriately ‘dirty’ use for a residential area; the industrial estate is only suitable for light 
industry; 



 Hazardous waste facilities should not be located close to housing and there are plenty of more 
suitable locations; 

 Previous situations (Newhouse, Avonmouth) where there have been problems with hazardous 
waste or incinerator ash treatment facilities; 

 Mistaken belief that proposal involves an incinerator, concern about smell of burning plastic etc. 
 Risk of contaminated dust / airborne contaminants affecting the health of local residents; 
 Impact on nearby children’s play park 
 Risk of waste or contaminants leaking into neighbouring gardens; 
 Danger of accidental release of waste during transportation or loading/unloading; 
 Risk of contamination of drainage and/or water supply; 
 Existing/increased noise and light pollution from site, including traffic noise and activities outwith 

normal business hours; 
 Risk of odour from site; 
 Exacerbate existing vermin problem in the area; 
 Lack of information about ash treatment operation; and 
 Location plan does not show all of the adjacent houses 

 
8. Planning Assessment  
 

Compliance with Development Plan 
8.1 Planning applications are required to be determined in accordance with development plan policy 

unless material considerations indicate otherwise.  In this case the proposal would be consistent with 
Clydeplan Policy 11 because it would provide a recycling facility and a treatment facility allowing ash 
to be re-used, and thus it would contribute towards delivery of the Scottish Government’s Zero 
Waste Plan.  The site is a longstanding general industrial site so its use for waste management is 
consistent with the land use aspect of Policy 11.  As the estimated annual tonnage of waste to be 
handled is slightly below the threshold of strategic significance defined by Clydeplan Schedule 14, 
and therefore the application does not require to be assessed against Clydeplan Diagram 10.  The 
proposal is therefore consistent with the strategic development plan. 

 
8.2 The use of the site for recycling and waste management accords with Policy EDI 1A of the adopted 

local plan, which supports the retention of sites allocated for business and industry for such use, 
including appropriate changes of use.  The proposal is also in accordance with Policy EDI 3C, which 
indicates that sites allocated for business and industry use are generally suitable for waste 
management uses which support the Zero Waste Plan.   

 
8.3 Issues relating to air quality, noise and impact on amenity are discussed below, and it is concluded 

that the impacts of the development would be acceptable in these respects.  Accordingly the 
proposal would be consistent with local plan Policy DSP 4, and the proposal would also support that 
policy by providing additional recycling capacity within North Lanarkshire. 

 
 Other Policies and Guidance 
8.4 The Zero Waste Plan sets out the Scottish Government’s vision for a Scotland where waste is seen 

as a resource.  Waste should be minimised by reducing, re-using and recycling, and residual waste 
should be used for energy and heat generation so as to keep to a minimum the amount of waste 
which is disposed of by landfill.  The proposal supports the objectives of the Zero Waste Plan as it 
would provide a recycling facility to recover re-useable materials from old window and door units, 
and also a treatment facility for ash which would enable it to be recycled as an aggregate. 

 
8.5 Scottish Planning Policy is a Scottish Government policy statement on how nationally important land 

use planning matters should be addressed across the country.  In relation to waste management 
development, local development plans should provide a policy framework which facilitates delivery of 
appropriate waste management infrastructure, and suitable sites for this will include those which 
have been identified for employment, industry, storage or distribution.  For some waste management 
facilities it may be appropriate to have a buffer between the facility and sensitive receptors (such as 
housing), with 100m being suggested for recycling and small-scale thermal facilities.  In this case the 
site borders housing, and the building to be used for ash treatment is approximately 80m from the 
closest garden bordering the site.  There is also a house on Summerlee Street approximately 45m to 
the north of the site.  The proximity of housing to the site is discussed below, but it is concluded that 
the nature of the proposed use is such that the separation distances are acceptable. 

 



8.6 The Council’s Supplementary Planning Guidance SPG10 (Waste) supports the Zero Waste Plan and 
provides additional guidance on the interpretation of local plan Policy EDI 3C.  In terms of the siting 
of facilities for processing recyclables, such uses are usually compatible with general industrial and 
storage/distribution areas, although noise-sensitive locations should be avoided.  Factors to be 
considered in any application for waste management development include: 
 Contribution towards Zero Waste Plan; 
 Location close to main waste stream; 
 Impact on local community and other sensitive land uses; 
 Local environmental impacts (e.g. noise, dust, vibration, odour, vermin, litter, pollution); 
 Hours of operation; 
 Off-site impacts; 
 Cumulative effects of co-located facilities; and 
 Accessibility and impact on local road network 
As discussed below it is considered that the proposal would be acceptable in all of these 
respects. 
 
Principle of Development 

8.7 National and local policies emphasise the importance of providing sufficient facilities for the 
processing of waste in support of the Scottish Government’s Zero Waste Plan.  The proposal would 
contribute to this by providing facilities for recycling and for the treatment of ash to allow its re-use.  
The use is therefore of a type which is in principle to be encouraged.  National and local policies also 
emphasise that sites which are suitable for general industrial uses will normally be appropriate for 
waste management facilities, subject to consideration of local circumstances.  In this case the site is 
a long established industrial unit which is not currently subject to any known restrictions on its use 
within the general industrial use class, and therefore it is in principle suitable for a waste 
management use subject to consideration of the impacts of the specific proposal upon the 
surrounding area. 

 
 Environmental Impacts 
8.8 The proposal involves the treatment of two specific waste streams.  The recycling of doors and 

windows involves a non-hazardous waste stream and the process being carried out on the site is 
straightforward and unlikely to give rise to any adverse environmental impacts.  The nature of the 
material (wood, metal, plastic, glass) and of the process taking place on the site (breaking up into 
separate components and placing these into skips) is such that there is little likelihood of pollution 
arising.  The breaking activity takes place entirely inside one of the buildings.  It would not be 
desirable to have large quantities of scrap window/door material stored on the site, but that is not 
how the site is currently being operated and it can be controlled by conditions. 

 
8.9 The second waste stream is incinerator ash, some types of which are categorised as hazardous 

waste.  The ash would be treated on the site by chemical stabilisation so as to remove any 
hazardous properties and render the material suitable for re-use as aggregate, soil enhancer or 
restoration material.  The ash would be delivered to the site as filter cake in sealed pallet-sized 
intermediate bulk containers (IBCs).  It would be transferred by pipework to a large concrete-style 
mixer where it would be treated by adding water, bentonite (an absorbent clay) and various 
chemicals.  The treated material would then be stored in sealed IBCs for 3-7 days, and once 
independent test results confirm that the material is inert the material would be removed from the site 
either in the IBCs or in bulk carrier lorries.  The plant used in this process would be a mixer, a forklift 
(for loading/moving IBCs) and a mini-digger (for loading of inert treated material).  Throughout its 
time on the site the ash would be kept damp, both as part of its treatment and to prevent dust. 

 
8.10 It is considered that these operations are unlikely to give rise to environmental pollution.  The 

processes involved would not give rise to odour, smoke or fumes, and subject to appropriate dust 
control measures the waste should not impact upon surrounding sites.  The operations would be 
subject to SEPA licensing requirements, and neither SEPA nor the Council’s Pollution Control team 
have any objection to the application.  A condition can be attached requiring approval of a dust 
control method statement, and it is it understood that this issue will also be subject to SEPA controls. 

 
 Residential Amenity 
8.11 The main issue with potential to impact on neighbouring houses is noise, and several 

representations have referred to noise as already being an issue at the site.  The main noisy activity 



is the breaking up of windows and doors, and whilst that operation does involve hammering and 
breaking glass, the activity takes place entirely within one of the buildings and this contains most of 
the noise. Other noise arises from movement of skips and the coming and going of vehicles, and the 
business does commence operations relatively early in the morning (0630 hours).  However the site 
has been in industrial use for many years, long pre-dating the construction of the neighbouring 
houses.  As a result there are no known existing restrictions on its use for general industrial 
purposes, and it could be used for various noisy activities without any requirement for planning 
permission.  Indeed, the previous use as a scaffolding yard was likely to involve significant noise 
from the loading and unloading of scaffolding equipment without any planning restrictions upon the 
times when that took place.  Under the circumstances, it is considered that the level of noise 
generated by the proposal is not excessive and that it would not be reasonable to impose restrictive 
time conditions.  No such conditions have been recommended by the Environmental Health service. 

 
8.12 Whereas Scottish Planning Policy suggests that a 100m buffer may be appropriate between 

recycling facilities and sensitive uses such as housing, this is general advice which does not take 
account of specific circumstances of proposals.  Recycling requires different types of facility to 
handle different types of materials, and some (such as those handling mixed domestic recycling, 
which may include a significant proportion of food and other misdirected waste) may be less suitable 
for sites bordering housing.  The application proposal involves two very specific types of recyclable 
material which are not likely to give rise to offensive odours or litter.  As discussed above, the impact 
on nearby houses is considered to be acceptable, and therefore a 100m buffer would be an 
unnecessary and arbitrary requirement.  However, it would be appropriate to limit the use to these 
specific uses by condition, in order to maintain control over other forms of recycling which might 
have different impacts. 

 
  Representations 
8.13 As explained above, the application is not for an incinerator so the proposal would not give rise to 

any smoke or fumes.  Other issues raised by objectors are addressed as follows: 
 

 Inappropriately ‘dirty’ use for a residential area; the industrial estate is only suitable for light 
industry; 
Response: the site has unrestricted general industrial use rights. 

 Hazardous waste facilities should not be located close to housing and there are plenty of more 
suitable locations; 
Response: whilst some types of ash are classified as low level hazardous waste, the treatment 
process renders it non-hazardous. and that process is not itself hazardous. 

 Previous situations (Newhouse, Avonmouth) where there have been problems with hazardous 
waste or incinerator ash treatment facilities; 
Response: The situations referred to are not similar to the proposal.  At Newhouse SEPA took 
action in relation to odours from a facility handling composting of organic waste such as 
foodstuffs, whereas at Avonmouth a vastly larger ash treatment facility (130,000 tonnes pa as 
opposed to 3,000 tonnes pa) was initially refused an Environment Agency permit before being 
granted on appeal. 

 Risk of contaminated dust / airborne contaminants affecting the health of residents/children; 
Response:  No fumes would be generated, the ash would be stored in sealed containers and 
kept damp to prevent dust, and a condition can require approval of a dust control method 
statement. 

 Risk of waste or contaminants leaking into neighbouring gardens/drains/water supply; 
Response: See above. 

 Danger of accidental release of waste during transportation or loading/unloading; 
Response: This matter is regulated by SEPA, but the nature of the only hazardous material 
handled (i.e. ash transported as damp filter cake in IBCs) would mean that in the event of an 
accidental  spillage of hazardous waste the quantity would be likely to be small and easily 
cleaned up; 

 Existing/increased noise and light pollution from site, including traffic noise and activities outwith 
normal business hours; 
Response:  The site has been in general industrial use for many years and is not subject to 
planning controls on noisy activities hours of working. 

 Risk of odour, and exacerbate existing vermin problem in the area; 
Response: The types of waste handled would not generate odour or attract vermin. 

 Lack of information about ash treatment operation; 



Response: Additional information has since been provided by the applicant. 
 Location plan does not show all of the adjacent houses 

Response: The houses are recently built and some were not shown on the Ordnance Survey 
base map used, however the presence of the houses is known to all parties and has been taken 
into account in the consideration of the application. 

 
9. Conclusions 
 
9.1 The proposed use of the site for the recycling of windows/doors and as an ash treatment facility is 

consistent with development plan policies and would support national targets for waste reduction.  
Although the recycling operation does involve some noise, this is not considered to be any greater 
than would arise from other uses of the site which would not require planning permission.  Whereas 
the objectors’ anxieties about the ash treatment facility are understandable, this would be a small-
scale operation handling relatively small volumes of ash and it is not considered that it would give 
rise to any significant risk of pollution or hazard to health.  The latter matters would also be subject to 
control under SEPA legislation.  Overall the proposal is an acceptable use for the site and would not 
adversely affect amenity or the local environment. 
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Proposed Conditions:- 
 
 1. That, except as may otherwise be agreed in writing by the Planning Authority, the development shall 

be implemented in accordance with drawing numbers:- 001, 002 Revision A, 003 Revision B, 004 
Revision A and 005 Revision A 

 
 Reason: To clarify the drawings on which this approval of permission is founded. 
 
 2. That before the retail unit hereby approved is operational, the associated parking and manoeuvring 

area as shown on the approved plans, shall be levelled, properly drained, surfaced and clearly marked 
out, and shall, thereafter, be maintained as parking and manoeuvring areas. 

 
 Reason: To ensure the provision of satisfactory vehicular and pedestrian access facilities. 
 
 3. Noise associated with the completed development shall not give rise to a noise level, assessed with 

the windows open, within any dwelling or noise sensitive buildings in excess of the equivalent to Noise 
Rating Curve (N.R.C.) 35 between 07.00 hours and 23.00 hours and N.R.C. 25 at all other times. 

 
 Reason: To safeguard the residential amenity of the area. 
 
 4. Deliveries to the class 1 shop, hereby permitted, shall only take place out with the hours of 9pm and 

7am Monday to Sunday. 
 
 Reason: In the interests of highway safety and residential amenity 
 
 
 
Background Papers: 
 
Consultation Responses: 
 
Traffic & Transportation  
Environmental Health (including Pollution Control)  
 
Contact Information: 
 
Any person wishing to inspect these documents should contact Patricia Beaton at 
esplanning@northlan.gov.uk 
 
Report Date: 
 
6th August 2020



APPLICATION NO. 20/00177/FUL 
 
REPORT 
 
1. Site Description 
 
1.1 The application site is relatively flat and prominently situated on Motherwell Road, a busy main road 

in Carfin. The application site includes a vacant pub building (Carfin Vaults) with an existing vehicle 
access and parking area to the west of the building and a yard to the south of the building. The 
existing building is single-storey with a dual pitched roof and flat roof section fronting Motherwell 
Road. The site is bounded to the north, south and east of the site are residential areas.  To the north 
east is a community centre. 

 
2. Proposed Development 
 
2.1 The proposed development involves the conversion of the existing vacant public house building to 

form a new retail unit with an internal retail floor space of 130 square metres with additional storage 
and office space.  There will be pedestrian access to the shop from the Motherwell Road frontage as 
well as from the side elevation of the building adjacent to the existing parking area. 12 parking 
spaces with HGV turning areas will be provided. The existing elevation of the building will be largely 
unchanged.  An existing doorway to both the front and rear elevation will be removed and blocked up 
and an additional entrance to the building will be created on the side elevation adjacent to the 
parking area. 

 
3. Applicant’s Supporting Information 
 
3.1 The Applicant has advised that the proposed shop would enable an existing vacant/derelict building 

to be brought into use, providing investment, jobs and a much needed service into the area.  The 
Applicant believes that the unit would be well suited as a retail unit and would benefit the area 
greatly. 

 
4. Site History 
 
4.1 No previous planning applications have been submitted on this site. 
 
5. Development Plan 
 
5.1  Section 25 of the Town and Country Planning (Scotland) Act 1997 states that a planning application 

should be assessed against the relevant Development plan policies unless material consideration 
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. 
 

5.2 The North Lanarkshire Local Plan (NLLP) includes policies that protect, promote, and assess 
development in support of retail, including Policy RTC 1 (Protecting the North Lanarkshire Centre 
Network), Policy RTC 3A (Development Outside the Centre Network) and Policy RTC 3B (Bad 
Neighbour Development). Whilst the application site is not designated as being within the North 
Lanarkshire Centre Network given the nature of the proposed development these policies could be 
of relevance.  

 
5.3 For policy RTC 3A (Development Outside the Centre Network) provides the criteria to be met for 

such developments over 1000 square metres gross floorspace. As the development falls below this 
threshold, it need not be considered against this policy. 

 
5.4 The application site is designated under policy HCF1A that presumes against developments 

detrimental to residential amenity whilst indicating that development which is of an ancillary nature 
may be acceptable, subject to impact on residential amenity and provision for servicing and parking. 

 
5.5  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 and DSP 2 is not applicable in this instance as the proposed 
development falls below the thresholds for retail as defined by DSP 1.  Given the limited scale of the 
development, DSP3 is not a material consideration. 



 
5.6 Policy DSP 4 Quality Development states that developments are required to integrate successfully 

into the local and wider area in terms of the suitability of the site and its setting avoiding any adverse 
impact on residential amenity and taking account of any transportation issues.     

 
6.  Consultations 
 
6.1 Pollution Control Services has given advice regarding building and plant noise which will be included 

as condition to this permission. 
 
6.2 The Roads Development Service has recommended that this application is refused as Byresknowe 

Lane from which the parking area for the shop is accessed is substandard and has no turning 
facilities at its termination.  The existing visibility slays from Byresknowe Lane along the B7029 
Motherwell Road are less than the minimum requirements for visibility splays. The proposed main 
entrance to the shop is not in close proximity to the parking area which could deter people from 
using the parking area.  The amount of parking being provided is less than the required number of 
spaces. 

 
7.  Representations 
 
7.1 105 letters of representation were received from 89 individual properties were received 

during the neighbour notification process and advertisement of this application. 88 of these 
were objections and one was a representation of support. 
 

7.2 In summary, the objections to this application raise concerns in the following areas:  
 

 Increased traffic flow and congestion, impacting bus services, increasing air pollution 
and adverse impact public safety when crossing Motherwell Road. 

 Parking issues, the existing parking area is too small without enough parking spaces, 
people will illegally park and use existing on street parking. 

 Proposed Delivery access is not separate from the parking area and delivery vehicles 
will stop on Motherwell Road. 

 Increased traffic (both pedestrian and vehicle) on Byresknowe Lane (from delivery 
vehicles and customers using the parking area). 

 Increased noise (day and night). 
 
7.3 Other issues were raised, but they are not material planning considerations.  They include 

increased competition for existing retail businesses, potential anti-social and criminal 
behaviour and potential illegal parking causing traffic accidents. 

 
8. Planning Assessment  
 
8.1 Section 25 of the Town and Country Planning (Scotland) Act 1997 states that a planning application 

should be assessed against the relevant Development plan policies unless material consideration 
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. 
 

8.2 Policy RTC 1 (Protecting the North Lanarkshire Centre Network) seeks to protect the network of 
centres as the continuing focus of retail, leisure, civic, and community uses. It is considered that at 
only 130 square metres internal floorspace that the shop would be likely to offer only a modest range 
of goods to meet local needs of residents. This coupled with the site’s remote location from the 
identified network of centres in RTC 1, is unlikely to operate as destination outlet such that it will not 
draw custom away from the defined centres nor affect their vitality or viability in accordance with 
policy RTC 1. 
 

8.3 Policy RTC 3B (Bad Neighbour Development) notes that support will only be given to proposals 
which do not raise adverse amenity issues. As the shop may be open after 8pm, it is classed as a 
bad neighbour and requires to be considered against this policy. For the reasons discussed more 
fully under policy DSP4 below, it is considered that the change of use to a shop in lieu of the 



previous public house, may represent an improvement in amenity within this largely residential area. 
 
8.4 In terms of policy HCF1A (Protecting Residential Amenity and Community Facilities) presumes 

against developments detrimental to residential amenity whilst indicating that development which is 
of an ancillary nature may be acceptable such as smaller scale shops selling consumables to 
residents at an immediate location within exclusively residential areas. Such proposals are not 
intended to attract shoppers from the wider area in the way a larger supermarket would thereby 
limiting the impact on residential amenity 
 

8.5 Policy DSP 4 Quality Development requires developments to integrate successfully into the local and 
wider area in terms of the suitability of the site and its setting avoiding any adverse impact on 
residential amenity and taking account of any transportation issues.     
 

8.6 In terms of the provision for servicing and parking, the site has an existing parking area and yard 
which was in use when the former public house was in operation. The Roads Development Service 
advised that 19 car parking spaces (including 3 disabled) and 12 cycle spaces are required.  Also 
turning facilities to service HGV delivery vehicles were required. These servicing requirements 
should be separate from the parking facilities. 
 

8.7 Due to the constraints of the application site a total of 12 parking spaces (including 3 disabled) and 6 
cycle spaces are to be provided as well as the necessary turning facilities to service HGV delivery 
vehicles.  The Applicant has proposed to limit the timeframe for deliveries to the shop in lieu of 
separate facilities.  Given the size of the shop, the number of deliveries and size of the delivery 
vehicles will be limited. 
 

8.8 Whilst there is therefore a shortfall in the recommended in curtilage parking levels in this case, it is 
considered that the benefits associated with bringing this vacant building  back into use outweigh the 
shortfall in dedicated parking. It is also recognised that existing parking provision is available nearby 
as well as on street parking. Furthermore, due to the site location, it is considered that a significant 
number of customers will walk from nearby residential areas. The site is also easily accessible in 
terms of the local bus route. 
 

8.9 Whilst there are some concerns regarding additional vehicle traffic due to the proposed change of 
use, it should be recognised that the existing planning status of the site is a public house, and that 
this use could be re-established with limited off street parking being accessed from the existing 
access on Byresknowe Lane. So, the limited parking situation currently prevalent on site is a 
constant of the established planning status and must be the baseline for reasonably considering the 
traffic and roads impacts of the new proposal. In this sense, it is not considered that a retail use, in 
parking and access terms, would behave so differently from a public house use as to conclude that 
its net impacts would be sufficient to justify its refusal. Taking this established planning status into 
account therefore, it is considered that the impacts of the retail use in traffic and roads terms would 
be acceptable.  
 

8.10 In terms of concerns regarding road safety, given the location of the development site it is 
considered that a significant number of potential customers will walk to the proposed shop due to the 
 close proximity of housing and the sites central location within the footpath network and local 
bus route. Additionally, there is an existing pedestrian crossing points on Motherwell Road which is 
unaffected by the proposed development.  
 

8.11 As regards amenity impacts such as noise impacts, it is considered that the proposed use is 
considered even potentially more compliant with policy than the existing public house use with, for 
example, lower noise and nuisance impacts. There will be a condition regarding noise levels 
associated with the development. The proposal would therefore represent a potential improvement 
to amenity, and achieves an acceptable quality of development with the conversion and renovation 
of the existing building which represents a significant improvement to the condition and 
attractiveness of the building and site and as such, the visual amenity of the surrounding area. 

 
9. Conclusions 
 

To conclude, taking account of the development plan and all material considerations, the proposed 
development is considered acceptable in this location as it would bring a vacant property back into 



use, and is considered to integrate satisfactorily with the existing character of the area and would not 
unacceptably impact on the established residential amenity of the area. It would also not have a 
significant impact on roads and traffic, any impacts not be such that would warrant a refusal. 
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Proposed Conditions:- 
 
 1. That BEFORE the development hereby permitted starts, a further planning application shall be 

submitted to the Planning Authority in respect of the following matters specified in conditions:- 
 

(a) the siting, design and external appearance of all buildings and other structures; 
(b) the means of access to the site; 
(c) the layout of the site, including all roads, footways, and parking areas; 
(d) the details of, and timetable for, the hard and soft landscaping of the site. 

 
 Reason: To enable the Planning Authority to consider these aspects in detail. 
 
 2. That notwithstanding the requirements of Condition (1) above, the matters specified by conditions 

application to be submitted shall comply with the following requirements:- 
 

(a) A maximum of one dwelling that shall not exceed one and a half storey in height; 
(b) The dwelling shall have its own in-curtilage parking area and shall be provided at the rate of 
  1-2 bedroom = 2 spaces, 3-4 bedroom = 3 spaces, 5+ bedroom = 4 spaces; 

 
 Reason: To define the permission and to ensure that the development is appropriate for the site and 

for the general area. 
 
 3. That BEFORE any works of any description start on the application site, unless otherwise agreed in 

writing with the Planning Authority, a comprehensive site investigation report shall be submitted to and 
for the approval of the said Authority.  The investigation must be carried out in accordance with current 
best practice advice, such as BS 10175: 'The Investigation of Potentially Contaminated Sites' or CLR 
11.  The report must include a site specific risk assessment of all relevant pollution linkages and a 
conceptual site model.  Depending on the results of the investigation, a detailed Remediation Strategy 
may be required. 

 
 Reason: To establish whether or not site decontamination is required in the interests of the amenity 

and wellbeing of future residents. 
 
 4. That any remediation works identified by the site investigation required in terms of Condition 3, shall 

be carried out to the satisfaction of the Planning Authority.  A certificate (signed by a chartered 
Environmental Engineer) shall be submitted to the Planning Authority, prior to the occupation of the 
dwellinghouse, confirming that any remediation works have been carried out in accordance with the 
terms of the Remediation Strategy. 

 
 Reason: To ensure that the site is free of contamination in the interests of the amenity and wellbeing 

of future residents. 
 
 5. That notwithstanding the generalities of Condition 1, the detailed housing layout for the site shall 

comply with the approved Council Guidelines in relation to the provision of open space in residential 
developments. 

 
 Reason: In the interests of the visual amenity of the area. 
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Consultation Responses: 
Traffic & Transportation  
Environmental Health (including Pollution Control)  
 
Contact Information: 
Any person wishing to inspect these documents should contact Patricia Beaton at 
esplanning@northlan.gov.uk 
 
Report Date: 
6th August 2020 
 
 



APPLICATION NO. 20/00302/PPP 
 
REPORT 
 
1. Site Description 
 
1.1  The application site comprises an area of vacant land with an area of approximately 870 square 

metres (including access road). It is bounded to the north and east by open countryside and 
dwellinghouses to the south. To the south west there is an existing dwellinghouse and open space to 
the west of the site. The site is slopes down to the south.  

 
2. Proposed Development 
 
2.1 Planning permission in principle is sought for a detached dwellinghouse. The applicant has provided 

an indicative layout plan with access being taken from an existing private access which already 
serves two dwellinghouses. 

 
3. Applicant’s Supporting Information 
 
3.1 The applicant has provided a supporting statement making the following points: 

 The private access road to which the proposed dwellinghouse will be accessed from previously 
served additional houses (which have now been demolished) to the north of the proposed 
application site. 

 The application site utilises an unused part of the land associated with 16 Bowhousebog Road. 
 The new residential plot will be access from a new shared driveway area. The driveway area will 

be shared with 16 Bowhousebog Road. 
 The plot area for the proposed dwellinghouse will be approximately 550sqm providing an 

adequate area for the dwellinghouse, external amenity space and off road parking.  The plot 
area remaining for 16 Bowhousebog Road will be 380sqm which also provides sufficient external 
spaced for amenity and parking etc. 

 The Applicant currently owns and lives at 16 Bowhousebog Road. The proposed dwellinghouse 
will enable the Applicant (and family) to remain in the immediate location as they have outgrown 
their current dwellinghouse. 

 The proposed dwellinghouse will provide a new energy efficient family home suitable for modern 
living. 

 
4. Site History 
 
4.1 No previous planning applications have been submitted on this site, however historical maps so 

show a building on this site. 
 
5. Development Plan 
 
5.1 Section 25 of the Town and Country Planning (Scotland) Act 1997 states that a planning application 

should be assessed against the relevant Development plan policies unless material consideration 
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. 

 
5.2 The site is zoned as NBE 3B – Rural Investment Area in the North Lanarkshire Local Plan 2012. 

There is a general presumption in favour of granting planning permission for new dwellings up to 4 
housing units at a recognised cluster and that where the development respects the natural 
boundaries and include works to reinforce and enhance boundaries and buffers. 

 
5.3 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 and DSP 2 is not applicable in this instance as the proposed 
development falls below the threshold of 10 units as defined by DSP 1.  Given the limited scale of 
the development, DSP3 is not a material consideration.  

 
5.4 Policy DSP 4 Quality Development states that development will only be permitted when an appraisal 

has been carried out of the existing character and features of the site and its setting, including 



landscape, biodiversity, heritage or amenity value and where high standards of site planning and 
sustainable design are achieved. Developments are required to integrate successfully into the local 
and wider area in terms of the suitability of the site and its setting avoiding any adverse impact on 
residential amenity and taking account of any transportation issues.     

 
6.  Consultations 
 
6.1 The Roads Development Service has recommended that this application is refused as the proposed 

development would be accessed from an existing private access road which already provides for two 
other dwellinghouses and is not at adoptable standard in terms of width and footpaths. The existing 
visibility slays for the existing access road onto Bowhousebog Road are less than the minimum 
requirements for visibility splays.  

 
6.2 Protective Services recommend that a comprehensive site investigation is carried out in accordance 

with the British Standard Code of Practice BS 10175:2011+A2:2017: to assess potential 
contamination and any necessary remediation work be completed prior to the commencement of 
development.  

 
7. Representations 
 
7.1 No representations have been received following the neighbour notification and press advertisement 

of this application. 
 
8. Planning Assessment  
 
8.1 Section 25 of the Town and Country Planning (Scotland) Act 1997 states that a planning application 

should be assessed against the relevant Development plan policies unless material consideration 
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. 
 

8.2 In terms of policy NBE 3B - Rural Investment Area (RIA), although the site is not part a recognised 
cluster, it is considered that the proposal represents a justifiable exception to this policy due to the 
overall context of the site. The application site is adjacent to an existing residential area with 
dwellinghouses to the south, east and south west. To the west historically there have been a number 
of additional dwellinghouses.  These dwellinghouses whilst now demolished were accessed via the 
existing private access road. It is considered that the approval of planning permission in principle for 
one dwellinghouse at this location as an infill development would round off existing urban envelope 
and it would be unlikely to set any precedent for further additional dwellinghouses. It should also be 
noted that the RIA policy applies to all of Bowhousebog and that most of the site is within the 
curtilage of the applicant’s house. 
 

8.3 When considering this application in terms of DSP4, as this application is for permission in principle 
full details have not been submitted; however, the applicant has provided an indicative layout plan. It 
is considered that a proposed single storey residential development could integrate satisfactorily with 
surrounding residential properties. From the indicative layout plan and based on the available site 
area it has been shown that one additional plot could be accommodated within the site whilst 
meeting the requirements of open space and parking provision.  
 

8.4 It is also considered that there is sufficient scope within the site area to accommodate an additional 
dwellinghouse without adversely impacting upon privacy or sunlight daylight of neighbouring 
properties, albeit detailed plans, would have to be given further consideration at matters specified in 
condition stage.  
 

8.5 With regards roads and transport aspects of policy DSP 4 the council's roads development service 
has recommended refusal due to several issues relating to: the proposed used of a private access 
road, the access road is not of adoptable standard and the existing visibility slays for the existing 
access road onto Bowhousebog Road are less than the minimum requirements for visibility splays. 
The existing access road onto Bowhousebog Road serves two existing residential properties and 
historically served several other properties which are now demolished.  Due to the existing condition 
and the restrictions of the layout of the access road there appears to be no scope to improve the 
road to adoptable standards and it is also not practicable to fully implement the visibility splay 



requirements set out by the roads development service. However it is considered that the use of this 
existing access road to serve one additional dwellinghouse would be acceptable in this instance. 

 
9. Conclusions 
 
9.1 To conclude, taking account of the development plan and all material considerations, the proposed 

development, whilst arguably contrary to approved policy NBE 3B of the North Lanarkshire Local 
Plan, is in this instance considered to be acceptable, as it is considered that the proposed 
dwellinghouse, can be accommodated at this location as development of this site would round off 
existing urban envelope and it would be unlikely to set any precedent for further additional 
dwellinghouses in this location without detriment to the wider rural investment area. It is therefore 
recommended that permission be granted, subject to conditions.   
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Proposed Conditions:- 
 

1. That, except as may otherwise be agreed in writing by the Planning Authority, the development shall 
be implemented in accordance with drawing numbers:-  
 
Location Plan & 003 Rev A. Existing & Proposed Plans 
 
Reason: To clarify the drawings on which this approval of permission is founded 
 

2. That, notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) (Scotland) Order 1992, the premises shall be used as a Personal Training and 
Remedial & Sports Massage facility only and for no other purposes (including any other Use Classes 
in the Town and Country Planning (Use Classes) (Scotland) Order 1997).  Should this use cease 
then the unit shall revert back to use classes 4 (Business). 
 
Reason: To enable the Planning Authority to retain effective control and to ensure the building 
remains an ancillary facility to benefit the operation and viability of the adjacent industrial area. 

 
3. That except as may otherwise be agreed in writing by the Planning Authority, the Personal Training 

and Remedial & Sports Massage facility shall operate between 7am till 9 pm on weekdays, 8 am till 
4 pm on a Saturday and 10 am till 4 pm on a Sunday only.  
 
Reason: To control the use in the interests of amenity. 
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Consultation Responses: 
 
Environmental Health (including Pollution Control)  
 
 
Contact Information: 
 
Mr Colin Bradley at esplanning@northlan.gov.uk  
 
 
Report Date: 
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APPLICATION NO. 20/00304/FUL 
 
REPORT 
 
1. Site Description 
 
1.1  The application site is an existing office unit within an industrial building situated within a group of 

similar sized industrial units at Unit 19 48 - 50 John Brannan Way accessed from Old Edinburgh 
Road, Uddingston.  This forms part of an established industrial area.  The property is a single storey 
industrial unit which is part of a terrace featuring cement-fiberous roofing sheets, brick facade and 
white uPVC fenestrations. The unit is currently vacant and Darrows Industrial Estate features 
buildings of a similar size, design and finish to the same.  
 

1.2  The application is afforded substantial amounts of car parking to the west at the end of John 
Brannan Way and a larger, more formal car park to the east adjacent to the Edinburgh Road. 

 
2. Proposed Development 
 
2.1  This application seeks full planning permission for the change of use of a vacant office unit to a 

Personal Training and Remedial & Sports Massage facility use only with no physical alterations 
being proposed to the external design of the building. 

 
3. Applicant’s Supporting Information 
 
3.1  The applicant has supplied a supporting statement to accompany this planning application whereby 

the proposed hours of operation, the services intended to be supplied and a brief history of the 
company. 

 
4. Site History 
 
4.1   There is no relevant planning history associated to this site.  
 
5. Development Plan 
 
5.1 The proposal raises no strategic issues and can therefore be assessed in terms of Local Plan 

policies. 
 

5.2 The application site is covered by Policy EDI 1 A1 (Existing Industrial and Business Areas) within the 
adopted North Lanarkshire Local Plan 2012.  This policy states that the Council will support the 
continuing industrial and business character of existing industrial and business areas. 

  
6. Consultations 
 
6.1 Protective services have been consulted with regards to this planning application and upon review of 

the information they did not wish to offer any comments with regards to the development proposal. 
 

7. Representations 
 
7.1  No letters of representation received. 
 
8. Planning Assessment  
 
8.1  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. 
 
8.2 Development Plan: North Lanarkshire Local Plan: The site falls within an area covered by Policy EDI 

1A1 (Existing Industrial and Business Areas) which states that the Council will support the continuing 
industrial and business character of existing industrial and business areas. The proposal seeks to 
bring back into use a unit that has been vacant for some time. In physical terms the unit forms part of 
a much bigger industrial/business area. In assessment against the relevant policy, the proposed 
change of use from business and industry unit to a Personal Training and Remedial & Sports 
Massage facility is considered, in this instance, to be an appropriate departure that would not 



adversely impact on the wider industrial location. It is considered that the proposal will not detract 
from the industrial function of the application site or the surrounding area due to the number of 
similarly sized industrial units still available. In this particular industrial estate, there is a good range 
of industrial units and within this building there are a number of other office units so the loss of one 
smaller unit to a non-industrial use is not considered to be a particular concern. The potential 
physical amenity impact of the proposal on neighbouring properties is also deemed to be acceptable 
due to the nature of the proposed and established uses. In this respect, the application is considered 
to be an acceptable departure from policy.   

 
8.3 The North Lanarkshire Local Plan 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 scale and nature of the development, 
the proposal raises no issues with regards to Policies DSP 1, DSP2, and DSP3. 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, integration into the local area, impact on traffic circulation and local roads 
network and avoiding harm to the neighbouring amenity. When assessed against the terms of policy 
DSP4 (Quality of Development), it is considered that the re-use of the vacant industrial unit can be 
integrated successfully into the surrounding area without detriment to the amenity of the existing 
industrial and business area. Furthermore, sufficient infrastructure such as parking, access and 
turning areas are in place to ensure that the proposed use can be carried out and will be compatible 
with the wider industrial uses in the area. 

8.4 With regards to the proposals effect on local amenity, I can confirm that the wider industrial estate 
currently boasts a gym, Elite Fitness, and two dance academies, Movement Dance Academy and 
Taylor Irish Dance and, as such, the proposed business type shall not appear incongruous within the 
wider industrial estate.  Due to the nature and operating hours and the proliferation of parking in the 
immediate vicinity, the proposed Personal Training and Remedial & Sports Massage facility is 
considered to be acceptable as its impact will not detrimentally affect the character of this wider 
industrial area or the residential properties opposite.  

 
8.5 In planning terms, the potential impact of the proposed Personal Training and Remedial & Sports 

Massage facility on the industrial area are assessed in detail above and on balance are considered 
to be acceptable. It is noted that, in this industrial estate, there is no shortage of similar industrial 
units and given the use, an industrial unit is considered to be appropriate. It is considered that this 
carries some weight in the assessment of this application, taking into account the special 
circumstances and availability of industrial units elsewhere.  

 
9. Conclusion 
 
9.1  The proposed Personal Training and Remedial & Sports Massage facility is considered acceptable in 

terms of the criteria set out in the relevant policies contained within the North Lanarkshire Local Plan. 
The proposed development is unlikely to significantly adversely affect the surrounding residential, 
industrial and business areas. Accordingly it is recommended that planning permission be granted. 
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Proposed Conditions:- 
 
 1. That the development hereby permitted shall be carried out strictly in accordance with the approved 

details submitted as part of the application and no change to those details shall be made without prior 
written approval of the Planning Authority. 

 
 Reason: To clarify the drawings on which this approval of permission is founded. 
 
2. No development (other than site investigations) shall take place until such time as an invasive site 

investigation to confirm the precise locations of historic mine entries on or affecting the site has been 
carried out by a suitably qualified person, and a plan showing the findings of this survey (including the 
zones of influence of the mine entries) overlaid onto the proposed layout has been submitted to and 
approved in writing by the Planning Authority in consultation with the Coal Authority.  Any 
consequential changes to the layout arising from this shall similarly be submitted and approved, and 
the proposed development shall thereafter be implemented in accordance with the approved details. 

 
 Reason: In the interests of public safety and to ensure that the development is not affected by historic 

coal mining features. 
 
3. Notwithstanding the details shown on the approved plans, an amended layout plan showing retention 

of the existing hedgerows / tree belts fronting Stirling Road and Dykehead Road and any consequent 
modifications to footpath alignments etc. shall be submitted to and approved in writing by the Planning 
Authority prior to any development commencing.  The development shall thereafter be implemented in 
accordance with these plans, retaining all trees and shrubs marked for retention unless otherwise 
approved by the Planning Authority. 

 
 Reason:  In order to retain existing trees and shrubs which contribute to the appearance of the site 

and provide a wildlife habitat. 
 
4. No dwelling shall be occupied until such time as details have been submitted to and approved in 

writing by the Planning Authority of the following: 
a) Written confirmation of the transfer of £300,000 from NLC Housing to NLC Play Services to 

be utilised for the upgrading of sports pitches at Airdrie Leisure Centre in accordance with 
the submitted sports pitch strategy; and 

b) Arrangements for provision or upgrading of a suitable children’s equipped play area in the 
vicinity of the site, including the details of a suitable contributing towards the cost of this to 
be made by NLC Housing to NLC Play Services. 

 
 Reason: In order to ensure that adequate and timely provision is made for replacement playing fields 

and suitable play facilities. 
 
 5. That BEFORE the development hereby permitted starts, full details of the facing materials to be used 

on all external walls and roofs shall be submitted to, and approved in writing by the Planning Authority 
and the development shall be implemented in accordance with the details approved under the terms of 
this condition. 

 
 Reason: To enable the Planning Authority to consider these aspects, in order to ensure that materials 

are visually acceptable in a local context. 
 
 6. That before the development hereby permitted commences, the design, location and finishing 

materials for the fences and gates shall be submitted to, and approved in writing by the Planning 
Authority. Thereafter all fences, gates and walls shall be erected in accordance with the details 
approved under the terms of this condition, unless agreed otherwise in writing by the Planning 
Authority. 

 
 Reason: To enable the Planning Authority to consider these aspects in detail. 
 
7. That before the development hereby permitted starts, a scheme of landscaping shall be submitted to, 

and approved in writing by the Planning Authority, and it shall include:-  
 

(a) Details of any earth moulding and hard landscaping, boundary treatment, grass seeding and 
turfing; 



(b) A scheme of tree and shrub planting, incorporating details of the location, number, variety and size 
of trees and shrubs to be planted; in particular this should include a detailed scheme of 
biodiversity enhancement, seasonal shrub planting and trees within and bordering the SUDS 
facility and the site entrance.  

(c) Tree planting proposals. 
(d) A detailed timetable for all landscaping works within the site and shall set out that the works be 

carried out contemporaneously with the development of the site. 
 
 Reason: To enable the Planning Authority to consider these aspects. 
 
 8. That all works included in the scheme of landscaping and planting, approved under the terms of 

condition 7 above, shall be completed in accordance with the approved timetable, and any trees, 
shrubs, or areas of grass which die, are removed, damaged, or become diseased, within two years of 
the full occupation of the development hereby permitted, shall be replaced within the following year 
with others of a similar size and species. 

 
Reason: To ensure the implementation of the landscaping scheme in the interest of amenity. 

 
 9. No development until full details of the proposed means of surface drainage (which shall be designed 

in accordance with Sustainable Urban Drainage Systems principles) have been submitted to and 
approved in writing by the Planning Authority.  The approved drainage infrastructure shall thereafter be 
implemented as approved. 

 
 Reason: To enable the Planning Authority to consider these aspects in detail. 
 
 10. That before the development hereby permitted starts, unless otherwise agreed in writing with the 

Planning Authority, full details of the design and finish materials to be used in the construction of the 
streets, footways, junctions, parking courtyards and driveways, shall be submitted to and approved in 
writing by the Planning Authority. 

 
 Reason: In the interests of amenity and design by ensuring that the materials are appropriate for the 

site. 
 
11. That before any works of any description start on the application site, unless otherwise agreed in 

writing with the Planning Authority, a comprehensive site investigation report shall be submitted to and 
for the approval of the Planning Authority. The investigation must be carried out in accordance with 
current best practice advice such as BS10175: ‘The Investigation of Potentially Contaminated Sites’ or 
CLR 11. The report must include a site specific risk assessment of all relevant pollutant linkages and a 
conceptual site model. Depending on the results of the investigation, a Detailed Remediation Strategy 
may be required. 

 
Reason: To establish whether or not site decontamination is required in the interests of the amenity 
and wellbeing of future residents of the site. 

 
12. That any remediation works identified by the report agreed in terms of Condition 11 above 

shall be carried out in accordance with an implementation timetable.  This timetable shall be 
agreed in writing with the Planning Authority before any works start on site.  No individual 
dwelling or flat shall be occupied until a certificate (signed by a chartered Environmental 
Engineer) has been submitted to the Planning Authority confirming that any remediation 
works have been carried out in accordance with the agreed Remediation Strategy. 

 
 Reason: To ensure that any remediation identified has been implemented in the interests of the 

amenity and wellbeing of future residents. 
 
 13. That prior to the commencement of development an amended scheme of acoustic mitigation works 

shall be submitted to and approved in writing by the Planning Authority.  Such scheme shall 
incorporate: 
a) Those mitigation measures detailed in the submitted noise impact assessment (WSP July 

2020); 
 b) The addition of 2m high boundary fences for plots 26-46 and 150; and 

c) Such changes to the aforementioned mitigation measures as may be appropriate in the light 



of the retention of existing trees / hedgerows as detailed by condition 3 above. 
 The approved scheme of acoustic mitigation shall thereafter be implemented in accordance with the 

approved details. 
 
 Reason: To ensure adequate noise mitigation measures in the interests of residential amenity. 
 
 14. That before the residential properties are brought into use written confirmation from a suitably qualified 

person with Membership of the Institute of Acoustics shall be submitted to and approved in writing by 
the Planning Authority, to confirm that the noise mitigation measures approved in relation to glazing 
requirements and venting as per the approved acoustic mitigation plan in terms of condition 13 above 
have been implemented as per approved details. 

 
Reason: To ensure adequate noise mitigation measures in the interests of residential amenity. 

 
15. No development other than site investigation works shall take place within the development area until 

the developer has secured the implementation of a programme of archaeological work in accordance 
with a Written Scheme of Investigation which has been submitted by the applicant, agreed by the local 
Archaeology Service and approved by the Planning Authority. 

 
Reason: To ensure that any features of archaeological significance are identified prior to development 
taking place. 
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The Coal Authority, response dated 22 June 2020  
Scottish Environment Protection Agency, response dated 22 May 2020 
Scottish Water, response dated 12 May 2020  
SportScotland, response dated 4 May 2020  
 
 
Contact Information: 
 
Any person wishing to inspect these documents should contact Mr Keith Bathgate at 
esplanning@northlan.gov.uk   . 
 
 
Report Date: 
 
7th August 2020



APPLICATION NO. 20/00418/FUL 
 
REPORT 
 
1. Site Description 
 
1.1 The application site comprises two adjacent areas of land totalling 5.25ha within the north of Airdrie.  

The larger site is partially occupied by three eight-storey blocks of 1960s high-rise flats an 
associated single-storey concierge building and parking areas, and partially by two disused grass 
football pitches (one unmarked, the other lined out and with goal posts but not maintained).  The flats 
are empty and awaiting demolition.  There are mature hedgerows comprising lines of medium-sized 
trees along parts of the Stirling Road and Dykehead Road frontages.  The second, much smaller, 
site is on the opposite side of Thrashbush Road from the high flats, and is currently a parking area 
and grass open space with several mature trees, crossed by footpaths.  The surrounding area is 
predominantly residential, and it is bordered by two-storey houses on Ferguson Way, Thrashbush 
Road and Thrashbush Quadrant to the south and by similar housing at Linkwood Road and 
Tobermory Gardens on the opposite site of Dykehead Road to the north.  To the west and north-
west are a further area of open space and part of St Joseph’s Cemetery, while to the east is Stirling 
Road (A73) with bungalows and commercial premises opposite.  The site is relatively flat although 
the prevailing landform falls to the south and the football pitch area has been built-up somewhat to 
provide a level surface, with the result that there is a steep slope down to the houses on Ferguson 
Way at this edge of the site. 

 
2. Proposed Development 
 
2.1 Planning permission is sought for the redevelopment of the site as 150 residential properties, 

comprising 1- and 2-bedroom cottage flats, 2-, 3- and 4-bedroom terraced or semi-detached houses, 
and 2- and 3-bedroom semi-detached bungalows.  The bungalows and some ground floor flats 
would be designed to be fully wheelchair accessible, and all of the units would be provided by North 
Lanarkshire Council as social housing for rent.   Apart from the single-storey bungalows all buildings 
would be two-storey, and each property would have its own front and rear garden space.  Details of 
finishing materials would be submitted as a condition of any permission, but it is anticipated that they 
would be finished in a mixture of facing brick and render, with concrete roof tiles. 

 
2.2 The majority (139) of the new homes would be built on the site east of Thashbush Road, and all of 

these would use a new vehicular access from the existing Dykehead Road/Broompark Crescent 
roundabout. Pedestrian accesses would also be provided onto Thrashbush Road, Dykehead Road 
and (by connection to an existing footpath) Stirling Road. The street layout within the site would 
consist of two loops (one on either side of the access), and the layout has been designed to 
incorporate ‘Designing Streets’ features to limit traffic speeds and provide an attractive residential 
environment.  Most of the streets in this part of the site would be shared surfaces, and whilst some 
properties would use shared parking courts most would have private driveways.  The balance of the 
development (11 units) would be on the smaller site between Thrashbush Road and Thrashbush 
Quadrant, and these properties would be orientated to face onto the existing with driveway parking in 
their front gardens. 

 
2.3 The proposal includes landscaped areas along most of the Dykehead Road and Stirling Road 

frontages, and whilst no new play facility would be provided within the site it is intended that a 
contribution would be made to upgrading of off-site play facilities nearby.  Along that part of the 
southern edge of the site where there is the levels difference with the neighbouring houses, the 
proposed new houses would be set back from the boundary and would be orientated with the gables 
facing the existing houses to minimise overlooking.  The slope between the new and existing houses 
would be landscaped with some new planting to provide further screening, although further to the 
west (where the difference in levels is less significant) the new houses would be closer to the 
boundary and atop a retaining wall of up to 2.4m in height at its highest point.  Surface water 
drainage is to be by way of Sustainable Urban Drainage Systems. 

 
3. Applicant’s Supporting Information 
 
3.1 The following documents have been submitted in support of the application: 
 



 Pre-Application Consultation (PAC) Report; 
 Design and Access Statement; 
 Contaminated Land & Geotechnical Assessment; 
 Geo-Environmental Preliminary Risk Assessment; 
 Transport Statement; 
 Flood Risk Statement; 
 Ecology Survey; 
 Air Quality Statement; 
 Coal Mining Risk Assessment; 
 Sports Pitch Statement 

 
4. Site History 
 
4.1 Other than minor development associated with the existing high flats there is no recent planning 

history. 
 
5. Development Plan 
 
5.1 The proposal does not raise any strategic issues in terms of the Clydeplan Strategic Development 

Plan 2017.  The proposal is for housing on brownfield land within the urban area and is consistent 
with Clydeplan’s Spatial Development Strategy. 

  
5.2 The North Lanarkshire Local Plan 2012 designates the western half of the site (the high flats and the 

open space to their north and west) as being within a Residential Area, where policy HCF 1 A 
applies.  The eastern half of the site (the football pitches) is designated as a Community Facility, 
where policy HCF 1 B applies.  Policy HCF 1 A seeks to protect residential amenity by preventing 
inappropriate development within primarily residential areas.  Policy HCF 1 B seeks to maintain 
community wellbeing in residential areas by protecting community facilities, town parks and 
community parks where these are shown on the proposals map.  Playing fields and sports pitches 
should not be redeveloped except in limited circumstances, including where the playing field to be 
lost would be replaced by a suitable new playing field or by the upgrading of an existing playing field 
to provide a better quality facility wither within the site or at another convenient location which 
maintains or improves the overall playing field capacity in the area. 

 
5.3 Policies DSP 1 to DSP 4 are applicable to all development proposals, however as the proposal is for 

residential development within the urban area policies DSP 1 and DSP 2 are not directly relevant.  
Policy DSP 3 requires that where development would place additional demands on community 
facilities or infrastructure the developer should make appropriate contributions towards the cost of 
providing or improving these.  Policy DSP 4 requires a high standard of site planning and sustainable 
design. 

   
6.        Consultations 
 
6.1 NLC Greenspace and Landscape Services both recommend retention of selected mature trees from 

the Dykehead Road frontage and of existing planting belt on the Stirling Road frontage. 
 
6.2 NLC Protective Services has no objection to the proposal subject to various noise mitigation 

measures relating to traffic noise from Stirling Road. Comments in relation to the site investigation 
and air quality impact assessment were awaited at the time of writing. 

 
6.3 NLC Traffic & Transportation have no objection to the proposal subject to roads and parking being 

constructed in accordance with the Council’s road development standards. 
 
6.4 The Council’s Archaeology advisor recommend a condition requiring a scheme of archaeological 

investigation as parts of the site appear not to have previously been built on and therefore may 
contain unknown archaeological features. 

 
6.5 The Coal Authority has no objection subject to a condition requiring an invasive site investigation to 

confirm the precise location of historic mine entries on the site and the submission and approval of 
plans showings these locations, their appropriate zones of influence and any modifications to the 



layout which may arise from these. 
 
6.6 Scottish Environment Protection Agency has no objection to the proposal but has provided 

comments and advice for the applicant in relation to flood risk, drainage and air quality. 
 
6.7 Scottish Water has no objection to the proposal but notes that surface water disposal will require to 

be by way of Sustainable Urban Drainage Systems. 
 
6.8 SportScotland has no objection to the proposal subject to the proposed provision of an additional 3G 

football pitch at Airdrie Leisure Centre to offset the loss of the existing grass pitches. 
 
7. Representations 
 
7.1 One representation has been received from a neighbouring resident who objects to the proximity of 

the new houses to existing houses on Ferguson Way, due to concerns about noise, overshadowing 
and overlooking.  This objection appears to arise from a misunderstanding of the neighbour 
notification letter (which refers to the statutory requirement to notify neighbours within 20m of the 
application site, but which the objector has interpreted as meaning that the nearest houses would be 
within 20m of her own house rather than the 30m which she had been told during pre-application 
consultation).  The distance between the relevant buildings would in fact be 30m. 

 
7.2 Statutory pre-application consultation with the local community took place and a Pre-Application 

Consultation Report has been provided setting out the comments received.  These generally 
focussed on traffic issues, play area provision, and the need to avoid overlooking of properties on 
Ferguson Way. 

 
8. Planning Assessment  
 

Development Plan 
8.1 Applications are required to be determined in accordance with the policies of the development plan 

unless material considerations indicate otherwise.  This proposal raises no issues of a strategic 
nature and can therefore be assessed in terms of relevant North Lanarkshire Local Plan (NLLP) 
policies. The site is partly covered by local plan planning policy HCF1 A (Residential Areas) and 
partly by HCF 1 B (Community Facilities), whilst policies DSP 3 (Impact of Development) and DSP 4 
(Quality of Development) are also relevant. 

 
8.2 The redevelopment of the western half of the site, which is designated as a Residential Area, is 

consistent with policy HCF 1 A.  Neighbouring areas which previously also contained 1960s flats 
have already been redeveloped as low rise housing, and this proposal would complete that process.  
The eastern half of the site contains former sports pitches which are designated as a Community 
Facility, and where policy HCF 1 B presumes against development.  However, this is qualified by an 
acceptance that playing fields may be redeveloped in limited circumstances including where they 
would be replaced by a new or upgraded facility or equal or better quality.  This issue is discussed in 
paragraph 8.4 below, but it is concluded that the exception would apply in this case and that under 
the circumstances of this application the development of this land would not conflict with policy HCF 
1 B. 

 
8.3 In this case the 150 houses would replace 138 flats so the additional demands on local facilities and 

infrastructure would be limited, and as the developer would be the Council itself it is not necessary to 
seek a developer contribution towards other council services.  The proposal is therefore consistent 
with policy DSP 3.  The quality of the design and layout is discussed below but subject to various 
amendments which can be addressed by conditions it is considered to be appropriate and thus 
consistent with policy DSP 4. 

 
 Sports Pitches, Open Space and Play Facilities 
8.4 A sports pitch statement provided in support of the application confirms that the two football pitches 

as surplus to requirements in the Council’s Playing Field Strategy.  Apart from routine grass cutting 
along with adjoining amenity areas they have not been maintained for the last two years, prior to 
which time the unmarked pitch was already unsuitable for use due to major drainage problems.  The 
other pitch had been available for bookings but its use was limited by the absence of any changing 
facilities.  It was therefore decided to close these pitches and replace them with improved facilities at 
Airdrie Leisure Centre.  Discussions with SportScotland confirmed that this would be acceptable 



subject to a payment of £300,000 (i.e. £150,000 for each of the pitches being replaced) towards the 
provision of an additional full-sized 3G football pitch.  As this would involve a transfer of money 
between two Council departments a legal agreement would not be necessary and the matter can be 
controlled by a condition. 

 
8.5 Although this area was historically bookable football pitches, it was likely used for informal play and 

amenity purposes as well.  However, the provision of generous areas of open space close to high-
rise flats was a characteristic of such development intended to offset the lack of private gardens, and 
now that the area is to be redeveloped for low rise housing with gardens the rationale for retaining 
such a large amenity space is reduced, especially when it has recently become redundant as formal 
sports pitches.  Other sizeable areas of grass amenity space are also available in the local area.  
Under the circumstances it is considered that the loss of amenity arising from the redevelopment of 
this open space would be limited, and would be outweighed by the benefit of providing high quality 
new homes for rent. 

 
8.6 The proposal would not provide a play area on the site, but the applicant expects to provide a 

contribution towards upgrading of an off-site facility in the area (this being preferable to a 
proliferation of small facilities).  The details of this arrangement have yet to be agreed, but as with 
the playing field contribution it will also involve a transfer of money between Council services and 
therefore does not require a legal agreement.  A condition can be attached requiring details of these 
arrangements and the location of the facility to be upgraded. 

 
8.7 There is a small play area located next to Ferguson Way immediately to the south of the site, but this 

is privately owned by the residents and does not appear to be maintained.  At the pre-application 
consultation stage some residents are understood to have asked that the Council adopt this play 
area so as to allow it to be maintained and used by all local residents, but this would require the 
agreement of all of the existing owners and is unlikely to be possible. 

 
 Design Principles 
8.8 The applicant has submitted a Design and Access Statement which indicates that the development 

was designed to meet the requirement of a design brief prepared by the applicant following pre-
application consultations with the Council’s Planning and Transportation Services, whilst delivering a 
preferred mix of houses drawn from the Housing Service’s standard types.  Specific requirements of 
the design brief included the use of the Dykehead Road / Broompark Drive roundabout as the main 
access, with the road layout within the main part of the site forming a loop or loops, compliance with 
Council roads development standards on junction spacing, driveway accesses etc.  The layout was 
to be designed to embrace ‘Designing Streets’ principles, and houses should be designed to provide 
high quality boundary treatments, landscaping and architectural detailing to ensure a strong frontage 
to the internal loop streets, while materials should reflect the materials found in other modern houses 
in the vicinity.  The development was required to provide a buffer along the edge of the A82 which 
should incorporate a continuation of the footpath network which exists to the south of the site, and 
convenient pedestrian links to bus stops on Dykehead Road should be provided.  The comments 
received from local people during the pre-application consultation exercise were also considered, 
notably in respect of avoiding overlooking, and the need to avoid former mine entries on the site was 
an important technical requirement. Five layouts were designed to satisfy these requirements, and 
the proposed layout emerged as the preferred option following consultations with the Roads Service.  
The layout also has the advantage of retaining most of the existing mature trees on the westernmost 
part of the site. 

 
8.9 Various architectural treatments were examined by the applicant’s design team, with a preference for 

an understated design with a limited palette of materials being preferred. Due to the lack of 
architectural cohesion in the surrounding area, it is felt that it would be beneficial to the area to allow 
the level changes within the site and the variety of house types being employed to create the visual 
interest required. High quality facing brick located on the front elevations is proposed across the site.  
The selected facing brick will be complimented with off white rendered panels in selected locations to 
create contrast, relief and interest. This approach has been selected because of its ability to:  
 
 Create variety and individuality in street using skilful arrangement of the house types 

into appropriate groupings; 
 Emulate the Traditional character in the surrounding streets in a contemporary way; 
 Create interest without clutter; 



 Minimise future maintenance; 
 Ensure all dormers, porches etc. have pitched roofs as per brief; 
 ‘Turn Corners’ with dual aspects where necessary; 
 Create interest with the geometry rather than with ‘add ons’; 
 Create a private rather than public ‘feel’. Tenure blind design; and 
 Create a “Sense of Place” within the development.  

 
8.10 In general it is considered that this design approach has resulted in a satisfactory layout which would 

create a safe, inclusive, convenient and welcoming development in accordance with the 
requirements of Policy DSP 4.  However, whilst the current proposal retains mature trees towards 
the west end of the site the plans do not include retention of the existing large hedgerows fronting 
Stirling Road and Dykehead Road in the vicinity of the football pitch area, and it is considered that 
these are an attractive feature which also provide wildlife habitats, and that they should be retained 
insofar as possible.  The retention of these hedgerows is compatible with the landscaping proposals 
and would not require alterations to the housing layout.  This may necessitate some changes to the 
layout of the footpath which is proposed parallel to Stirling Road.  The applicant has agreed to retain 
these hedges and the matter can be controlled by a condition.   

 
Residential Amenity 

8.11 The site borders existing houses to the south, and in parts of the site there is a significant levels 
difference due to the made ground within the football pitch area.  The proposed layout would avoid 
overlooking of the neighbouring properties by orientating the houses positioned on the higher ground 
with their gables towards the existing houses, thus avoiding having significant facing windows 
looking towards existing rear elevations.  On other parts of the site window to window separation 
distances are also met, and the replacement of the existing high flats will obviously serve to reduce 
overlooking of gardens in the surrounding area.  The site is to the north of all of the existing houses 
which it immediately borders, and is separated from other housing by existing wide roads, so there is 
no likelihood of any overshadowing of existing property.  Whereas the proposal will give rise to 
traffic, this would not be significantly greater than that which previously arose from the high flats.  
Overall, it is considered that the proposal would have an acceptable impact on the amenity of 
neighbouring residents.  

 
 Technical Consultations 
8.12 The site includes historic coal mining features and a coal mining risk assessment has been provided, 

however invasive site investigations to confirm the precise location of these features has not yet 
been undertaken, in part because of delays arising from the coronavirus lockdown.  Slight changes 
to the position of these features could impact upon the layout because of the wider zones of 
influence around them which need to be kept clear of development, and it would have been 
preferable to have this information prior to planning permission being granted, however following 
consultation with the Coal Authority it has been agreed that under the circumstances the matter can 
be addressed by a condition. 

 
8.13 The site is next to Stirling Road (A73) and also Dykehead Road (a busy local distributor) and it is 

therefore affected by traffic noise.  A noise impact assessment has been provided which details 
various mitigation measures to limit noise levels in houses bordering these roads, although 
Protective Services (Environmental Health) have commented that fence heights should also be 
increased slightly at several plots in order to satisfy noise standards.  The retention of the hedgerows 
discussed in paragraph 8.10 above would also help to screen traffic noise. This matter can be 
addressed by a condition. 

 
8.14 Protective Services had not yet provided detailed comments on the submitted contaminated land 

and air quality impact information at the time of writing, however it is anticipated that these will be 
addressed by standard conditions, and any changes to these following receipt of detailed comments 
will be intimated to the Committee. 

 
8.15 An archaeological investigation has been recommended because parts of the site appear from 

historic mapping evidence not to have been previously built upon.  There is some made ground on 
the site, to level off the football pitch area, which may limit the scope for archaeological 
investigations in this part of the site. Nevertheless, archaeological investigations would be possible 
on other parts of the site and this can be required by a condition. 

 



9. Conclusions 
 
9.1 The proposed development is acceptable in terms of its impact upon the site and the surrounding 

residential area. It would complete the removal of the 1960s high rise flats in this area and their 
replacement with modern family houses with private gardens.  The loss of the disused football 
pitches is considered to be acceptable due to the planned contributions towards improved facilities at 
Airdrie Leisure Centre, and towards off-site children’s play facilities.  The development can be 
accommodated within the site without detriment to the amenity of neighbours, and subject to various 
conditions all technical matters can be addressed.  A change to the design to retain more of the 
existing trees / hedgerows can also be secured by condition, and subject to this alteration the 
proposal is considered to provide a suitably high quality of development. The proposed development 
therefore meets the criteria set out in the development policies contained within the North 
Lanarkshire Local Plan, and there are no material considerations that would merit refusal of this 
application. Accordingly, it is recommended that planning permission be granted. 
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Proposed Conditions: 
 

1. That the development hereby permitted shall be carried out strictly in accordance with the approved 
details submitted as part of the application and no change to those details shall be made without 
prior written approval of the Planning Authority. 

 
Reason: To clarify the drawings on which this approval of permission is founded. 

 
2. That permission to use the converted garage for business purposes shall ensure solely for the 

benefit of Joanne McGarrie as a hair salon business only and she should remain the only practitioner 
of the business, unless otherwise agreed in writing by the Planning Authority. 

 
Reason:  To enable the Planning Authority to retain effective control, in order to the residential 
amenity of the area. 

 
3. The hair salon business will operate Wednesday, Thursday, Friday and Saturday between 9am to 

5pm, unless otherwise agreed in writing by the Planning Authority. 
 
Reason:  To regulate the business and to ensure the residential amenity of the area. 

 
4. The salon shall operate on an appointment only basis and unless otherwise agreed in writing by the 

planning authority with only one client at a time 
 

Reason:  To enable the Planning Authority to retain effective control, in order to the residential 
amenity of the area.  
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None required.  
 
 
Contact Information: 
 
Ms Aisling Divin at esplanning@northlan.gov.uk 
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APPLICATION NO. 20/00475/FUL 
 
REPORT 
 
1. Site Description  

 
1.1 The application site is a two-storey detached dwelling located within an established residential area 

of Cumbernauld. The site is bounded by similar dwellings to all sides. The existing dwelling is 
finished in roughcast render, facing brick, concrete roof tiles with upcv windows and doors. 

 
2. Proposed Development  

 
2.1 Retrospective permission is sought for part change of use within a garage conversion to form a hair 

salon. Whilst the business is not understood to be operational the physical works have been 
completed to change the garage to a room. 

 
3. Applicant’s Supporting Information 
 
3.1 The applicant has shared information on the proposed business. The applicant has confirmed the 

following: 
 
 Hours of operation would be: Wednesday, Thursday, Friday and Saturday between 

9am – 5pm.  
 The applicant will be working independently 
 The application site can accommodate 3 off street parking spaces 
 The applicant will not have any signage or advertisements at the premises.  

 
4. Site History 
 

 05/00820/OUT 2 Residential Developments (4.8 & 6.1 ha), Retail/Commercial Development (3.4 
ha) and Assembly/Leisure Development (3.4. ha)  

 06/01792/REM Construction of 69 Dwellinghouses  
 
5. Development Plan 
 

 HCF 1A – Residential Amenity 
 DSP 4 – Quality of Development  
 

6. Consultations 
 

None required  
 

7. Representations 
 

7.1 Following standard neighbour notification procedures 9 letters of representation were received. It is 
noted that 6 of these letters were to object to the proposal and 3 letters received were in support 
(one of which was received after the public consultation period had ended).  The objections raised 
can be fairly summarised as follows: 
 

 Appearance 
 Drawings not reflecting the proposal 
 Increase Traffic 
 Title Deeds  
 Road Safety  
 Impact on Parking 
 Ventilation 
 Light Pollution 
 Need for this business to operate from a dwellinghouse 
 Privacy 
 Hours of Operation 



 Set a Precedent 
 Value of Future Sale 
 Number of Employees 
 Changing the proposal to another type of business without requiring Planning Permission 
 Works already completed 
 Clients of the business smoking outside 

 
7.2 The supporting comments can be summarised as follows: 
 

 The proposal would benefit the local area and local community 
 The appearance has improved and brought character to the estate 
 Privacy will not be impacted 
 Great Transport links nearby and within walking distance to future clients 
 Follows government guidelines  
 Adequate parking provided on site 
 Existing clients walk to current salon which is further away 
 No clients will smoke at the front of the property 
 Bathroom facilities are located at the back of the property 

 
8. Planning Assessment  

 
8.1 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. The application raises no strategic issues and can be assessed against the local plan. 
 

8.2 The application site is designated under policy HCF 1A (Residential Areas) in the North Lanarkshire 
Local Plan (2012). Policy DSP 4 (Quality of Development) also applies. Policy HCF 1A indicates 
there is a presumption against developments detrimental to residential amenity in primarily 
residential areas. The policy refers to developments of an ancillary nature may be acceptable subject 
to impact on residential amenity and provision for servicing and parking. The garage conversion 
constitutes as permitted development and will not be formally assessed as part of this planning 
application. The element of one room being used as a hair salon is not of itself, considered to be 
significant due to the minor scale of the proposal in relation to the size of the house. However, 
permission is sought to operate a hair salon business from a domestic property between the hours of 
9am-5pm on Wednesday, Thursday, Friday and Saturday during the week. It is acknowledged that it 
is unlikely that the business would operate entirely throughout this period and hours of operation are 
not classed as unsociable. The applicant has confirmed that they will be working independently and 
this is demonstrated within the proposed floor plan as it shows one sink and one chair. The 
application site accommodates 3 off street parking spaces which is considered acceptable parking 
given that the hairdresser will only be able to work with one client at a time. Furthermore, the 
application site is located in between 2 lay-bys which offers public parking spaces within the area. It 
is, therefore, considered that the proposed part use of a hair salon will not result in an unacceptable 
loss of residential amenity. 
 

8.3 The NLLP also requires developments be assessed against policies DSP1 (Amount of 
Development), DSP2 (Location of Development), DSP3 (Impact of Development) and DSP4 (Quality 
of Development). Given the scale and nature of the development DSP1, DSP2 and DSP3 are not 
relevant in this instance. 

 
8.4 Policy DSP4 (Quality of Development) is relevant as it also seeks to ensure that developments do 

not have an adverse impact on neighbouring amenity and that access and parking arrangements are 
satisfactory. It is considered that the part change of use can be integrated successfully into the 
surrounding area without detriment to the amenity of the existing residential area. Furthermore 
sufficient infrastructure such as parking, access and turning areas are in place to ensure that the 
proposed use can be carried out and will be compatible to the wider uses in the area. Therefore the 
use of the garage conversion as a hair salon is considered acceptable and will not have a significant 
detrimental effect on the wider location. 

 
8.5 The matters raised in the letters of representation area addressed in turn below.  

 
Appearance  



 
It is acknowledged that the proposal introduces a fairly modern design to the front of the 
dwellinghouse however the conversion of the garage does in itself not require planning permission. 
This change constitutes as permitted development under Class 2B of the Town and Country 
Planning (General Permitted Development) (Scotland) Order 1992, as amended and therefore will 
not be formally assessed as part of this application.  
 
Drawings not reflecting the proposal 
 
The agent has provided plans to reflect the works which have already been carried out.  
 
Increase in Traffic 
 
The proposed hair salon is considered as low level activity, given that there will be one employee 
and the clients arrive via appointment. Therefore it is considered that the proposal would not 
increase traffic to a degree that would warrant refusal of the application in this instance.  
 
Title Deeds 
 
One objection mentions that the Title Deeds do not permit dwellinghouses within this estate to be 
used as a business. This is not considered as a material planning consideration and would be 
considered a legal matter which falls outwith the remit of this planning application.  
  
Road Safety  
 
It is noted that several comments received mentions road safety and the impact on children playing 
in the area. It is considered that the activity of the business is relatively low, as the proprietor of the 
dwellinghouse will be working independently and on an appointment only basis. This is considered to 
have a minimal impact on the traffic within the residential area, therefore no road safety issues or 
impact on child’s safety or playing areas should arise from this proposal. 
 
Impact on Parking 
 
As stated above the activity of the proposed hair salon is considered to be low level. The application 
site accommodates 3 off street parking spaces. It is also acknowledged that the application site is 
close to two lay-by parking spaces which accommodates public parking for the area.  
 
Ventilation 
 
The ventilation of the proposed business is not considered a material planning consideration this is 
not considered a material planning consideration however it may be of interest to Building 
Standards, which will be assessed through the building warrant process. 

 
Light Pollution 
 
Lighting from the converted garage would not generate any more than a residential unit. Given the 
distance from the proposal to the opposing neighbouring property (approx. 20m), lighting from the 
proposal will not have a significant effect on neighbouring properties. 
 
Need for this business to operate from a dwellinghouse 
 
The proposed business has been against the relevant policies and it is considered that the hair salon 
will not have a negative impact to the residential amenity or neighbouring properties.  



 
Privacy 
 
As stated above, the proposed development is a significant distance to the opposing neighbouring 
properties not to cause any privacy issues. 
 
Hours of Operation 
 
The applicant has confirmed their hours of operation, which are listed above in the supporting 
information. If planning permission was to be granted then the hours of operation are secured by a 
condition and the Planning Authority would need to be notified before any changes to these were 
made.  
 
Set a Precedent 
 
There are many types of small businesses that can be run from home and many do not require 
planning permission (child minding being a common one). Where planning permission is required 
each application is considered on its merits.  
 

             Value of Future Sale 
 

The potential sale of a property is not a material planning consideration. 
 

Number of Employees 
 
The applicant has confirmed they will be working independently within the salon. Again, if planning 
permission is granted then this will be secured by a condition. 
 
Changing the proposal to another type of business without requiring Planning Permission 
 
As mentioned above, there are certain small business which can operate from home. If this 
application is granted then there is a condition in place to secure that the business will only operate 
as a hair salon. As such to change to a different type of business would require a further planning 
permission. 
 
Works already completed 
 
This is not uncommon and we can assess an application in retrospect and to carry out the works 
before gaining planning permission is at the applicant's own risk. 

 
Clients of the business smoking outside 
 
This is not considered as a material planning consideration.  
 

9. Conclusions 
 

9.1 In conclusion, taking into account of the all circumstances relevant to this application, the proposed 
hair salon is considered acceptable. The proposed use can accommodated within the property 
without adversely affecting the residential amenity of neighbouring properties or residential character 
of the surrounding area, therefore complies with policy HCF1A (Residential Amenity) of the North 
Lanarkshire Local Plan 2012. Taking account of the provisions of the development plan and all other 
material considerations, it is recommended that permission be granted subject to conditions. 

 
 
 
 


