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Application No:

Proposed Development:

20/00360/PPP

Residential Development (in Principle)
Site Address:
Land to West of
Overtown Road
Waterloo
Wishaw

Date Registered: 31st March 2020
Applicant:
Intelligent Land Investments Group Plc
The Shires
33 Bothwell Rd
Hamilton
ML3 0AS

Agent:
Keppie Design
160 West Regent Street
Glasgow
G2 4RL

Application Level:
Major Application

Contrary to Development Plan:
Yes

Ward:
21 Wishaw
Bob Burgess, Angela Feeney, Fiona
Fotheringham, Jim Hume

Representations:
34 letters of representation received.

Recommendation:

Refuse

Reasoned Justification:
Although the application site is within an area which the adopted local plan designates as a
Community Growth Area (CGA) suitable for housing and related uses, the proposal does not
form part of a comprehensive plan for the development of the CGA as required by the relevant
local plan policy and supplementary planning guidance. Neither does the proposal comply
with the polycentric CGA approach contained in the emerging local development plan,
because the application site is within the Green Belt and is not one of the sites allocated for
housing as part of the new dispersed CGA following extensive stakeholder engagement. The
site is no longer part of the established housing land supply and does not meet the criteria for
acceptable additions to the housing land supply. The site is not a satisfactory extension to the
village of Overtown due to the barrier formed by the railway line and the site’s limited access
to public transport, and its development otherwise than as part of a comprehensive CGA
would lead to unplanned coalescence between Overtown and Waterloo. In addition, the
proposal would result in the loss of a sizeable area of broadleaf woodland which forms part of
the North Lanarkshire Green Network, and it is not considered that the circumstances of the
application would satisfy the requirement in local and national woodland policies that any
woodland removal achieve a clearly defined public benefit. It is considered that the rationale
for the inclusion of the site within a comprehensive CGA designation and for the removal of
the woodland in order to deliver a CGA development do not justify the development of the site
as a stand-alone housing development or removal of woodland to facilitate such a
development.
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Planning Application: 20/00360/PPP
Name (of applicant): Intelligent Land
Investments Group Plc
Site Address: Land To West Of
Overtown Road
Waterloo
Wishaw
Development: Residential Development
(in Principle)

Reasons for Refusal:1) The proposed development is contrary to policy HCF 2 B of the adopted North Lanarkshire Local
Plan 2012 and to the supplementary planning guidance contained in the South Wishaw Community
Growth Area Concept Statement 2010, in that the proposed development of the site would not form
part of a co-ordinated and masterplanned project for the development of the community growth area,
but rather would form a stand-alone housing site which would not contribute towards the delivery of
the wider CGA objectives.
2) The proposed development is contrary to policies DSP 1 and DSP 2 of the adopted North
Lanarkshire Local Plan 2012 as the site does not form part of the current housing land supply and it
has not been demonstrated that its development is necessary in terms of supply and demand, and
the site is not considered to satisfy the locational criteria for additions to the planned land supply set
out in policy DSP 2.
3) The proposed development is contrary to policy DSP 4 of the North Lanarkshire Local Plan as it has
not been demonstrated that the impact upon the local road network would be acceptable, taking
account of the cumulative impact of previously approved developments in the vicinity.
4) The proposed development is contrary to policy NBE 1 of the adopted North Lanarkshire Local Plan
2012 and to the woodland retention policies contained in Scottish Planning Policy, the Scottish
Government’s Control of Woodland Removal Policy and the Clydeplan Forestry and Woodland
Strategy, in that it would result in the loss of an area of woodland in circumstances where this would
not achieve a clearly defined public benefit.
5) The proposed development would be prejudicial to the housing policies and land allocations
contained in the emerging North Lanarkshire Local Development Plan (Final Proposed Plan), in
which the location and nature of the South Wishaw Community Growth Area has been significantly
changed following extensive engagement with stakeholders, and under the circumstances approval
of such an application would be inconsistent with the approach recommended in Scottish Planning
Policy.
6) The application is contrary to policies PP 4 and AD 4 of the emerging North Lanarkshire Local
Development Plan (Final Proposed Plan) in that the proposal would result in housing development
on a greenfield site within the Green Belt in circumstances which do not support an appropriate
Green Belt use, to the detriment of the character and amenity of the Green Belt.

Background Papers:
Consultation Responses:
The Coal Authority, response dated 21 May 2020
Network Rail, response dated 13 August 2020
NLC Education, response dated 22 April 2020
NLC Environmental Health, responses dated 4 August 2020 and 10 December 2020
NLC Greenspace, responses dated 15 April and 17 August 2020
NLC Landscape, response dated 28 April 2020
NLC Play Service, response dated 27 July 2020
NLC Traffic & Transportation, response dated 22 September 2020
Scottish Environment Protection Agency, response dated 13 July 2020
Scottish Forestry, response dated 22 July 2020
Scottish Power, response dated 2 November 2020
Scottish Water, response dated 18 August 2020
Contact Information:
Any person wishing to inspect these documents should contact Mr Keith Bathgate at
planningenquiry@northlan.gov.uk
Report Date:
11th February 2021

APPLICATION NO. 20/00360/PPP
REPORT
1.

Site Description

1.1

The application site comprises 7.6 hectares of undeveloped land on the west of side of A71
Overtown Road, between Overtown and Waterloo. The site is broadly rectangular in shape,
although its frontage onto Overtown Road is broken by a pair of existing cottages near the middle of
the site and by two more houses and the former Overtown Primary School (which is currently being
converted to 9 flats with 8 new-build houses). On the opposite (east) side of the road is woodland
and the car park of Overtown Bowling Club. To the south is the West Coast Main Line railway in a
cutting, with modern housing within Overtown village beyond, while to the north is the Wishaw
Branch railway line in another cutting with farmland beyond. To the east, the site backs onto a
disused railway alignment now used as a footpath, with more open land beyond. Some of the land
to the rear is currently subject to a pre-application consultation by the Council about development as
a new cemetery. The application site is relatively flat but falls gently from north to south. Most of the
site is covered in young trees which were planted as part of a woodland planting project, and two
footpaths cross the site connecting Overtown Road with the path network to the west of the site. A
high voltage electricity transmission line crosses the southern part of the site, with a pylon located in
its south-western corner, while in the north-western corner of the site there is a mobile telephone
mast and the foundations of some demolished buildings. Another pylon line skirts the site to the
west.

2.

Proposed Development

2.1

Planning permission in principle is sought for the development of the site for residential purposes.
Whilst there are no detailed proposals for the layout or design of the development, the applicant’s
supporting documents envisage about 4.5ha (60%) of the site being developed for around 150
dwellings. Vehicle access would be from the A71 Overtown Road, and the applicant anticipates that
this would comprise two junctions located near the north and centre of the site frontage serving an
internal loop through the new housing. Large parts of the site, including visual / noise buffers around
the perimeter of the site and the corridor beneath the electricity lines, would be retained as
landscaping / open space. The overhead lines would divide the new housing areas in two – the
majority of the new housing being to the north of the power lines, with a smaller pocket of housing at
the south of the site behind the former school. Pedestrian routes through and around the site would
be retained in roughly their existing positions. The new homes are expected to be private sector
housing for owner occupation.

3.

Applicant’s Supporting Information

3.1

The application includes the following supporting information:
 Pre-Application Consultation Report
 Planning Statement
 Air Quality Impact Assessment
 Coal Mining Risk Assessment
 Drainage Impact Assessment
 Preliminary Ecological Appraisal
 Geo-Environmental Desk Study
 Noise Impact Assessment
 Topographic Survey
 Transport Assessment
 Tree Survey

4.

Site History

4.1

Historic mapping shows that the north western corner of this site once contained a small forge
(apparently demolished prior to 1940), but the majority of the site has not previously been developed
and there have been no recent planning applications on the site.

5.
5.1

5.2

Development Plan
Clydeplan Strategic Development Plan 2017
Clydeplan Schedule 15 sets out core components of the spatial development strategy, and indicates
that designated Community Growth Areas (CGAs) are suitable for housing development and other
complementary uses. South Wishaw is one of thirteen CGAs which was acknowledged in National
Planning Framework 3, and the application site is within the CGA boundary in the adopted local plan.
As discussed below the emerging local development plan changes the location and form of the
South Wishaw CGA, however that is a site-specific rather than a strategic matter and Clydeplan’s
commitment to a South Wishaw CGA of some form remains. Although the extent to which the
proposal would contribute to the CGA is disputed, the development of the site for housing would be
broadly in accordance with the Clydeplan Spatial Development Strategy and therefore does not raise
any strategic planning policy issues.
North Lanarkshire Local Plan 2012
The site is within a significantly larger area designated as the South Wishaw CGA, where policy HCF
2 B (Locations for Medium-Term Housing Development) applies. This policy stated an intention that
a significant proportion of housing demand within the plan period be satisfied through planned urban
expansion within the designated Community Growth Areas, subject to the criteria set out in
supplementary planning guidance (including concept statements, strategic development frameworks
and masterplans) and to development not adversely affecting European-designated environmental
sites. The whole South Wishaw CGA had an indicative capacity of 900 houses over its 84.58
hectares, and in addition to housing the CGA was expected to include other facilities and
infrastructure such as the open space, schools and local services required to support the new
community.

5.3

Unlike the other two CGAs within North Lanarkshire, the South Wishaw CGA was not defined as a
Development Strategy Area Priority, and therefore policy DSAP 3 was not applicable. That policy
prioritised the development of strategic development frameworks, masterplans and concept
statements for the other two CGAs in North Lanarkshire, but such priority was not applied to South
Wishaw CGA because (notwithstanding its HCF 2 B designation) it was seen as a longer-term
development. Although a concept statement was prepared (see paragraph 8.4 below) serious
doubts as to the viability of the allocated site emerged, as a result of which neither a strategic
development framework or an overall masterplan was ever produced for the South Wishaw CGA,
and the location of the CGA was changed in the emerging Local Development Plan.

5.4

Development Strategy Policies DSP 1 to DSP 4 apply to all development proposals. Policy DSP 1
(Amount of Development) specifies that the Council will maintain an adequate Housing Land Supply,
and any additions to that land supply comprising more than 10 units on greenfield sites require to be
justified in terms of supply and demand. Policy DSP 2 (Location of Development) sets out locational
criteria for additions to planned land supplies. Policy DSP 3 (Impact of Development) requires that
the impact of development in terms of community facilities and infrastructure be addressed by
developer contributions where necessary. Policy DSP 4 (Quality of Development) requires that all
development be of an appropriately high standard of site planning and sustainable design. In
addition to these policies, policy NBE 1 (Protecting the Natural and Built Environment) is also
applicable as the site is currently woodland which forms part of the Green Network.

5.5

5.6

North Lanarkshire Local Development Plan (Final Proposed Plan)
The emerging local development plan (LDP) was submitted to the Scottish Ministers for examination
in August 2020. As the plan has not yet been adopted it is not part of the development plan, but
rather it is a material consideration. However, it is discussed in this section for convenience.
The South Wishaw CGA has not been carried forward into the emerging LDP, and instead almost all
of the former CGA (including the application site) is designated as part of the Green Belt. The
reasons for this change are discussed in paragraph 8.6 below. Policy PP 4 seeks to protect the
setting of communities and promote regeneration by designating the Green Belt, within which
development is restricted to specified classes of countryside or appropriate non-urban types. Policy
AD 4 indicates that housing development will only be supported in the Green Belt where it is needed
to support an appropriate Green Belt use. Policy CI requires appropriate developer contributions
where necessary to address infrastructure or public service issues arising from the proposal, whilst

policies EDQ 1 to EDQ 3 set out requirements for environmental and design quality. The site is also
within an area designated as a Green Network Improvement Opportunity, where policy PROM LOC
4 promotes the enhancement and development of the green network. Proposals affecting such
locations are required to satisfy the provisions of all relevant EDQ and PROT policies, including
PROT A which relates to natural environment and green network assets.
6.

Consultations

6.1

The Coal Authority notes that the site is within an area defined as having a high risk of historic coal
mining features, and parts of the site fall within an area where shallow mineworkings are probable.
The submitted coal risk assessment recognises these risks, and the Coal Authority has no objection
to the application subject to conditions requiring an intrusive site investigation and the approval and
implementation of an appropriate remediation scheme to address any coal mining legacy risks which
are identified.

6.2

Network Rail has no objection to the proposal subject to conditions in respect of fencing, drainage
and landscaping in the vicinities of the two railway lines bordering the site.

6.3

North Lanarkshire Council Education Service has requested a developer contribution of £574,473.04
(based on an assumed 150 houses) towards addressing capacity shortfalls at local schools.

6.4

North Lanarkshire Council Environmental Health Service has no objection to the proposal subject to
conditions relating to site investigation and remediation, noise impact, and control of construction
activities. They agree with the conclusions of the applicant’s air quality impact assessment that the
proposal would have no significant impact on local air quality. The noise impact assessment and
geo-environmental report both conclude that further supporting information would be necessary at
the detailed planning stage, and subject to some comments on the methodology for these the
Environmental Health service concurs with these conclusions and considers that the matters can be
addressed by conditions.

6.5

North Lanarkshire Council Greenspace Service concurs with the findings of the applicant’s
Preliminary Ecological Assessment and recommends that the biodiversity proposals contained in
that document are incorporated into any development. There are no known rights of way or core
paths within the site itself, although ‘right to roam’ would obviously be lost were the site to be
developed for housing. However, Greenspace do recommend that mitigation and compensatory
measures to address the loss of trees, including the provision of biodiversity-rich natural areas such
as woodland, ponds of wild flower meadows.

6.6

North Lanarkshire Council Landscape Service comment that as an application for permission in
principle it is difficult to assess its precise landscape impact, as this would be considered at the
approval of matters specified in conditions stage. Landscape proposals for the site should take
account of the overhead power lines and the telecommunications tower, and also any potential for
cumulative impacts arising from any other nearby developments. Detailed proposals should also
address Green Network improvement opportunities and the impact on the local path network.

6.7

North Lanarkshire Council Play Services indicate that a development of 150 dwellings should include
an equipped play area of at least 1000sq/m and constructed to the Council’s specification at a
convenient central location. Details of such a play area should be included in any future application
for approval of matters specified in conditions.

6.8

North Lanarkshire Council Roads and Transportation has indicated that further information is
required in respect of the traffic modelling, and recommend that the new junctions onto A71
Overtown Road should be roundabouts rather than priority junctions.

6.9

Scottish Environment Protection Agency has no objection to the application but has provided
comments on the air quality assessment methodology, and has recommended that the use of a
district heating system be employed in a new development of the proposed scale, in support of the
Scottish Government’s carbon reduction strategy.

6.10

Scottish Forestry objects to the application unless suitable compensatory woodland planting is
carried out to replace the trees which would be lost as a result of the development. The site is part
of a wider area which was subject to a Scottish Forestry Grant for woodland creation in 2006, and
the terms and conditions of that grant requires that the site remain as woodland until 2036. If the
woodland is lost without equivalent or greater compensatory planting, the landowner may be
required to repay the grant with interest.

6.11

Scottish Power Energy Networks has no objection to the proposal but notes that the site is crossed
by high voltage transmission lines and by an underground cable, which should be taken account of
in any detailed design.

6.12

Scottish Water has no objection to the proposal. There is currently sufficient water supply and foul
drainage capacity at this location, but all surface water disposal should be by way of Sustainable
Urban Drainage Systems (SUDS).

7.

Representations

7.1

A total of 34 representations received, from 33 individuals plus Overtown and Waterloo Community
Council. All of the representations object to the proposed development for a variety of reasons
which can be summarised as follows:

























Loss of trees/woodland area which should be retained for open space/nature conservation;
Loss of wildlife habitat including for deer, rabbits, badgers, raptors and other birds;
Loss of trees harmful to Scottish Government climate change objectives;
Loss of attractive greenspace/walking routes valued by children, dog-walkers etc.;
Loss of green belt between Overtown and Waterloo, also compounded by adjacent cemetery
proposal;
Impact on appearance of area due to loss of attractive green space;
New housing should be directed to brownfield sites such as Ravenscraig before developing
countryside;
There is already planning permission for 620 new houses in Overtown which was granted
against the community’s wishes;
This and other permissions will double size of the village and will overload public services (GP,
dentist, schools etc.);
Existing heavy traffic on A71, notably at Overtown Cross, which this proposal will make worse;
Already difficult for old people and children to cross the A71 safely;
Roads safety concerns about additional traffic, speed and number of HGVs on A71;
Should not be allowed until A71 is traffic calmed;
Lack of details of the proposed junction design;
Disruption to A71 during construction period;
Additional traffic noise, dirt and air pollution would affect local residents;
Existing high level of noise in the area due to traffic and trains which the proposal will make
worse;
Traffic noise already makes it difficult for local shift workers to sleep;
Criticism of methodology of noise impact assessment;
Insufficient details of proposed development, including density and scale;
Two storey houses would not be in keeping with cottages and bungalows on Overtown Road /
Main Street;
Proposal does not take account of an underground culvert through the site or its propensity to
sink holes;
Coal risk should be fully established prior to granting planning permission rather than being a
condition;
Neighbour notification ought to have been wider, and one neighbour was not notified.

8.
8.1

8.2

Planning Assessment
Primacy of Development Plan Policy
Section 25 of the Town and Country Planning (Scotland) Act 1997 requires that planning
applications be determined in accordance with the policies of the adopted development plan, unless
material considerations indicate otherwise. The main planning issue in this case is the principle of
housing development on this site as a stand-alone site rather than as an integral part of the wider
South Wishaw Community Growth Area (CGA) as envisaged by the adopted local plan. This issue
is closely intertwined with the material considerations of the South Wishaw CGA Concept Statement
and the extent to which the proposal would form part of the polycentric South Wishaw CGA
promoted by the emerging local development plan. It is therefore convenient to consider all of these
issues together.
South Wishaw Community Growth Area
The general locations of CGAs (though not their precise boundaries) are identified in the Clydeplan,
which designates 13 CGAs throughout the Glasgow and Clyde Valley region, including one at South
Wishaw. CGAs are places which are suitable for large-scale urban growth, and are intended to
meet a significant proportion of demand for new housing development within the plan area.
Fundamental to the concept of CGAs is the inclusion of new or upgraded infrastructure and
community services necessary to serve the increased population, and CGA developments are
therefore expected to contain a mixture of uses and housing types, to facilitate sustainable travel,
and to incorporate low-carbon / renewable energy technology. The delivery of a CGA in the South
Wishaw area remains part of the strategic housing policy to which the Council is committed, however
the intentions for the location and form of this CGA has evolved significantly over the years.

8.3

The original concept for the South Wishaw CGA, dating from the mid / late 2000s, was that this
should comprise a single contiguous area, filling in most of the countryside between Pather,
Gowkthraple, Overtown and Waterloo. Accordingly, the North Lanarkshire Local Plan 2012
designated this whole area for medium-term housing development as part of a CGA which was
expected to accommodate around 900 houses as well as related community facilities and
infrastructure. The corresponding land use policy HCF 2 B indicated that CGA sites would satisfy a
significant proportion of the new housing within the plan period in the form of planned urban
expansion subject to the criteria for CGAs detailed in the relevant supplementary planning guidance,
specifically including concept statements, strategic development frameworks and masterplans.
Development of South Wishaw CGA also required to demonstrate that it would not adversely affect
the integrity of European-designated environmental sites (i.e. the Clyde Valley Woods Special Area
of Conservation, which is 500m from the application site but closer to other parts of the CGA).

8.4

The South Wishaw Community Growth Area Concept Statement (2010) emphasised the necessity of
masterplans, which were to be produced by the developers/landowners and agreed with the Council.
The preferred option was for one masterplan for the entire CGA, and co-operation between
developers was essential in order to ensure that infrastructure costs and betterment value were
shared fairly between landowners and to avoid piecemeal development such as ‘cherry picking’ of
profitable housing development without providing the community facilities. However, no further
progress was made on these fronts due to an apparent lack of interest from developers (who were
concerned that the costs of dealing with old mine workings throughout the CGA would mean that
development was not economically viable). As a result, no strategic development framework or
masterplan was ever produced for the original Wishaw South CGA.

8.5

The current application site lies roughly in the centre of the CGA as defined by the 2012 local plan,
but comprises less than 10% of the total CGA land allocation. The proposal envisages the site being
developed for housing effectively as a stand-alone site, as (other than a small infill development at
Dimsdale Road about 500m away) there are no other applications or permissions for residential or
related development within any other part of the 2012 CGA boundary. It is acknowledged that the
reason for this application not forming part of a comprehensive proposal for the wider CGA is
probably lack of interest from other landowners rather than unwillingness on the applicant’s part, but
nevertheless the proposal is clearly inconsistent with the approach required by policy HCF 2 B and
the South Wishaw CGA Concept Statement, both of which emphasise the importance of a holistic
approach to development of the CGA. Therefore, notwithstanding the fact that the site is included

within a medium-term housing allocation in the adopted local plan, it is considered that the
application proposal is contrary to policy HCF 2 B.
8.6

The issue of coal mining legacy is discussed in paragraph 8.34 below, but in general the barrier to
redeveloping heavily undermined sites is usually one of cost rather than engineering capability. The
applicant evidently considers that the costs of dealing with old mineworkings on this particular site
would not be insurmountable, but in terms of the CGA as a whole it was apparent within a few years
of the adoption of the 2012 plan that the land allocated was unlikely to be developed within a
reasonable timeframe. Accordingly, other options for delivery of a South Wishaw CGA were
considered during the preparation of the emerging North Lanarkshire Local Development Plan
(LDP). A mini-charrette was undertaken to consider the issue, and it concluded that no single
location was capable of accommodating the required amount of development, so a different
approach was necessary in order to implement the CGA. Therefore, rather than a single large CGA,
the emerging LDP proposes a ‘polycentric’ CGA made up of a number of sites spread throughout the
South Wishaw area, including large sites at Newmains and to the south of Castlehill Road, Overtown
(for which planning permission in principle for residential development of up to 601 houses was
granted on appeal in 2015 and which was effectively renewed by permission 20/01468/S42 in
January 2021).

8.7

Other than a small infill site at Dimsdale Road, the whole of the original South Wishaw CGA land had
been understood to be non-effective as part of the housing land supply and of having no imminent
prospect of being developed. Accordingly, the emerging LDP identified new housing sites to replace
the original CGA, and most of the original CGA land (including the application site) reverted to Green
Belt. Whilst there are some unresolved objections to the allocation or non-allocation of certain other
sites as part of the new South Wishaw CGA in the proposed LDP, none of these unresolved
objections relate to the non-allocation of the application site or of any other part of the original South
Wishaw CGA as no representations were received from the applicant or other affected landowners
during the LDP consultation process. It is therefore very unlikely that the designation of the
application site will change before the LDP is adopted

8.8

Large-scale housing development is incompatible with Green Belt policy except in very limited
exceptional circumstances which do not apply here, and the proposal is therefore contrary to LDP
policies PP 4 (Green Belt: Purpose of Place) and AD 4 (Green Belt: Amount of Development).
Policy PROM LOC 4 promotes the enhancement and development of the green network within areas
designated as Green Network Improvement Opportunities, which include the Waterloo Strategic
Delivery Area (broadly corresponding with the South Wishaw CGA as defined in the previous plan).
This area has been designated because of its value in terms of all four of the Council’s Green
Network Priorities (i.e. health and wellbeing, climate change adaptation, access to greenspace, and
habitat connectivity). The development of the site for housing would detract from rather than
enhancing the Green Network, and thus the proposal is also contrary to policy PROM LOC 4 of the
emerging LDP.

8.9

The emerging LDP has not hitherto been given significant weight as a material consideration, except
in relation to sites which it allocates for housing development due to the age of the adopted plan and
its resultant failure to reflect the current housing land supply. However, as the LDP has now been
submitted for examination it is at an advanced stage and therefore carries increasing weight as a
material consideration. Furthermore, Scottish Planning Policy (paragraph 34) provides specific
guidance on the relevance of emerging plans in certain circumstances:
“Where a plan is under review, it may be appropriate in some circumstances to consider whether
granting planning permission would prejudice the emerging plan. Such circumstances are only likely
to apply where the development proposed is so substantial, or its cumulative effect would be so
significant, that to grant permission would undermine the plan-making process by predetermining
decisions about the scale, location or phasing of new developments that are central to the emerging
plan. Prematurity will be more relevant as a consideration the closer the plan is to adoption or
approval.”
In this case, it is considered that the approval of housing development on this site would prejudice
the emerging plan. The new plan’s proposals for the dispersed South Wishaw CGA have been
arrived at following extensive consultation with local stakeholders including a charette, and have

resulted in major changes to the location of new housing allocations within this locality. The
development of a fragment of the previous 2012 plan’s CGA allocation as a stand-alone housing site
would prejudice the emerging plan by allowing unplanned housing in a location which neither the
LDP (or indeed the 2012 plan) proposed for such a development.
8.10

The proposal is therefore contrary to the land use policies of both the adopted local plan and the
emerging LDP, albeit for very different reasons. The proposal fails to comply with the adopted plan
because it is not part of a comprehensive proposal to develop the whole of the area between
Overtown and Wishaw, whilst it conflicts with the emerging plan because that presumes against any
significant development within that area. The reason for that significant and somewhat unusual
reversal of policy was not that the application site or the wider 2012 CGA designation were
considered unsuitable for housing per se, but rather that they were judged not to have any realistic
prospect of being developed and that they should therefore revert to a Green Belt status. The fact
that the applicant believes that development of this particular site may be economically viable does
not in itself justify its development as a stand-alone housing site, because that is a very different
proposition from the comprehensive CGA which the 2012 plan designated. The original concept for
a single large CGA within this area having been abandoned, the area between Overtown and
Waterloo does have value as countryside which should not be subject to haphazard development
which could give rise to incremental coalescence of settlements and erode the integrity of the Green
Network. The site is not particularly well connected to the rest of Overtown village due to the barrier
formed by the railway line, and therefore its suitability as a conventional urban extension is
debatable.

8.11

The applicant has argued that the proposed development is still consistent with the intentions of the
CGA, because the emerging LDP now proposes a polycentric South Wishaw CGA to deliver the new
housing over a series of dispersed sites throughout the Overtown / Waterloo / Newmains area, and
they consider that development of the application site consistent with that approach. This argument
has some merit, and it is unfortunate that the applicant (or a previous landowner) did not make
representations to that effect during the LDP consultation process, which would have allowed the
site to be evaluated in the normal manner and for any disagreement over its designation to be
considered as part of the LDP examination. The sufficiency of the housing land supply is discussed
in paragraph 8.13 below. It is considered that no requirement for additional housing land in this area
has been demonstrated, and it would not be appropriate to allow a further 150 houses on the edge of
Overtown when this would be contrary to both the adopted and emerging development plans and
when Overtown is already the subject of permissions for a very significant number of new houses
relative to the size of the original village.

8.12

8.13

Other North Lanarkshire Local Plan 2012 Policies
Development Strategy Policies DSP 1 to DSP 4 apply to all development proposals. As specified by
policy DSP 1 A the Council maintains an up to date housing land supply, and significant additions to
this (including 10 or more units on a greenfield site) require to be justified in terms of supply and
demand (policy DSP 1 B) and also to satisfy the locational requirements for additions to the planned
land supply (policy DSP 2). Normally, a site which is allocated for housing development in the
adopted local plan would form part of the housing land supply, but as discussed above the original
South Wishaw CGA land was judged to have no realistic prospect of being developed within a
reasonable timeframe. In consequence, the site was removed from the established housing land
supply by its omission from the 2016 and subsequent Housing Land Audits. The proposal therefore
requires to be assessed against policies DSP 1 B and DSP 2.
In relation to the need for the development in terms of supply and demand, the applicant argues that
the site forms part of the current housing land supply by virtue of it having been allocate for housing
in the 2012 local plan, and therefore does not need to be justified in terms of policy DSP 1 B.
Nevertheless, the applicant’s planning statement provides an analysis of the housing land supply
situation within North Lanarkshire, and argues that the sites allocated in the emerging LDP are
insufficient to provide an adequate housing land supply for the area, referring to several appeal
decisions over the last few years in with Scottish Government reporters have commented on the
issue. However, the Council’s position going into the LDP examination is that the emerging LDP
does allocate sufficient land to maintain an adequate housing land supply. Furthermore, in the event
that the examination reporter takes a different view, it may be assumed that the reporter will
recommend measures to address any such shortfall by allocating additional sites selected from

those which are subject to unresolved objections to the LDP. The application site is not such a site,
and therefore it would not be required to make up any shortfall in the housing land allocation
following the LDP examination. The proposal is therefore considered to be contrary to policy DSP 1
B of the adopted local plan, as its addition to the housing land supply has not been justified in terms
of supply and demand.
8.14

Policy DSP 2 (Location of Development) sets out locational criteria for assessing additions to
planned land supply. These include (amongst others less directly relevant):
1. Urban Regeneration - using brownfield urban land and existing urban infrastructure and
services;
2. Green Belt – maintaining clearly defined urban / rural boundaries;
3. Environmental Assets – including safeguarding locations, habitats or species of recognised
importance and protecting and enhancing watercourses, and;
4. Accessibility – supporting the hierarchy of walking / cycling / public transport / private transport
The proposal is not considered to satisfy the aforementioned locational criteria. It is not an urban
brownfield site and would not contribute to urban regeneration, but rather it is an extension of the
urban area into the countryside at a location which would contribute to unplanned coalescence
between Overtown and Waterloo. Its development would result in the loss of an area of woodland
which forms part of the Green Network, and the site is less than ideal in terms of its accessibility (as
discussed in paragraph 8.31 below). Accordingly, the proposal contrary to policy DSP 2.

8.15

Policy DSP 3 (Impact of Development) requires that where development would place additional
demands on community facilities or infrastructure the Council will require the developer to contribute
towards the cost of any new or improved facilities or infrastructure required as a result. In this case
the main impacts of the proposal on local facilities would be in relation to school capacity and the
local road network. The Education Service has requested that if planning permission is granted a
developer contribution of £574,473.04 (for 150 dwellings) be made towards increasing school
capacity. Were the number of dwellings to be less than 150 the contribution would reduce
accordingly. The applicant has indicated a willingness to contribute towards any necessary school
capacity enhancements but has questioned the amount. Inherent in the CGA concept was the
intention that community facilities should be integrated into the new development, but this approach
is not always appropriate for the ‘dispersed CGA’ model which is now being pursued for South
Wishaw, and the other facilities relevant to the application site are considered to be greenspace and
transport infrastructure, which are discussed in paragraphs 8.19 and 8.30 below. As discussed
below it is not considered that there is sufficient information to conclude that the impact the local
road network would be acceptable, and it is therefore conceivable that upgrading of road
infrastructure might be necessary in order to comply with policy DSP 3.

8.16

Policy DSP 4 (Quality of Development) requires that all development proposals exhibit a high
standard of site planning and sustainable design. Where appropriate, proposals should demonstrate
that:





A site appraisal has been carried out to establish the existing character and features of the site
and its setting, including ground conditions, identity, connections, landscape, biodiversity,
heritage and amenity value;
Existing rights of way and features of natural or historic environment intertest will be
safeguarded or enhanced;
The proposed development takes due account of the site appraisal and any evaluation of design
options, and the resultant design would deliver a high quality of development; and
Adequate provision is made for the development and ongoing maintenance of open space, and
for the linking of open space to wider green networks.

As the proposal is for permission in principle there are no detailed design proposals at this stage.
However, the application is accompanied by a comprehensive suite of supporting documents as
detailed in paragraph 3.1 above, and it is considered that a suitable site evaluation has been
undertaken. Some of the technical issues would require further details, including details of invasive
site investigations, at the approval of matters specified in conditions stage, however the proposal has
identified the character and features of the site, and endeavours to maintain the main features of

environmental interest, as well as footpath connections across the site. Indicative plans in the
supporting documents show a significant amount of open space being retained around the edges of
the site and under the electricity lines. The application seeks permission for up to 150 dwellings and
supporting documents indicate that this would equate to a density of almost 20 dwellings per
hectare, which is slightly higher than the density of the existing housing in Overtown on the opposite
side of the railway line. However, the proposal also indicates that only around 4.5ha of the
application site would actually be developed as housing as large areas would be retained as open
space under the power lines or as landscaping buffers around the edges of the site, so to build 150
dwellings within the developable area would require a relatively high net density which may be
challenging to achieve. This could be addressed by a condition clarifying that the number of
dwellings should not be assumed to be accepted until a masterplan for the site had been agreed. It
is therefore considered that if planning permission were to be granted it would be possible to develop
the site to provide a suitable residential environment within the site and an appropriate relationship
with the surrounding landscape and neighbouring land uses. However, as discussed in paragraph
8.30 below it has not been demonstrated that the impact on the local road network would be
appropriate, and thus that the proposal would be safe and convenient for all road users. Accordingly
the proposal is not considered to comply with policy DSP 4.
8.17

Policy NBE 1 A seeks to protect the natural environment by safeguarding various sites of importance
for natural heritage and biodiversity from development. Such sites include trees and woodland. The
proposal would result in the loss of an area of existing woodland, which issue is discussed in
paragraph 8.19 et seq below. It is concluded that that the proposal would not accord with national or
local policies on woodland retention, and the proposal is therefore contrary to policy NBE 1 A.

8.18

In summary, therefore, the proposal is considered to be contrary to policies HCF 2 B, DSP 1, DSP 2,
DSP 4 and NBE 1 A of the adopted North Lanarkshire Local Plan 2012 as it would involve the
piecemeal development of a Community Growth Area which required to be developed in a
comprehensive manner and (the land having been removed from the housing land supply when it
became clear that the CGA would not be developed in such a manner) it would not satisfy the criteria
for being added to the housing land supply as neither the need for the development nor the suitability
of the site has been demonstrated. Furthermore, the development would result in the loss of an area
of woodland for no clear public benefit, and the impact upon the local road network has not been
demonstrated to be satisfactory.

8.19

8.20

Forestry and Biodiversity
The application site currently contains a large number of trees, most of which are plantations of
young to semi-mature mixed broadleaf trees (including ash, oak, hawthorn, cherry, alder, willow and
ash) which were planted as part of a Scottish Forestry Grant scheme for woodland creation and
which cover much of the interior of the site (except the area under the power lines). Around the
perimeter of the site there are mature hawthorn hedgerows, and there are two clusters of larger
(semi-mature to mature) trees on the western edge of the site (mostly hawthorn, ash or willow). The
tree survey submitted in support of the application concludes that the plantation trees are currently
too young to have any significant arboricultural value, and that the larger trees on the western edge
of the site are all of either moderate or low quality. No individual trees of high arboricultural value
are present on the site, and the indicative plans would allow for the retention of the great majority of
the larger trees and hedgerows around the edges of the site, along with suitable new planting to
enhance these areas. The plantation trees would however be largely cleared from the site to make
way for the new housing.
Although these trees are not subject to a tree preservation order, their removal would require felling
permission from Scottish Forestry unless planning permission was granted for development requiring
their removal, so it is necessary for the Council consider the loss of the woodland as a consequence
of this proposal. Whilst it is agreed that the plantation trees are currently too small to be of individual
value, the site as a whole is nevertheless an area of native-species woodland which was planted as
part of a green network enhancement project, and which if left undeveloped will undoubtedly
increase in landscape and ecological value over time. Its value as part of the green network is
enhanced by the fact that it forms part of a larger area of woodland planting on the opposite side of
Overtown Road, which itself borders mature woodland on the opposite side of the railway line at
Garrion Burn (the latter area being part of the Clyde Valleys Woods SAC).

8.21

The fact that the application site was subject to a Scottish Forestry Grant in 2006, shortly before the
emergence of proposals for the original South Wishaw CGA, suggests that the site (which was
formerly agricultural land) had previously been considered to have little development potential. Its
subsequent designation as part of the CGA (at a time when the trees were newly planted and not yet
established) implied that removal of the trees would be acceptable in planning terms, although this
would obviously have implications for any developer in terms of repayment of Forestry Grant
moneys. Since that time, however, there have been various changes. The site is no longer likely to
form part of a wider development of the original 2012 CGA, and therefore the rationale for
developing this particular piece of land is much less clear. Meanwhile, the trees have grown and
although the individual trees remain relatively small the woodland of which they form part is
becoming more mature and commensurately more valuable.

8.22

There have also been changes to national policy which recognise the contribution of woodland
towards combating climate change, and which give greater emphasis to its retention. Scottish
Planning Policy (para 218) refers to the Scottish Government’s Control of Woodland Removal Policy,
which includes a presumption in favour of protecting woodland. Removal should only be permitted
where it would achieve significant and clearly defined additional public benefits, and subject to
appropriate compensatory planting. The Control of Woodland Removal Policy reiterates these
requirements, and includes a requirement that any approval for woodland removal must be
conditional upon the undertaking of actions to ensure full delivery of the defined additional public
benefits. The Clydeplan Forestry and Woodland Strategy 2015 also refers to these requirements,
and the importance of such documents has been strengthened by the Planning (Scotland) Act 2019
which made the preparation of forestry and woodland strategies a statutory requirement for all
planning authorities. In addition, policy PROT A of the emerging local development plan indicates
that permission will only be granted for proposals potentially affective the urban green network
(including woodland) where it can be demonstrated that there will be no adverse impact or that such
impact can be mitigated against, which is not considered to be the case with this proposal.

8.23

Had it been possible to deliver the comprehensive CGA development envisaged by the 2012 local
plan, then the delivery of the substantial new housing area would probably have qualified as a
sufficiently great public benefit to outweigh the loss of the (then newly planted) woodland provided
that suitable compensatory planting was provided elsewhere. Now, however, there is evidently no
prospect of the CGA being developed in that manner, and the application is for a stand-along
housing site. The public benefit arising from the development of this particular site and the resultant
loss of the woodland is therefore much less clear. Scottish Forestry have indicated that unless
suitable compensatory planting is provided, they would object to the application. The applicant has
indicated that they would be prepared to provide compensatory planting on other land within their
ownership and have suggested that the matter be addressed by a condition, as has been agreed
with Scottish Forestry at other locations. Whilst that approach may secure adequate compensatory
planting, it does not address the fact that there is no longer a clearly defined public benefit to be
gained from the development of the site, and accordingly it is considered that the loss of the
woodland would be contrary to local and national policies on woodland retention.

8.24

A preliminary ecological appraisal was undertaken by the applicant’s consultant in April 2019. This
notes that the site currently provides a variety of wildlife habitats, primarily consisting of broad-leafed
plantation woodland and semi-improved natural grassland/marsh. Other habitats include native
species hedgerows and scrub woodland. These habitats are suitable for various species of animal,
including some which are included on the Scottish Biodiversity List, and the appraisal notes that
there are records of badgers and common pipistrelle bats within 1km of the site in the last decade.
However no notable or protected species were found on the application site during the ecologist’s
survey. As the ecological survey took place more than a year ago a further survey would be
required before any development could take place. The trees on the site provide a suitable bird
nesting habitat, and therefore any tree removal should either be outwith bird nesting season or
should only take place after checks by a qualified ecologist. Whilst the ecological appraisal has
found no evidence of the site being used by protected species, it is considered that it is nevertheless
a site of value as a wildlife habitat, and its value is likely to increase over time as the woodland
matures. The woodland was planted as part of a project whose objectives included creation of new
wildlife habitats.

8.25

8.26

The closest designated nature conservation site to the application site is Garrion Gill SSSI / Clyde
Valley Woods SAC, an area of semi-ancient woodland located around 0.5km to the south east of the
site on the opposite side of the railway line. Other nearby nature sites are Greenhead Moss and
Perchy Pond local nature reserve / SINC around 0.5km to the north east. The proposed
development is not likely to have any adverse impacts upon either of these locations.
Open Space and Footpaths
There are currently two paths across the site, which appear to be desire lines rather than formal
footpaths and it is unclear whether they have existed long enough to become rights of way.
Nevertheless they appear to be well used for recreation and dog walking, and it is obviously
desirable that these routes be retained. The applicant proposes to retain and formalise both of these
connections across the site, and the indicative plans contained in the supporting documents show
the southern path (under the power lines) continuing to pass through open space, with the northern
path potentially being changed to pass through a new housing area. The attractiveness of site as a
place for walking would likely be reduced as a result of it being developed as housing, but the land
has no formal status as a recreational area and the formalisation of existing desire lines is to be
welcomed.

8.27

At its south-western corner the application site borders the core path which runs from Overtown to
Wishaw. This path forms the shortest walking/cycling route between the centres of these two
places, and also between Overtown and Wishaw railway station, and improvements to this path are
desirable. The proposed development would be likely to result in increased use of this path, in
particular the section between the site boundary and Bentford Road / Jennie Lee Drive in Overtown
as this would likely be used by the new residents to walk into Overtown village centre and to the
local schools. This section of path is relatively narrow and does not have streetlighting, and it would
be desirable to upgrade the path to the pedestrian/cycle path specification contained in Cycling by
Design (i.e. 3m wide, with lighting). The applicant has indicated a willingness to make a developer
contribution towards this work.

8.28

A housing development of the scale proposed should include a centrally located play area of at least
1000sq/m with appropriate equipment and fencing to the standards of the Council’s Play Service.
There is ample room to provide such a facility on the site, and it could be required by a condition.

8.29

8.30

Traffic and Transport
The applicant’s transportation assessment (TA) includes the findings of a traffic survey and
modelling of projected traffic impacts arising from the development. The TA concludes that the
additional traffic arising from the development would be within the capacity of the local road network
and would not give rise to any significant safety or congestion problems. It proposes that access to
the site be by way of two new priority junctions onto Overtown Road with an internal loop through the
housing area, and recommends that the 30mph speed limit for Overtown be extended north to
include the application site frontage.
The Council’s Roads Service has indicated a preference for roundabouts rather than priority
junctions at the two proposed accesses onto Overtown Road, and has noted that any detailed
design for the site should accord with the Council’s standards in respect of road design and parking,
including provision of a suitable footway/cycleway along the whole of the Overtown Road frontage.
With regard to the wider traffic implications of the proposal, the Roads Service noted that the
submitted TA did not include traffic expected to be generated by two major committed developments
in the vicinity of the site (the permissions for 601 dwellings at Castlehill Road, Overtown and 330
dwellings at Main Street, Newmains) both of which include some junction alterations. As a result,
the applicant’s transport consultant provided a further commentary discussing the impact of these
other permissions, which suggests that the development at Newmains in unlikely to have a
significant impact on junctions within the study area. With regard to the Castlehill Road
development, the applicant notes that the TA for that development indicated a significantly higher
base traffic level than their own traffic survey found, suggesting that traffic levels had fallen between
2015 and 2019 when the two surveys were undertaken. The Castlehill Road development was only
expected to generate 20 or 21 two-way movements past the current application site during the am
and pm peak hours respectively, and even allowing for the cumulative impacts of both developments
all junctions within the area would still operate within their capacity. However, this response does not
address the Roads Service’s concerns, and amended traffic modelling of the various junctions would

be required in order to demonstrate the impact on the local road network. It is acknowledged that
given further time it is possible that the applicant may be able to address these concerns, but at the
moment it has not been demonstrated that the impact of the proposal upon the local road network
would be acceptable, and accordingly the application is contrary to policy DSP 4 as noted above.
8.31

8.32

8.33

8.34

The site is not currently well served by public transport as there are only infrequent bus services on
the section Overtown Road adjacent to the application site. More regular bus services are available
at Overtown Cross and Waterloo Cross, but each of which would involve a walk of about 500m from
the edge the application site and 750m from its centre. This is longer than the 400m (5 minute)
maximum walking distance between any new house and a regular bus stop recommended in
Planning Advice Note 75. It is possible that the construction of new housing might make the road
past the site more viable for bus services, although this cannot be guaranteed. Whereas
development of the original South Wishaw CGA proposal in its entirety would probably have added
large enough population to make new or diverted bus services viable, that would not necessarily be
the case for the proposed development of up to 150 units.
Noise and Air Quality
The site is bordered on three sides by a busy road and two major railway lines, although the railways
are within cuttings which help to contain the noise of trains. The applicant has submitted a noise
impact assessment which identifies the main source of noise affecting the site as being traffic on the
Overtown Road, and the requirement for a suitable noise barrier. The report concludes that subject
to suitable noise mitigation features the occupants of the proposed houses should not experience
undue levels of noise, and that a further noise impact assessment should be provided in support of
any detailed application. The Council’s Regulatory Services (Environmental Health) service concurs
with these findings.
An air quality impact assessment has been provided, which concludes that although the proposal will
result in additional traffic on local roads, the impact of this on an air quality for existing receptors is
predicted to be negligible, and the site itself would experience similar or better air quality to existing
houses along the A71, whose air quality meets the relevant standards. The Council’s Regulatory
Services (Environmental Health) service concurs with these findings. Both noise and air quality
issues are capable of being addressed by conditions.
Ground Conditions
This area has a thick coal seam at shallow depth which was formerly the subject of extensive coal
mining, and the location is therefore categorised as a Development High Risk Area by the Coal
Authority. The applicant has provided a coal mining risk assessment which identifies the nature of
the risk from shallow mineworking and coal gas, and the resultant requirement for an invasive site
investigation. The Coal Authority concurs with the findings of the risk assessment and recommends
conditions requiring that a suitable site investigation be undertaken and its findings and any
necessary mitigation proposals be submitted and approved by the planning authority prior to
development commencing.

8.35

A geo-environmental phase 1 desk study has also been provided, which notes that whilst much of
the site does not appear to have been previously developed, there was formerly a forge at the north
of the site and the surrounding area contained numerous coal mining features. The report
concluded that the risk of contaminated ground on the site was generally low to moderate, but that a
full site investigation should be carried out to establish the extent of any contamination, gassing or
mining features. The Council’s Regulatory Services (Environmental Health) service concurs with
these findings.

8.36

As discussed above, it is understood that concerns about the cost of dealing with shallow
mineworkings was the main reason for the original South Wishaw CGA not being pursued by
developers. Some of the objectors have also raised concerns about the suitability of the site for
housing due to old mineworkings and alleged problems of ground stability. The submitted
documents show that the applicant is aware of the potential issues which might be encountered on
the site, and they are aware of the need for a thorough invasive site investigation and a detailed
remediation strategy. As a general rule, most problems arising from contamination or old
mineworkings are capable of being overcome with suitable engineering works, albeit that in some
cases the cost of doing so can be prohibitive. Whether or not the development of the site would be

economically viable is a matter for the applicant, and both the Coal Authority and the Environmental
Health service agree that the public safety issues could be satisfactorily addressed by appropriate
planning conditions.
8.37

8.38

8.39

Flooding and Drainage
A drainage impact assessment has been provided, which also addressed flood risk. The site is not
at risk of fluvial flooding and it is not affected by run-off from higher ground due to the intervening
railway cutting. A small area within the site is recorded on SEPA flood maps as being at risk of
localised surface water flooding, which would be addressed as part of the overall drainage strategy
for the site. The applicant proposes to employ Sustainable Urban Drainage Systems for surface
water disposal, including an attenuation storage area, which would deal with water from the new
roads within the site and also help to reduce existing run-off from the site. The drainage impact
assessment demonstrates that the proposed development is capable of being adequately drained,
and that it would not increase the risk of flooding elsewhere.
Overhead Power Lines
The site is crossed by high voltage transmission lines. There is nothing to prohibit the building of
houses directly under such lines, but it is considered bad practice to do so because of the visual
dominance of power lines directly over houses and the buzzing noise arising from corona discharge.
Although there is no scientific evidence of adverse health impacts arising from living under power
lines, public anxiety about this perception also serves to discourage building directly under such
wires. Design guidance on developing near high voltage lines is published by the National Grid, and
the indicative plans contained in the supporting documents show the area under the power lines
being kept free of development in accordance with good practice.
Representations
The issues raised in the various objections are addressed as follows:




Loss of trees/woodland area which should be retained for open space/nature
conservation;
Loss of wildlife habitat including for deer, rabbits, badgers, raptors and other birds;
Loss of trees harmful to Scottish Government climate change objectives;
Response: The loss of the woodland is discussed in paragraph 8.19 et seq above. It is
considered that the loss of the woodland would be contrary to local and national policies on
woodland retention. Whereas the ecological survey did not find evidence of protected species
using the site, it is of value as a wildlife habitat and its biodiversity value is likely to increase as
the woodland matures.



Loss of attractive greenspace/walking routes valued by children, dog-walkers etc.;
Response: Existing walking routes appear to be informal routes rather than rights of way, and
the proposal would maintain public access across the site.



Loss of green belt between Overtown and Waterloo, also compounded by adjacent
cemetery proposal;
Impact on appearance of area due to loss of attractive green space;
Response: The proposal would contribute towards coalescence between Overtown and
Waterloo, although such an outcome has in the past been implicitly accepted by the designation
of the area as a Community Growth Area in the 2012 local plan.





New housing should be directed to brownfield sites such as Ravenscraig before
developing countryside;
Response: It is local and national policy to direct housing to brownfield sites in the first instance,
and Ravenscraig is a particular priority. However, housing land requirements cannot be met
entirely on brownfield sites, which is why other locations such as the Community Growth Areas
are included in the development plan.



There is already planning permission for 620 new houses in Overtown which was granted
against the community’s wishes;
This and other permissions will double size of the village and will overload public



services (GP, dentist, schools etc.);
Response: Previous community concerns about the Castlehill Road development are noted
however that development was approved on appeal and the current proposal requires to be
considered on its own merits. The provision of significant new housing in the vicinity of
Overtown as part of a Community Growth Area has been in the development plan since 2012.
The Education Service has no objection to the proposal subject to a developer contribution
which would be used to address school capacity issues.





Existing heavy traffic on A71, notably at Overtown Cross, which this proposal will make
worse;
Already difficult for old people and children to cross the A71 safely;
Roads safety concerns about additional traffic, speed and number of HGVs on A71;
Should not be allowed until A71 is traffic calmed;
Response: The proposal would involve extending the 30mph limit to reduce vehicle speeds
adjacent to the site. As noted in paragraph 8.30 above additional information is required to
demonstrate the cumulative impact of this and other developments upon the local road network,
including the operation of the junction at Overtown Cross.



Lack of details of the proposed junction design;
Response: The application is for permission in principle so no detailed design is required. The
transportation assessment includes an indicative plan showing the assumed locations of
junctions.



Disruption to A71 during construction period;
Response: Some temporary disruption is inevitable during any significant development project
but this does not amount to a reason for refusing the allow development.




Additional traffic noise, dirt and air pollution would affect local residents;
Existing high level of noise in the area due to traffic and trains which the proposal will
make worse;
Traffic noise already makes it difficult for local shift workers to sleep;
Response: Noise impact and air quality assessments have been provided which indicate that
additional noise and emissions arising from the proposal would not be significant. The
Environmental Health Service concurs with these conclusions.





Criticism of methodology of noise impact assessment;
Response: The Environmental Health Service has provided some technical commentary about
additional matters to be included in any future noise impact assessment for a detailed
application, but the submitted noise impact assessment is adequate for the purposes of the
present application.



Insufficient details of proposed development, including density and scale;
Response: As the application is for permission in principle there in no requirement for detailed
plans. The application states that the proposal is for up to 150 houses.



Two storey houses would not be in keeping with cottages and bungalows on Overtown
Road / Main Street;
Response: Whereas most of the houses immediately adjacent to the site are single storey, the
site is a large one and would be capable of accommodating other types of housing without this
affecting the amenity or character of existing buildings.



Proposal does not take account of an underground culvert through the site or its
propensity to sink holes;
Response: A drainage impact assessment and a geo-technical study have been provided which
detail known watercourses, drainage features and ground conditions. If there are additional
features these would be identified by the detailed site investigation along with any necessary
mitigation measures.



Coal risk should be fully established prior to granting planning permission rather than
being a condition;
Response: The Coal Authority and Environmental Health Service consider that the matter could
be addressed by a condition. No development would be allowed to commence until such time
as a detailed site investigation and an appropriate remediation strategy had been submitted and
approved.



Neighbour notification ought to have been wider, and one neighbour was not notified.
Response: Neighbour notification has been carried out in accordance with statutory
requirements and the application has been advertised in the local newspaper. One address was
not notified due to the address database not recognising that it was a separate dwelling,
however the occupants of that property are aware of the application and have made a
representation.

9.

Conclusions

9.1

The circumstances of this application are somewhat unusual in that the application site forms part of
a much larger area which is identified for development as the South Wishaw Community Growth
Area (CGA) in the adopted North Lanarkshire Local Plan 2012, but which has reverted to a Green
Belt designation in the emerging local development plan. Despite the site being part of the CGA in
the adopted plan, the proposed development of the site as a ‘stand alone’ housing site is contrary to
policy HCF 2 B of that plan which made clear that CGAs were to be implemented in a co-ordinated
manner rather than as piecemeal development of the easier sites or more lucrative elements. Due
to the majority of the original CGA designation being apparently non-effective, plans for the CGA
changed following extensive local consultation, and the site was removed from the housing land
supply. Accordingly, the proposal requires to be justified as an addition to the housing land supply
and as it is considered that neither the need for the development nor the locational requirements for
such additions have been demonstrated, the proposal is also contrary to policies DSP 1 and DSP 2
of the adopted local plan.

9.2

In the emerging North Lanarkshire Local Development Plan the South Wishaw CGA is instead
proposed to take a polycentric form which does not include the application site. As the site is
designated as part of the Green Belt and a Green Network Improvement Opportunity in the emerging
plan, its development for housing would be contrary to policies PP 4, AD 4 and PROM LOC 4 of that
plan. The proposed development is therefore contrary to the land use policies of both the adopted
and emerging plans, albeit for very different reasons.

9.3

Although there appears to be no prospect of the South Wishaw CGA being developed on the land
designated in the 2012 plan, the applicant has put forward the case that the site ought to be treated
as still forming part of a CGA, because the development of the application site would still be
consistent with the polycentric CGA proposed in the emerging LDP. This argument could equally be
applied to any site within the South Wishaw area, and it is not clear why it should apply specifically to
the application site. Although the site is obviously within an area which the 2012 local plan proposed
for development, the fact that the comprehensive development of the area which that plan envisaged
has proved to be unachievable has removed most of the rationale for developing the application site.
The site is not ideal as a stand-alone extension to Overtown because it is somewhat separated from
the majority of the village by the railway line, it does not benefit from particularly good public
transport access, and it is not considered that there is a need for significant greenfield housing sites
in the vicinity of Overtown beyond those sites which are allocated for that purpose in the emerging
LDP (including the 601-house site at Castlehill Road). Rather than contributing to the LDP’s strategy
for the South Wishaw CGA, it is considered that the proposal would prejudice the emerging LDP and
would undermine the plan’s proposals for an alternative CGA which have been formulated as a
result of extensive stakeholder engagement.

9.4

The site contains broadleaf trees planted as part of a Scottish Forestry Grant scheme, and although
that woodland is still relatively young it is nevertheless of value as part of a wider area of woodland,
and its value as a biodiversity resource and for climate change mitigation will increase as the trees
mature. Scottish Planning Policy, the Scottish Government’s Control of Woodland Removal Policy
and the Clydeplan Forestry and Woodland Strategy all make clear that there is a presumption
against removal of existing woodland unless there is a clear public benefit, and although removal of

the trees was implicitly acceptable as part of the 2012 CGA designation, the same degree of public
benefit does not apply to a stand-alone housing site. It is therefore considered that the proposal
would be contrary to the local and national policies on woodland retention, including local plan policy
NBE 1.
9.5

Whilst it is possible that outstanding concerns about the adequacy of the supporting transportation
statement could be addressed in time, at present it has not been demonstrated that the impact upon
the local road network would be satisfactory, and the proposal is therefore contrary to local plan
policy DSP 4.

9.6

It is therefore recommended that the application be refused. However, in the event of the Committee
being minded to grant permission, it is recommended that this should be subject to the conclusion of
a section 75 planning obligation to secure:
a)
a developer contribution of £574,473.04 (based on 150 houses) or a sum adjusted pro-rata
to reflect the actual number of units to be built, to be used to provide additional capacity in
local schools required as a result of the proposed development;
b)
the upgrading of the footpath between the site and Jennie Lee Drive to an illuminated
pedestrian / cycle path to the specification contained in Cycling by Design; and
c)
the provision of an equivalent amount of replacement woodland planting in a location to be
agreed with Scottish Forestry.
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Site Address: Site To North Of St Bridgid's PS
Park Drive
Newmains
Development: Relocation of Newmains & St
Brigid's Primary School and Newmains Family
Centre Co-Located on a Shared Campus with
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Including a Floodlit All Weather Pitch

Proposed Conditions:1. That except as may otherwise be agreed in writing by the Planning Authority, the development shall be
implemented in accordance with drawings stamped approved as part of this planning permission.
Reason: To clarify the drawings on which this approval of permission is founded.
2. 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, 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 edge of the
site.
(c) 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.
For the avoidance of doubt, the details submitted to discharge this condition shall build upon the
landscaping plans submitted as part of the application
Reason: To enable the Planning Authority to consider these aspects.
3.

That all works included in the scheme of landscaping and planting, approved under the terms of
condition 2 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.

4.

Notwithstanding the plans hereby approved the proposed new 106m x 66m pitch will be surfaced with
a synthetic pitch that will be designed and constructed by a recognised SAPCA (The Sports and Play
Construction Association) registered specialist pitch contractor, with the details of the contractor and
pitch specification submitted for the written approval of the planning authority prior to the
commencement of development.
Reason: To ensure that the pitch will be fully fit for purpose.

5.

That unless otherwise agreed in writing with the Planning Authority the pitch approved under the terms
of condition 6 above shall be fully operational and available for use no later than 1 year after the
opening of the new Primary School Campus.
Reason: To ensure the timeous provision of the sports pitches on site.

6.

The proposed sports pitches associated with the site shall cease use and have their associated
lighting switched off no later than 21:00 and shall not be formally let between 21:00 and 09:00.
Reason: In the interests of the amenity of surrounding residential properties.

7.

That before any works start on the site a comprehensive and intrusive site investigation shall be
carried out to determine the extent of historic coal mining on site which will allow any required
remediation measures to be identified. A report detailing these investigations and remediation
measures if necessary shall be submitted for the written approval of the Planning Authority in
consultation with the Coal Authority. Once approved the mitigation works identified shall thereafter be
carried out prior to the commencement of development on site and for the avoidance of doubt any
remedial works as may be necessary shall be carried out in accordance with authoritative UK
guidance.
Reason: To ensure that the development takes account of historic mine works.

8.

Prior to the occupation of the campus or it coming into use a certificate (signed by a suitably qualified
engineer confirming that any remediation works have been carried out in accordance with the agreed
Remediation Strategy as per condition 7 above shall be submitted to the Planning Authority for
approval in writing. This document shall confirm the methods and findings of the intrusive site
investigations and the completion of any remedial works and/or mitigation necessary to address the
risks posed by past coal mining activity.
Reason: In the interests of safety for future users of the development.

9.

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.

10.

That any remediation works identified by the report agreed in terms of Condition 9 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. The shared campus shall not 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 users.

11.

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.

12.

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.

13.

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.

14.

That prior to any works commencing on site a Construction Environmental Method Statement shall be
submitted to and approved by the Planning Authority. The Construction Method Statement shall cover:
 Detailed and scaled map to include the anticipated layout during construction indicating
construction access tracks, site storage compound and any ancillary buildings. Details of any

change to the layout shall be submitted to and approved by the Planning Authority;
 Details of all on-site construction, including drainage (incorporate SUDS where appropriate),
pollution prevention, mitigation, post-construction restoration, and reinstatement work, as well as
the timetables for such work.
 Details of construction practices in terms of minimisation of the use of raw materials and the
reuse or recycling of waste materials;
 Details of surface water drainage measures to comply with national guidance on pollution
prevention, including surface water run-off from internal access roads;
 Details of welfare facilities
 A dust management plan during the construction period; and
 The creation and implementation of a pollution prevention plan for during and post construction to
ensure there is no adverse impact on the adjacent SINC/peatland.
The development shall thereafter be implemented in accordance with the approved Construction
Method Statement.
Reason: In the interests of the amenity of the area and to ensure ecological protection measures are
in place.
15.

That should 12 months or more has elapsed between the timing of the initial ecological survey dated
June 2020 hereby approved, and development commencing, a further survey shall be undertaken on
the site to determine the presence of any statutorily protected species including Badgers, the said
survey shall thereafter be submitted to and approved in writing by the Planning Authority before any
development commences on the site. As a result of the study, should any mitigation measures be
required for any protected species, this shall be implemented in accordance with the species
protection plan agreed in writing with the Planning Authority in consultation with Scottish Natural
Heritage before works commence on the site.
Reason: To ensure compliance with The Conservation (Natural Habitats & c.) Regulations 1994 (as
amended); the Wildlife and Countryside Act (1981) as amended; the Protection of Badgers Act 1992
(as amended); and the Nature Conservation (Scotland) Act 2004.'

16.

That notwithstanding the details contained within the Plant Noise Impact Assessment dated 16th
September 2020 a further Plant Noise Report will be required to be submitted to and approved in
writing by the Planning Authority once all the specifics of all the plant and their location are known.
Reason: To ensure adequate noise mitigation measures in the interests of residential amenity.

17.

Any noise mitigation measures required in terms of condition 16 above shall be fully specified in an
acoustic mitigation plan from a suitably qualified person with Membership of the Institute of Acoustics
and submitted to and approved in writing by the Planning Authority prior to the plant becoming
operational.
Reason: To ensure adequate noise mitigation measures in the interests of residential amenity.

18.

Notwithstanding the plans hereby approved and unless otherwise agreed in writing with the Planning
Authority the following details shall be submitted and approved in consultation with the Roads
Authority:



Suitable visibility splay provision on the Stewart Crescent junction;
Details of the works to part of the south east side of Stewarton Crescent between the junction
of Westwood Road and the school access to convert the verge to provide a shared footway /
cycleway over its full length and connecting to the pedestrian access to the school entrance.
Improvements to surfacing and street lighting.






Measures to reduce vehicular traffic trips to and from the school by promoting and introducing
active travel measures as appropriate to encourage pupils and parents to make these
journeys by modes other than the car, allowing the junction of Westwood Road and Stewarton
Crescent to operate more efficiently.
Facilities to allow service vehicles to enter and leave loading areas in a forward gear.
Provision for off-road parking facilities to be provided for vehicles servicing Electrical Substation to prevent the operation of the access being compromised by the presence of parked
vehicles involved in servicing works.

Reason: In the interests of road and pedestrian safety.

Background Papers:
Consultation Responses:
Traffic & Transportation received 2nd November 2020, 22nd January and 9th February 2021
Environmental Health (including Pollution Control) received 5th, 12th, 19th October 2020,12th January and 2nd
February 2021
NLC Greenspace received 21st October 2020
Scottish Environment Protection Agency 12th October and 2nd November 2020
Scottish Water received 23rd September 2020
The Coal Authority received 5th October 2020
SportScotland received 1st October 2020
Contact Information:
Any person wishing to inspect these documents should contact Mr Edward McLennaghan at
esplanning@northlan.gov.uk
Report Date:
11th February 2021

APPLICATION NO. 20/01112/FUL
REPORT
1.

Site Description

1.1

Planning permission is sought for the relocation of Newmains & St Brigid's Primary School and
Newmains Family Centre to be co-located on a shared campus with associated car parking and
sports facilities including a floodlit all weather pitch.

1.2

The application site is located to the north of the existing St Brigid’s PS and the surrounding use is
predominantly two storey residential. The site is bound by residential developments to the east
(Stewart Crescent and Park Drive), north (Lawrie Street and West Place) and south (Newton Drive,
Tollpark Crescent and Claire Street). To the west lies open space where the corner of the site
overlaps with the open space of Branchal Moss, a designated Site of Importance for Nature
Conservation (SINC).

1.3

The application site is relatively ﬂat with a gentle slope from a high point in the north and is currently
zoned as Green Belt and was previously utilised for recreational purposes with evidence of old
sports pitches appearing to have occupied parts of the site including floodlighting. There is an
existing car park to the north east adjacent to the existing site entrance. The existing main access is
from Stewart Crescent to the north east with the current access road narrow due to the substation
location. There are two existing pedestrian footpaths that cross through the site, connecting the
residential estate to the north with the town centre to the south.

1.4

The site is located within walking distance to the town centre and surrounding residential areas
which should encourage many families to walk and cycle to the new school St Brigid’s Chapel has a
close relationship with St Brigid’s Primary School and hopes to maintain this relationship when the
school relocates. The existing school has a footpath linking to the chapel. There is the possibility to
utilise the existing St. Brigid’s Primary School site to create a path connecting the new school to the
chapel. Pupils will also be able to continue to walk to Coltness Memorial Church from the new
school. Footpaths encompassing the site will be retained. Along the southern boundary, these link to
existing routes leading to the church.

2.

Proposed Development

2.1

The proposed campus consists of St Brigids PS, Newmains PS and Newmains Family Centre and
the building has a floor area of approximately 4,800m² and the new campus building is principally
single storey in height and two storey in the middle and incorporates a central node design with
projecting areas in ‘wheel spoke’ configuration. The central space is naturally lit by means of a north
facing lantern and provides a number of shared activity spaces and ensures that both Newmains and
St. Brigid’s Primary Schools and the Family Learning Centre have equal opportunities to access the
shared facilities within the facility. The atrium helps to unify both schools under the same roof and
emphasises the shared campus philosophy. The main entrance to the building becomes prominent
by the contrasting materiality and unique geometry of the canopy projecting above the entrance
plaza.

2.2

The building footprint is concentrated to the north and east of the site which affords the opportunity
to provide north, south and west facing playground spaces and pedestrian and vehicular access
from Stewart Crescent leads directly towards the main entrance to the shared campus. In front of the
main entrance, the plaza offers a large gathering space for children and parents to meet at the start
and end of the school day.

2.3

The proposed campus would utilise approximately 4.45ha of the site and will also include a floodlit
11 aside all-weather pitch (106m x 66m) and grass area (20m x 50m) to the west of the school
campus building which will provide facilities for outdoor sports. The grass area will be used as a
games ﬁeld for school sports days and could also be opened up to wider community use outwith
school hours. The playground wraps around the school with each teaching wing having its own
dedicated external space and each class-base having direct access to the playground.

2.4

The Family Learning Centre will be able to operate independently from the school when required in
order to accommodate longer hours of early years care in the mornings and evenings.

2.5

Landscaping is proposed throughout the wider campus area with native woodland perimeter
planting, the creation of a series of courtyard spaces provided between the building wings with tree
and shrub planting to provide shelter and screening. A memorial garden will also be incorporated to
reﬂect the space that exists for a former pupil.

3.

Applicant’s Supporting Information

3.1

The applicant has submitted a Supporting Planning Statement, Design and Access Statement, PAC
Report, Noise Impact Assessment, Site Investigation & Coal Mining Risk Assessment, Air Quality
Assessment, Flood Risk Assessment, Ecology Report and Lighting Pollution Study.

4.

Site History

4.1

The application site has no site history of note relevant to the current proposed development.

5.

Development Plan

5.1

This site raises issues of a strategic and local nature and therefore must be considered in terms of
the Strategic Development Plan and the Local Plan.

5.2

The site falls under Greenbelt in the Spatial Development Strategy of the Clydeplan Strategic
Development Plan 2017.

5.3

The site is zoned as NBE 3A Green Belt and policies DSP 1 to DSP 4 of the North Lanarkshire local
Plan are also relevant.

6.

Consultations

6.1

Traffic & Transportation have no objection to the proposed development subject to suitable visibility
splay provision on the Stewart Crescent junction, works to convert the verge to provide a shared
cycle path along the length of Stewarton Crescent – connecting with the proposed school access,
improvements to surfacing and street lighting (if required) and confirmation that the width of the
proposed footways and footpaths along Stewarton Street and along the school access are suitable
to accommodate the numbers of pedestrians access and egressing the school. In addition as limited
scope appears to exist to improve this junction to accommodate the additional traffic likely to be
generated by the proposed development, Roads request that the applicant consider measures to
reduce vehicular traffic trips to and from the school by promoting and introducing active travel
measures as appropriate to encourage pupils and parents to make these journeys by modes other
than the car, allowing the junction of Westwood Road and Stewarton Crescent to operate more
efficiently.

6.2

Pollution Control have no objection to the proposed development subject to conditions relating to
ground conditions, noise, air quality and lighting.

6.3

Greenspace have no objection to the proposed development subject to no works being undertaken
within the adjacent SINC and conditions relating to provision of a pollution prevention plan to protect
the adjacent SINC during construction and biodiversity enhancement measures for the site.

6.4

SEPA object to the planning application on the grounds that it may place buildings and persons at
flood risk contrary to Scottish Planning Policy. SEPA consider the embankment to be offering a form
of flood protection to the proposed development and is therefore considered an informal flood
defence. In line with SEPA’s Flood Risk Development Management Guidance for informal flood
protection structures they comment that it is not appropriate to construct a Most Vulnerable Use (i.e.
a school) behind a flood protection scheme. SEPA recommend that the proposed development be
re-located outwith the functional Flood Plain.

6.5

Scottish Water has no objection to the proposed development and confirms that currently sufficient
capacity to accommodate the proposed development.

6.6

The Coal Authority has no objection to the proposed development subject to a condition requiring
that no development commence until suitable remediation works and or mitigation measures to
address land instability from historic mining legacy have been implemented and confirmed by a
suitably competent person that the site is safe.

6.7

SportScotland does not object to the proposed development as the proposed full size 3G pitch will
greatly increase capacity and recommends conditions in relation to the pitch construction
specification and the timing of it coming into operation. SportScotland also strongly encourage that
the pitches are opened up for community/public use where possible.

7.

Representations

7.1

No letters of representation have been received after the standard neighbour notification and press
advertisement procedures. Two neutral comments were received querying the boundary treatment
proposed for the development and whether access from rear gates to the current public footway
would be maintained. A response to these queries was issued to both parties respectively advising
them on the proposed boundary design and that access would be maintained to the public footway
to the rear of their property.

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

The Development Plan consists of the Clydeplan Strategic Development Plan 2017 and the North
Lanarkshire Local Plan 2012. The application is of strategic significance due to the Green Belt
zoning of the site in the adopted Local Plan and the proposed educational/community facility use
proposed.
Clydeplan

8.3

SDP Policy 1 ‘Placemaking’ states that new developments should contribute towards the creation of
high quality places across the city region. In support of the Vision and Spatial Development
Strategy, new development proposals should take account of the Placemaking 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’ as being Distinctive, Safe and Pleasant, Easy
to Move Around, Welcoming, Adaptable, and Resource Efficient.

8.4

It is considered that the development has the potential to meet the requirements of Placemaking
Policy as follows:
 Adaptable/Resource Efficient - these qualities require developments to contribute towards the
delivery of the Glasgow and the Clyde Valley Green Network. (GCVGN); and optimise existing
infrastructure. It is considered that the redevelopment of the site to create a new shared campus
with modern design, community facilities and the inclusion of the proposed sports pitches and
associated outdoor spaces result in a setting that ensures that the development is compliant
with these placemaking qualities.
 The Easy to Move Around quality supports developments concentrated along transport corridors
in close proximity to public transport stops. The location of the proposed school campus is
within an existing settlement with established public transport links bus stops and incorporates a
proposed access road with footpath links into the existing network. In these respects, the
proposals are considered to comply with this quality; and
 The Safe and Pleasant/Distinctive/Welcoming qualities require developments to reflect local
character and strengthen community identity. The application site includes extensive public

areas, retains public open countryside to the west and is designed to offer a safe and pleasant
environment for patrons that is distinctive and welcoming in its proposed design. The provision
of integrated community facilities and bespoke layout which pays respect to the site attributes
and enables the creation of a pleasant setting for the campus. In these respects, the proposals
are considered to comply with these three qualities and with policy 1 Placemaking overall.
8.5

SDP Policy 14 states that the Green Belt is an important strategic tool which has a significant role to
play in supporting the delivery of the Spatial Development Strategy and in achieving the following
strategic objectives:
 directing planned growth to the most appropriate locations;
The proposed campus is considered to be located on the most appropriate site in terms of proximity
to the two existing schools (Newmains and St Brigids) and in a location that whilst identified as
Green Belt is not utilised to its full potential given the derelict nature of the existing sports pitches.
 supporting regeneration;
The development will allow regeneration of the area with the inclusion of new modern school,
community facilities and sports facilities on an area of ground which requires regeneration.
 creating and safeguarding identity through place-setting and protecting the separation between
communities;
It is considered that the proposed development by virtue of its proposal to incorporate both local
schools and community facilities within a shared campus setting will create and safeguard identity
through the proposed design of the facilities. The proposals will create a focal point for the
community and will bring together the community whilst re-developing land that is currently underutilised.
 protecting and enhancing the quality, character, landscape setting and identity of settlements;
It is considered that the proposed development can be accommodated without detriment to the
quality, character and landscape setting of the site and will enhance the identity of the surrounding
settlement by giving a focal point for the community.
 protecting open space and sustainable access and opportunities for countryside recreation;
The proposed development whilst utilising some of the open space will maintain access to the
wider open space areas for recreation. The proposals include community facilities with access to
upgraded sports pitches and areas of designed open space and on balance the proposed
reduction in open space to accommodate the new campus is considered acceptable in this
instance.
 maintaining the natural role of the environment, whether in terms of floodplain capacity, carbon
sequestration or biodiversity;
It is considered that the proposed development can be accommodated and has the potential
capacity to support this criterion.
 supporting the farming economy of the city region; and,
It is considered that the proposed development would have no impact on this criterion.
 meeting requirements for the sustainable location of rural industries including biomass,
renewable energy, mineral extraction and timber production.

It is considered that the proposed development would have no impact on this criterion.
In light of the above it is considered that the proposed development of the site for a new school
campus has the potential to meet the requirements of SDP Policy 14.
8.6

The purpose of Diagram 10 ‘Assessment of Development Proposals’ is to aid consistent application
and implementation of the SDP and is to be used by Local Authorities when assessing strategic
scale development proposals to determine whether they comply with the policies, schedules, and
diagrams of the SDP. Diagram 10: Box 1 poses the question “Does the development proposal
support the Vision, Spatial Development Strategy and the Placemaking Policy including having
regard to the Glasgow City Centre Joint Strategic Commitment?

8.7

Whilst it may be possible to justify that the development complies with Placemaking Policy 1, and
Green Belt Policy 14 it is also clear that the application is still in breach of the Spatial Vision given its
Green Belt designation in the adopted plan and therefore requires to be considered under Diagram
10: Box 2 which covers departures from the SDP. This requires any development to comply with a
range of 7 criteria and any other material considerations. An assessment of the development
against the seven criteria is as follows; makes a significant contribution to sustainable development particularly through enabling shift to
sustainable travel modes and the contribution to carbon reduction;
The proposal is considered to make a significant contribution to sustainable development as it
will integrate both schools and the community facility within one campus which can share
parking, servicing and public transport infrastructure and will thus reduce the carbon footprint of
having separate facilities. In addition it is considered that the proposals are respectful to the
character of the area and offers a choice of travel options
 provides significant net economic benefit including the need to accommodate inward investment
that would otherwise be lost to the city region or Scotland;
Jobs will be created during construction of the development and the proposals are considered to
provide high quality school and community facilities which will address local demand for modern
educational and community facilities to address local demand.
 responds 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;
The development will offer economic benefits in terms of the shared facilities and savings in
terms of running costs but is minor in nature resulting in no significant impact on this criterion.
 meets a specific locational need;
The development meets the specific locational need to offer modern school and community
facilities within the area and is located geographically on the most appropriate location available
for the development in terms of proximity to the two schools being re-located.
 protects, enhances and promotes natural and cultural heritage, including green infrastructure,
landscape and the wider environment;
The proposed development will protect and enhance the natural heritage of the site and
includes areas of planned landscaping and biodiversity improvements on a site that is currently
bereft of any heritage value. Furthermore the proposed development can be accommodated at
this location without detriment to the wider open space areas and designated SINC to the west.
 improves health and well-being by offering opportunities for social interaction and physical
activity, including sport and recreation; and,

The proposed development will improve health and well-being by offering opportunities for
social interaction given the joint nature of the facilities and the inclusion of associated sports
facilities including full size 3G pitch. The new campus also incorporates areas such as Forrest
School and sensory gardens.
 supports the provision of digital connectivity in new developments and rural areas
The development has the potential capacity to support this criterion.
The development meets all seven criteria and is therefore considered an acceptable departure from
the SDP.
North Lanarkshire Local Plan
8.8

The proposed site is zoned as NBE 3A (Green Belt) and partly as NBE 1A3a (Sites for Importance
for Nature Conservation) within the North Lanarkshire Local Plan. Policy NBE 3 A Green Belt seeks
to protect the character and promote development in the Green Belt by restricting development to
acceptable types inclusive of the following: Proposals necessary for agriculture, forestry or horticulture
 Telecommunications, generation of power from renewable sources, or other appropriate rural
uses, including opencast coal extraction, subject to assessment of proposals against SPP,
Structure Plan and other Local Plan Policies
 Limited extension or alteration of existing buildings, provided it does not result in
disproportionate additions over and above the size of the original buildings and extensions are
of appropriate scale, design and materials.
 Facilities for outdoor recreation, education and tourism that are compatible with an agricultural
setting.
In the case of the current proposals it is evident that the development would be contrary to the
current Green Belt policy designation and the development will therefore need to be justified in its
departure.

8.9

NBE 1A3a (Sites for Importance for Nature Conservation) outlines that planning permission will only
be granted for proposals where it can be demonstrated that there will be no adverse impact or that
any impacts can be mitigated. In this case whilst the application red line includes an area
designated as a SINC there are no proposals to develop this area and as such the development will
have no impact on the designated SINC.

8.10

In addition to the above all development proposals require to be assessed in terms of policies DSP
1-4 of the North Lanarkshire Local Plan.

8.11

Policy DSP 1 ‘Amount of Development’ is relevant as additions to land supplies with developments
not justified by supply and demand assessments considered Development Plan departures and
require to be justified in terms of both need and benefit in terms of the Strategic Development Plan.
As noted above the development is considered to be justified in terms of both need and benefit in
terms of the Strategic Development Plan and therefore meets the requirements of DSP 1.

8.12

Policy DSP2 ‘Location of Development’ further considers the strategic approach to development
locations and requires that proposals are assessed in terms of part B (potential additions to planned
land supplies) which requires new developments to be consistent with locational criteria including: Urban Regeneration using brownfield urban land and existing urban infrastructure and services:
The proposed development utilises part of a currently vacant green belt area (formerly sports
pitches) and will improve both the recreational value of the area with the new community and
sports facilities but also maintain pedestrian access and utilise the existing urban infrastructure
and services.

 Green Belt maintaining clearly defined urban/rural boundaries: The proposed development will
have no significant impact on the established Green Belt and will maintain the established
urban/rural boundaries by complementing the existing surrounding residential properties whilst
maintaining the existing open space area to the west.
 Environmental Assets including safeguarding locations, habitats or species of recognised
importance and protecting and enhancing watercourses: The proposed development will have
minimal impact on environmental assets and the applicant has submitted a preliminary
environmental appraisal of the site which does not identify any significant effects on habitats or
species. The development is not located adjacent to or will result in an impact on any
watercourse and the development is sufficiently far away to have no impact on the adjacent
SINC to the west. It is considered that notwithstanding the objection from SEPA, the proposals
present a site-specific solution that is proportionate to the potential for flood risk of the site
which is discussed further in paragraph 8.28 below.
 Accessibility supporting the hierarchy of walking/cycling/public transport/private transport: The
proposed development will upgrade or maintain the existing pedestrian facilities within the area
and will link into the existing road network via a new access road to adoptable standard. The
development will be able to integrate into the existing infrastructure and utilise both public and
private transport whilst offer the opportunity for patrons to utilise other forms of travel such as
walking and cycling given its location within the settlement.
 Community enhancing social inclusion and integration by improving access to community
facilities: The proposed development will enhance social inclusion given the nature of the
shared campus and thus shared community facilities offering a focal point for the surrounding
area. In terms of integration it will see two separate schools joining together in a shared
campus and will improve access to community facilities such as the proposed new sports
pitches.
 Town Centres safeguarding vitality and viability of RTC1 A Centre Network by supporting their
diversification and improving their environment: It is considered that the development has the
potential capacity to support this criterion.
 Health and Safety avoiding locations liable to flooding, pipeline routes or areas subject to
hazardous development exclusion zones: The proposed development is compliant with the
requirements of this criterion.
As noted in the assessment above the development is considered to be justified in terms of both
need and benefit in terms of the Strategic Development Plan and DSP 2.
8.13

Policy DSP3 (Impact of Development), requires developers to meet or contribute to the cost of
providing or improving community facilities or infrastructure as a result of the additional demands
arising from the proposals on its own or in conjunction with existing developments. Due to the nature
of this development, there are no significant additional contribution requirements anticipated and
none of the consultations has indicated a requirement for the developer to contribute to the cost of
improving community facilities in this instance.

8.14

DSP 4 (Quality of Development) states that development will only be permitted where high standards
of site planning and sustainable design are achieved. DSP 4 also requires all development to
successfully integrate into the local area without causing any undue harm by relating well to existing
surroundings and amenity through noise or disturbance and provision of adequate roads, access and
parking facilities.

8.15

Design
The proposed development is considered to incorporate a design and scale that will allow the
proposed new school campus to integrate successfully with the predominantly residential area that
surrounds the site. The proposed new campus building is principally single storey, an appropriate
scale for small children, with an enhanced height in the middle where the two schools come
together. The central space is naturally lit by means of a north facing lantern and provides a number
of shared activity spaces. The democratic approach to the planning of the building means that both

Newmains and St. Brigid’s Primary Schools and the Family Learning Centre have equal
opportunities to access the shared facilities. The atrium helps to unify both schools under the same
roof and emphasises the shared campus philosophy. The main entrance to the building becomes
prominent by the contrasting materiality and unique geometry of the canopy projecting above the
plaza. The campus is designed to create inspiring spaces. These include the entrance plaza,
welcome space, atrium and open teaching spaces amongst others. Opportunities have been created
for social interaction throughout the school, inside and outside to encourage a lively and united
learning community. The playground spaces are seen as a series of zones radiating out from the
building - with nurturing and enclosed spaces within the courtyards and school wings. The layout is
considered to minimises the visual impact of the development and its impact on the amenity of
surrounding residential properties.
8.16

Safe, Inclusive, Convenient and Welcoming Development
The proposed site layout is considered acceptable with a new site entrance created from Stewart
Crescent with one way priority access leading to car park with drop off at the main campus entrance,
a total of 111 spaces inclusive of 5 No accessible parking bays and 2 No electrical vehicle charging
points. The main entrance plaza will create a large gathering and waiting space with seating and
covered cycle parking. The Family Learning Centre playground provides a south facing spill out
directly connected to the internal play-rooms with rolling landforms and a variety of ﬁnishes and
zones. These areas include water play, mud and sand pit as well as a ﬁre pit social space. There
will be external storage, play dens and a growing garden space with perimeter planting to create a
natural environment. In addition a series of courtyard spaces will be provided between the building
wings with tree and shrub planting to provide shelter and screening and at the end of the 4 teaching
wings an enclosed garden space will be provided in association with the covered outdoor teaching
spaces each with a sensory theme. The existing pedestrian network around the site has been
retained with new pedestrian routes linking in to create safe routes to the main entrance of the
campus and to create new routes into the playground spaces from the residential areas to the north
and the south. A gated access within the western boundary fence provides the ﬂexibility for future
connections to the Branchal Moss nature conservation area. A new pedestrian route will be created
from the new campus across the edge of the existing St Brigid’s Primary School to maintain the
connection to St Brigid’s Chapel. The proposed development given the above detailed design
elements is therefore considered to demonstrate that the site achieves the aims and aspirations of
the Councils Design Brief as a safe, welcoming development for all future patrons.

8.17

Energy Resources and Sustainable Development
The proposal will result in sustainable development through the installation of the drainage facilities
to serve the development and will improve its visual amenity.

8.18

Air Quality, Noise and Pollution Impacts
NLC Protective Services have reviewed the ground conditions reports received with the application
and confirm they have no objections to the proposed development. A condition of the application
ensures a remediation strategy will be provided prior to any development. In terms of the noise
assessment, it is noted that Protective Services have no objection subject to a condition for the
further submission and approval of a Noise Report once all the specifics of all the plant and their
location are known. In terms of Air Quality and impacts with respect to light pollution Protective
Services have no objection subject to recommended conditions relating to the provision of a dust
management plan and restrictions on the operational period of the floodlighting.
Water Body Status

8.19

Scottish Water confirm no objection to the proposed development.
Flood Risk

8.20

SEPA have objected to the planning application on the grounds that it may place buildings and
persons at flood risk contrary to Scottish Planning Policy. SEPA consider the embankment to be
offering a form of flood protection to the proposed development and is therefore considered an
informal flood defence. In line with SEPA’s Flood Risk Development Management Guidance for
informal flood protection structures they comment that it is not appropriate to construct a Most
Vulnerable Use (i.e. a school) behind a flood protection scheme.

8.21

SEPA note that the applicant refers to potential benefits associated with the proposed Natural Flood
Management (NFM) measures and that such a proposal would be considered ‘informal flood
defences’.

8.22

SEPA also comment that the proposed NFM scheme consists of opening up a small section of a
culvert and raising footpaths to act as embankment to the 1,000-year flood level. Whilst they
acknowledge the potential benefits offered to the existing properties, they do not consider raising
footpaths to the 1,000-year flood level to constitute an appropriate NFM proposal.

8.23

SEPA therefore required further information to be provided to locate the school out of the functional
floodplain in order to remove their objection.

8.24

In response to the objection from SEPA the applicant has prepared an updated Flood Risk
Assessment (FRA) and adjustments to the site layout to address flooding issues which the applicant
considers, make the site more compliant with Scottish Planning Policy (SPP) with respect to flood
risk. However the applicant does concede that the changes to the site layout which have been made
will address all of the concerns raised by SEPA apart from one, which relates to whether the railway
embankment upstream of the site acts as an ‘informal flood defence or not’. The applicant does not
consider the railway embankment to be an ‘informal flood defence’ as SEPA considers it.

8.25

The applicant considers that ‘informal flood defences’ refers to agricultural bunds and other poorly
constructed embankments along rivers, farm and other non-engineered crossings of streams and
walls and other barriers constructed around properties. In the case of large structures such as
engineered railway embankments, the applicant considers these as informal flood defences if flood
depths (hydraulic head) were high upstream of the embankment (which could cause failure or
seepage), there were clear stability issues with the embankment and/or plans to remove the feature.
In this case the hydraulic head is very low, engineers have commented on the condition of the
embankment (see below) and any changes to the embankment would require planning approval or
significant changes to the surrounding land.

8.26

Blyth and Blyth (civil engineers representing the applicant) have undertaken a site walkover along the
length of embankment adjacent to the site. With reference to the structural condition, they are of the
opinion that the embankment is highly unlikely to suffer a structural failure due to rising flood waters
in the fields to the south west. The applicant notes that the watercourse has itself been re-aligned
due to the embankment and the channel and overbank areas downstream of the embankment are
not natural and it is hard to model a situation with the embankment not in place – given that they do
not know the natural ground levels. An approach that only removes the embankment while leaving
other man-made changes to the channel in place, appears selective and does not identify the
‘natural’ floodplain before any development. On this basis the applicant considers that running the
model with the embankment removed is an unrealistic scenario and the applicant have resisted
providing the results of this scenario is a formal way. However, they have provided a flood scenario
of this type to SEPA and it shows:


The buildings will be raised above the flood levels of the 1 in 1000-year flood event with no
embankment, i.e., the school will be protected in such an event



There will be land raising of the flooded area in this no-embankment event.

8.27

The applicant notes that based on the previous discussions with SEPA they anticipate that SEPA will
maintain their objection, as they would want the whole development outside of the 1 in 1000-year
flood extent with no embankment. The applicant outlines that this cannot be achieved without
changing the whole design of the school. Given the unlikely scenario that the ‘no embankment’
situation represents, changing the whole design for this event does not appear proportionate in the
applicants’ opinion.

8.28

It is considered that notwithstanding the objection from SEPA, the proposals present a site-specific
solution that is proportionate to the potential for flood risk of the site. It is noted that flood
management measures are proposed to locate the building outwith the 200-year and 1,000-year
flooding events. In addition, compensatory storage is proposed to compensate the small volume of

water displaced due to the building platform with the additional compensatory storage further
reducing flood risk to the site and third-party neighbouring properties. Given the foregoing and given
that the embankment is approximately 15m wide, 3m high and has been assessed by the applicants’
engineers to be unlikely to suffer structural failure in a flooding event it would appear reasonable to
conclude that the proposed mitigation measures outlined by the applicant are sufficient in this
particular instance. It is noted that the application will still need to be referred to the Scottish
Ministers given the outstanding objection from SEPA. The ministers will then have the ability (should
they so wish) of calling in the application for their own consideration and determination.
Alternatively, they may confirm that the Council is free to issue planning permission without their
intervention.
8.29

A planning condition ensures the drainage scheme will be undertaken to comply with SEPA’s SUDS
guidance and will be verified by suitable chartered engineer.

8.30

Impact on Local Amenity
The application site is located on a vacant site of former sports pitches. A detailed scheme of
boundary treatments are proposed to secure the site including native woodland perimeter planting of
whips, transplants and feathered standard trees to provide a green framework as setting and
screening for the new campus and are considered to minimise any significant adverse amenity
impacts on the surrounding uses. The applicant has submitted detailed cross sections and proposed
site levels and following detailed assessment of the site layout, it is considered that there are no
significant adverse impacts on the amenity of the existing surrounding dwellings by virtue of
overlooking, sunlight/daylight levels and privacy.

8.31

In light of all of the above, it is considered that the proposal is in accordance with Policy DSP4 in that
the development would create a successful well-designed place.
Conclusion

8.32

Having assessed the proposed development it is considered that whilst a departure from the
Development Plan the proposals will contribute to the Council’s aim to provide the best learning
environment for all young people in North Lanarkshire. The development is therefore considered to
be an acceptable departure from the Development Plan in this instance.
Other Material Considerations
Emerging Local Development Plan

8.33

The emerging Modified Proposed North Lanarkshire Local Development Plan (NLLDP) seeks to
maintain the status of the site as Green Belt and is therefore not considered to offer any additional
support for the development. Notwithstanding as noted in the assessment above the proposed
development is considered to be an acceptable departure from the development plan in this
instance.

9.

Conclusions

9.1

Having considered the development against the Development Plan and other material
considerations, it is considered that the proposals are an acceptable departure from the
Development Plan and will help address the Council’s duty to provide the best learning environment
for all young people in North Lanarkshire. Notwithstanding the objection from SEPA on flooding
matters it is considered that the proposals present a site-specific solution that is proportionate to the
potential for flood risk of the site. The proposed new campus will have minimal impact on the existing
site given the construction of the new sports pitches that will replace the semi derelict existing
pitches located on the site and will provide enhanced facilities and a valuable community resource,
pivotal to community life by providing a facilities that can be used extensively for leisure and
community activities. The proposals will utilise vacant land within the site and improve both the
vehicular and pedestrian access to the wider site. On balance the proposed development is
considered an acceptable departure from the development plan.

9.2

It should be noted that if Members are minded to approve planning consent for the application then it
will be required to be notified to the Scottish Ministers given the objection received from SEPA.
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Proposed Conditions: 1.

That, except as may otherwise be agreed in writing by the Planning Authority, or updated as required
under the terms of any planning conditions, the development shall be implemented in accordance with
drawing numbers: Location Plan & Layout







13025-PLBD-P002 LOCATION PLAN
5991(3)SP002 Rev Y PROPOSED SITE LAYOUT
P008 RevD VEHICLE TRACKING
P009 RevD VISIBILITY SPLAY DETAILS
ADOPTION EXTENTS
57642-001 Rev001 INDICATIVE PLAY AREA DESIGN

Levels and Sections


5991(3)SE001 RevA SITE SECTIONS PROPOSED



P001 RevF PROPOSED LEVELS



P002 RevF CUT AND FILL ANALYSIS

House Types and Garages






























2017/DUB/01 DUNBAR HOUSETYPE
2017/S/BMR/01 BALMORAL HOUSETYPE
2017/S/BUH/01 BUCHANAN HOUSETYPE
2017/S/CEN/02 CRAIGEND HOUSETYPE
2017/S/CSO/01 CRAIGSTON HOUSETYPE
2017/S/CUU/01 CULLEN HOUSETYPE
2017/S/FOE/01 FENTON HOUSETYPE
2017/S/MEY/01 MEY HOUSETYPE
2018/DET/R/035 BARRATT SINGLE GARAGE
2018/DET/R/037 BARRATT DOUBLE GARAGE
2020/S/BKUM/01 KENMURE HOUSETYPE
2020/STAS/01 COTTAGE FLATS
2020/STAS/01 ROSSDHU HOUSETYPE
2020/STAS/01 RevA FOVERAN HOUSETYPE
2020/STAS/PLANNING INVERBEG
BGR-PD1.2 RevA BARGOWER HOUSETYPE
CLE-PD1.2 RevB CLELAND HOUSETYPE
CRI-P01.2 RevB CRICHTON HOUSETYPE
DAR-P01.2 RevA DARROCH HOUSETYPE
GAR-PD1.2 RevB GARVIE HOUSETYPE
GOR-PD1-IC RevC GORDON HOUSETYPE IC
GOR-PD1.1-SE RevC GORDON HOUSETYPE SE
KEN-PD.2-B2R RevC KENNEDY HOUSETYPE
LEW-PD1.2 RevC LEWIS HOUSETYPE
MEL-PD1.2-IC RevA MELVILLE HOUSETYPE IC
MEL-PD1.2-SE RevA MELVILLE HOUSETYPE SE
MON-PD1.2 RevD MONCRIEF HOUSETYPE
SK001 CALA 3 STOREY TYPE 1
CALA 3 STOREY TYPE 2

Landscaping













99-54-10b LANDSCAPE STRATEGY
99-54-101b LANDSCAPING LAYOUT SHEET 1
99-54-102b LANDSCAPING LAYOUT SHEET 2
99-54-103b LANDSCAPING LAYOUT SHEET 3
99-54-104b LANDSCAPING LAYOUT SHEET 4
99-54-105b LANDSCAPING LAYOUT SHEET 5
99-54-106b LANDSCAPING LAYOUT SHEET 6
99-54-107b LANDSCAPING LAYOUT SHEET 7
99-54-108b LANDSCAPING LAYOUT SHEET 8
99-54-109b LANDSCAPING LAYOUT SHEET 9
99-54-110b LANDSCAPING LAYOUT SHEET 10
99-54-111b LANDSCAPING LAYOUT SHEET 11

Drainage


P006 RevE DRAINAGE LAYOUT

Fencing, Boundary Treatment







BARRATT FEATURE WALL
WL00189/FW2 CALA FEATURE WALL DETAIL
WL00189/FW3 CALA FENCE DETAIL
5991(3) SP006 RevA BOUNDARY TREATMENT SITE PLAN
BWS-DET/07/03/01A BARRATT TIMBER FENCE DETAILS
ACOUSTIC FENCE DETAILS

Reason: To clarify the drawings on which this approval of permission is founded.
2.

That the submitted drainage strategy produced by Charles Scott and Partners including the SuDS
compliant surface water drainage scheme is hereby approved and shall be implemented
contemporaneously with the development in so far as is reasonably practical. Before the site is
completed a certificate (signed by a Chartered Civil Engineer) shall be submitted to the planning
authority confirming that the drainage scheme and SuDS has been constructed in accordance with the
report’s recommendations, CIRIA SuDS Manual (C753) and the approved plans.
Reason: To safeguard any adjacent watercourses and groundwater from pollution and in the interests
of the amenity and wellbeing of existing and future users.

3.

That before any works start on site, the applicant must confirm in writing to the planning authority that
the foul drainage system can be connected to the public sewer in accordance with the requirements of
Scottish Water. The surface water must be treated in accordance with the principles set out in CIRIA
SuDS Manual (C753).
Reason: To prevent groundwater or surface water contamination in the interests of environmental and
amenity protection.

4.

That BEFORE the development hereby permitted starts details of measures for the protection of trees
in the course of development and a detailed timetable for all landscaping works (including full details of
all paths in open space areas detailed on plan 5991(3)SP002 Rev Y Proposed Site Layout) which
shall provide for these works being carried out contemporaneously with the development of the site,
shall be submitted to, and approved in writing by the Planning Authority. For the avoidance of doubt all
trees shall be protected in accordance with the recommendations in BS 5837:2012 Trees in Relation
to Design, Demolition and Construction and shall include details of construction exclusion zones and
barrier details.

Reason: To ensure the implementation and maintenance of the landscaping scheme in the interest of
amenity.
5.

That all works included in the scheme of landscaping and planting including leisure paths hereby
approved, shall be completed in accordance with the timetable under the terms of condition 4, 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 and maintenance of the landscaping scheme in the interest of
amenity.

6.

That no trees within the application site shall be lopped, topped or felled and no shrubs or hedges
shall be removed from the application site, without the prior approval in writing of the Planning
Authority.
Reason: In the interests of the conservation value of the site and the visual amenity of the site and the
adjacent residents.

7.

That before the occupation of any houses, 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: (a) the proposed SUDS area / compensatory flood water storage area.
(b) any communal fences and walls.
(c) all other communal areas
(d) all play areas
(e) all leisure paths
Reason: To ensure the maintenance of communal areas and infrastructure in the interest of amenity.

8.

That before completion of the development hereby permitted, the management and maintenance
scheme approved under the terms of condition 7 shall be in operation.
Reason: To ensure there is an adequate landscape maintenance scheme in place.

9.

That except as may otherwise be agreed in writing by the Planning Authority the development shall be
completed in accordance with the facing materials set out in the applicant’s design statement.
Reason: In the interests of amenity and design by ensuring that external materials are appropriate for
the site.

10.

That before the development hereby permitted is brought into use, 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 before the start of surfacing work 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.

11.

That BEFORE the development hereby permitted starts, details of the equipment to be provided the
play area on the approved plans, shall be submitted to, and approved in writing by the Planning
Authority, and this shall include: (a) details of the type and location of play equipment, seating and litter bins to be situated within the
play area;
(b) details of the surface treatment of the play area, including the location and type of safety surface
to be installed;
(c) details of the fences, gates and animal grids to be provided around the play area, and
(d) details of the phasing of these works.

Reason: To ensure that the play scheme is to an acceptable standard and is implemented within a
reasonable timescale.
12.

That notwithstanding the requirements of condition 1 above and BEFORE the development hereby
permitted starts, full details of the proposed vehicular and pedestrian accesses, shall be submitted to,
and approved in writing by the Planning Authority, and it shall include the following unless otherwise
agreed in writing: Full details of the proposed signal installation shall be provided and shall be linked to the existing
signal controlled junctions at A80 Cumbernauld Road/Buchanan Gate and A80 Cumbernauld
Road/Hornshill Farm Road to minimise the potential for delays to occur along this length of road.
 Visibility splays proposed at the proposed traffic signal-controlled junction where the site access
meets the A80 Cumbernauld Road to be provided in accordance with the standards indicated in the
Design Manual for roads and Bridges.
 Access to existing dwellings along Cumbernauld Road at its junction with Gateside Farm access to
be maintained, a turning facility suitable to accommodate service vehicles shall be provided at its
termination to allow vehicles to leave and join the A80 from this point without the need to reverse.
Reason: To ensure the provision of satisfactory vehicular and pedestrian access facilities.

13.

That before the development is completed all the noise mitigations require to be installed as detailed
in in Proposed residential development – Gateside Farm, Stepps, Noise Impact Assessment. KSG
Acoustics, prepared for Barratt Homes West Scotland, 02 November 2020 (rev 3) and the additional
supporting information dated 11 February 2021.
Reason: To ensure that the affected dwellings have suitable noise mitigation measures incorporated
as part of their build make up.

14.

A number of plots on the site require to have some or all windows of habitable rooms closed to provide
suitable internal noise levels. Details for each of the plots and the façade(s) which require acoustic
treatment in terms of glazing and ventilation are provided in Appendix B of Residential development at
Gateside Farm, Stepps – Additional supporting information relating to the assessment of road traffic
noise and mitigation requirements. Before any of the plots identified are occupied these mitigation
measures must be installed as per the requirements in Appendix B and correct installation of the
glazing and ventilation units must be validated by a suitable qualified acoustician.
Reason: In the interest of future residents and to ensure that the affected dwellings have suitable
noise mitigation measures incorporated as part of their build make up.

15.

That for any property where the mitigation involves Acoustic Barriers these must be installed as per
Proposed residential development – Gateside Farm, Stepps, Noise Impact Assessment. KSG
Acoustics, prepared for Barratt Homes West Scotland, 02 November 2020 (rev 3) and David Jinks
email to Moira Cartwright dated 11 February 2021. Before any of these plots are occupied the
installation and finish of these acoustic barriers must be validated by suitably qualified acoustician.
Reason: In the interest of future residents and to ensure that the affected dwellings have suitable
noise mitigation measures incorporated as part of their build make up.

16.

To ensure that the ongoing maintenance of acoustic barriers, hereby approved, a maintenance
scheme should be submitted for written approval prior to development commencing on site.
Reason: To ensure that the affected dwellings have suitable noise mitigation measures are
maintained.

17.

That before any dwellinghouse within the site hereby permitted is occupied, any noise mitigation
measures agreed under the terms of Condition 13 above shall be installed to the satisfaction of the
Planning Authority.

Reason: To ensure that appropriate noise mitigation is in place.
18.

That BEFORE the development hereby permitted starts a timetable will be agreed with the Planning
Authority in consultation with NLC Housing for the completion and delivery of 30 on site affordable
housing units. Following approval and except as may otherwise be agreed in writing by the Planning
Authority, the units will be delivered to the Council in accordance with the agreed timetable.
Reason: To ensure that the affordable housing requirement is delivered on site.

19.

That BEFORE the development starts details shall be submitted for the written approval of the
Planning Authority detailing the means of access to the site for construction traffic throughout the life
of the development and the location of the site compound. The development shall be carried out in
accordance with the approved details.
Reason: To safeguard residential amenity

Background Papers:
Consultation Responses:
Traffic & Transportation memorandum received 24th November 2020
NLC Protective services memorandum received 11th February 2021
Play Services Manager memorandum received 8th December 2020
Scottish Environment Protection Agency letter received 13th November 2020
Scottish Water letter received 23rd November 2020
Strathclyde Partnership for Transport letter received 27th November 2020
Transport Scotland letter received 24th November 2020
NLC Greenspace (landscape) memorandum received 18th November 2020
The Coal Authority letter received 26th November 2020
NLC Affordable Housing memorandum received 17th November 2020

Contact Information:
Any person wishing to inspect these documents should contact Gordon Arthur
Planningenquiry@northlan.gov.uk

Report Date:
12th February 2021

APPLICATION NO. 20/01359/MSC
REPORT
1.

Site Description

1.1

The application site which is located in Stepps to the north and east of the urban area south of
Garnkirk Burn and west of the A806 link road to the M80. The site area extends to 13.7 hectares
(33.8 acres) and mainly comprises open grassland and woodland. There are agricultural buildings
with a farmhouse and two private semi-detached dwellings which front onto the A80 within the site
which are accessed via an existing track off Cumbernauld Road. All buildings within the site will be
demolished to make way for the development. The A806 defines the eastern boundary with
agricultural fields beyond. Cumbernauld Road defines the southern boundary with Buchanan
Business Park located beyond this road. The site is bounded to the west by a Hotel and two
detached houses on the boundary. These front onto Hornshill Farm Road. Vehicular access to the
site is currently from a substandard junction onto the A80.

2.

Proposed Development

2.1

This application is for the Approval of Matters Specified in Conditions of the Planning Permission in
Principle 16/01271/PPP. Planning Circular 3/2013 ‘Development Management Procedures’, this
MSC application is not an application for planning permission. The principle of development having
been granted enables this application to address matters specified in planning condition (MSC) 1
and 4 following planning permission in principle for the construction of a residential development.
The applicant has submitted a detailed site layout demonstrating 199 residential units and
associated infrastructure including, drainage design, landscape design and internal road and footway
layout with vehicular access and junction arrangement with Cumbernauld Road to the south of the
site.

2.2

The site area House types are a mix of detached, semi-detached , terraced and 4 in a block flats
predominantly (28 house types) two storeys the remaining (2 house types) being 3 storey, all house
types ranging from 2 to 5 bedrooms.
Barratt Homes schedule include the following:



(9) 3 bedroom detached.
(102) 4 bedroom detached.

Cala schedule include the following:



(33) 4 bedroom detached.
(25) 5 bedroom detached.

Affordable housing schedule





(4) single bedroom flat.
(8) 2 bedroom cottage flat.
(10) 2 bedroom terraced.
(8) 2 bed semi- detached

Materials proposed include a mix of red and grey plain and profiled concrete roof tiles of contrasting
colour to roofs and garages. Contrasting white dry-dash roughcast with either buff reconstituted
stone or buff brick features & base courses. Pvc-u double glazed windows, soffits, fascias, gutters,
downpipes and entrance doors.
2.3

Following the legal agreement secured at planning permission in principle stage, each unit would
have a financial contribution towards education provision. An amendment to the Section 75 legal

agreement is required to secure a financial contribution for Affordable Housing and this is currently
under consideration reference 19/00098/AMD
3.

Applicant’s Supporting Information

3.1

The applicant has provided the following information in support of their application:





















Design & Access Statement
Landscape & Visual Impact Assessment
Landscape Strategy & Design
Site Layout
Boundary Treatment Plans
Tree Report
Noise Assessment
Drainage Strategy
Drainage Layout
Cut and Fill Analysis
Finished Levels
Cross Sections
House types & Garages
Street Engineering Review
Vehicle Tracking
Swept Path Analysis for Refuse Vehicles
Site Access Visibility Splays
Road Adoption Extents & Finishes
Response to objections
Note of meeting with Community Council

4.

Site History

4.1

The following previous applications are relevant to the current proposal:





4.2

93/00306/PL Construction of Link Road (A806) to the M80 – Withdrawn 26.01.2000
16/01271/PPP Residential development with associated infrastructure, landscaping and
engineering works – Refused 28.03.2017, Approved on Appeal on 05.07.2018
19/00098/AMD - Modification/Discharge of Planning Obligations - 16/01271/PPP – currently
under consideration
18/01462/MSC Construction of 200 Dwellinghouses, Associated Infrastructure, Landscaping and
Engineering Works (Approval of Matters Specified in Conditions of Permission 16/01271/PPP)
appeal dismissed

In providing a summary of recent decisions on the assessment of this site for residential
development members attention is directed to the fact that this is the second application in respect to
the Planning in Principle Permission for the site. The first application (ref:18/01462/MSC) was
refused by North Lanarkshire Council in 2019 and that refusal was upheld at appeal. A summary of
what went before and what is now proposed is set out below.
The Reporter considered the main issues in this appeal to be: 



4.3

the landscape and visual impacts of the development.
the extent of the tree felling.
the compliance with local plan policy DSP4, Quality of Development; and the acceptability of the
other specified matters forming part of this application.

In the previous detailed application (18/01462/MSC) dismissed on appeal, the Tree Survey and
Arboricultural Constraints report indicated that, of the 74 trees surveyed, 57 are classified as
category A, B or C. Only 17 are category U which is indicative of poor condition. As such the

Reporter did not therefore find the scale of felling is justified by the condition of the trees. Indeed
paragraph 7.2 of the report confirms that the felling is necessary due to “major ground re-profiling”.
On examining the topographical information relating to the current proposal the Reporter found an
extensive cut and fill process is anticipated. Ground levels would be lowered or increased by 3-5
metres to form the development platforms. As a result, the site boundaries to the north, west and
east would be marked by embankments rather than a natural continuation of the existing land
contours.
4.5

Both the 2016 Design and Access Statement and the Updated Landscape and Visual Impact
Assessment referred to the “slight re-grading” needed to create development platforms and
appropriate gradients. The future site levels were expected to tie into the existing levels and to
follow the general grain of the landform. The previous reporter referred to the treatment of landform
as a factor in his decision. The Reporter found the change in the landform to be significant and
certainly exceeds the description of “slight re-grading”.

4.6

Changes to the location/shape of open space and the extent of tree felling, in the Reporters view did
not reflect the supporting documents that informed the original planning permission in principle. As a
result, the effectiveness of the future Green Belt boundary at Hornshill Farm Road and the
attractiveness of the entrance to the development from the A80 would be diminished. Although
extensive structural planting remained part of the proposals, it was not considered to be sufficient to
offset the effect of the felling or the pronounced change to the ground levels on the site boundaries.

4.7

As a result of preceding appeal decisions, this application seeks to address the concerns raised by
the Reporter in his decision. As part of their approach the applicant sought to engage with the local
community via the Community Council and a virtual meeting was held on 18th January which was
also attended by Steven Bonnar MP and Fulton MacGregor MSP.

4.8

The applicant commented that tree felling was always anticipated along the site frontage with the
A80 to facilitate drainage works and to accommodate the new site access. The current felling
proposals however exceed that set out in the 2016 Design and Access Statement and Indicative
Development Framework. This is partly because of re-grading but also arises because the scale and
shape of a landscaped open space at the site entrance has been altered. Originally this area was to
incorporate much of the tree grouping south west of Gateside Farm. This open space is now
redesigned as a narrower area running parallel to the A80. This is discussed in more detail below.

5.

Development Plan

5.1

This application raises no issues of a strategic and local nature and therefore must be considered in
terms Local Plan Policy. The application having been assessed against Strategic the Development
Plan in establishing the principle of the development.

5.2

Notwithstanding, the site falls under Green Belt in the Spatial Development Strategy of the Glasgow
and the Clyde Valley Strategic Development Plan 2012.

5.3

The application site is zoned as NBE 3A (Assessing Development in the Green Belt) within the
adopted North Lanarkshire Local Plan.

6.

Consultations

6.1

A summary of comments from the consultees is as follows:
NLC Traffic and Transportation raise no objection to the application. Detailed discussions have
taken place in respect to the layout with additional supporting information and updated layouts
provided. Comments are provided in respect to access arrangements to Cumbernauld Road which
are the subject of planning condition. Otherwise, some views are given in respect to internal layout
matters, including elements of the proposed footway provision at the Cumbernauld Road frontage,
some street lengths and aspects of the driveway and parking delivery. From a planning perspective,
it is highlighted that these are final outstanding comments following a detailed process of refinement
where many aspects of the layout have been positively developed. It is also highlighted that the use

of Designing Street policy results in various design options, opposed to a standards-based
approach. To support the layout, a detailed Street Engineering Review (SER) has been provided
along with a revised SER. In respect to the other comments, it is highlighted that these have been
supported through the Street Engineering Review. There are some minor alterations that could be
addressed through the construction consent process. There are no concerns raised over the
relationship with the wider public road network. From a planning perspective, it is highlighted that
there are many aspects of the layout that have merit and, although not entirely satisfactory to the
Council’s Roads & Transportation service, are considered to embrace the principles of the Scottish
Governments principles on ‘Designing Streets’.
NLC Protective Services A noise impact assessment has been submitted which Protective
Services advised was satisfactory in assessment methodology and mitigations methods detailed in
the report and the later additional supporting information. Predictions indicate that a number of plots
on the site require to have some or all windows of habitable rooms closed to provide suitable internal
noise levels. Details for each of the plots and the façades which require acoustic treatment in terms
of glazing and ventilation are provided in Appendix B of Residential development at Gateside Farm,
Stepps – Additional supporting information relating to the assessment of road traffic noise and
mitigation requirements. Letter emailed 11 February 2021 and for avoidance of doubt reproduced in
Appendix 1 of Pollution control’s memorandum. These mitigation measures must be installed in
accordance with the requirements in Appendix 1 and correct installation of the glazing and ventilation
units must be validated by a suitable qualified acoustician. It is therefore recommended that suitable
conditions are attached to ensure receipt of this information should members be minded to approve
the application. Similarly, to ensure that the integrity of acoustic barriers remains intact for the
lifetime of the development a suitable condition on their maintenance is recommended.
NLC Greenspace (Landscape) comment that that the submitted documents indicate that the
various landscape-related elements of the development design listed in Condition 1 (a) to (l) have
been satisfactorily addressed. On condition 4 Greenspace comment that details of the proposed
SuDs scheme are satisfactory.
NLC Play Services comment that the site layout plan shows the play area is in a good central
location and at over 2,000 square metres meets the minimum space requirement. It is however
recommended that the level of play equipment should be increased and a condition is attached that
will ensure the proper level of provision, with surfacing and acceptable fencing.
NLC Affordable Housing have been in discussions with the Developer in relation to meeting the
Affordable Housing Policy requirements for this site. The site capacity is 199 units meaning the
equivalent 25% requirement would be 50 units. The current Strategic Housing Investment
Programme has made provision for 30 affordable units from this site. It has been agreed that the
remaining balance of the AHP requirement (20 units) will be met by the through a commuted sum
payment (£750,000).
Scottish Environment Protection Agency note that this consultation is for approval of matters
specified in condition. SEPA only comment on conditions in cases where they have requested them
in order to protect their interests. SEPA also note, from the decision document, that the Reporter
removed reference to SEPA in the conditions.
Scottish Water has no objection to this planning application. There is currently sufficient capacity in
the Balmore Water Treatment Works. There is currently sufficient capacity in the Dalmuir PFI
Wastewater Treatment Works.
Transport Scotland does not propose to advise against the granting of permission.
The Coal Authority has no objection subject to the identified remediation strategy being secured by
a planning condition 2 and 3 of the principle permission.
Strathclyde Passenger Transport (SPT) On review SPT has no comments on the proposal

7.

Representations

7.1

Following the standard neighbour notification process and newspaper advertisement, 73 letters of
representation were received including from Stepps Community Council, Steven Bonnar MP and
Fulton MacGregor MSP all of which are objections were received all of which are objections. The
grounds of objection fall within the following general categories, infrastructure and local amenities,
design, planning policy, planning history, residential amenity, landscaping, pollution impact and
impact on local ecology.

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: North Lanarkshire Local Plan:
The site lies at a location that forms part of the Green Belt coterminous with the settlement of Stepps
as such, is covered by Policy NBE 3A (Assessing Development in the Green Belt). This policy
protects the character and promotes acceptable development within the green belt by presuming
against new residential development unless shown to be necessary for agriculture, forestry or other
uses appropriate only to a rural area. That said, the site has planning permission in principle
(16/01271/PPP) for residential development. Given that the principle of the residential development
has therefore been established, the current application will assess the appropriateness of the design
of the house types, site layout and impact on the surrounding environs as set out in conditions 1 and
4 of the principle permission.

8.3

Given the residential nature of the proposed development, it is considered that policy HCF 3
(Assessing Affordable Housing Development) is of relevance to this proposal. Policy HCF 3 states
that there is a requirement for on-site provision of affordable housing at the rate of 25% for all new
housing developments with an overall site capacity of 20 or more units not already included in the
Housing land Supply 2008. The proposed residential development for 199 residential units where the
25% affordable housing requirement is being provided in the form of 30 on site and the outstanding
balance made up with a commuted sum paid to the Council which has been agreed after discussions
with NLC Affordable Housing and therefore, in accordance with policy HCF 1 A. This change
requires an amendment to the S75 legal agreement concluded at the planning permission in
principle stage.

8.4

In considering development strategy policies the North Lanarkshire Local Plan requires proposed
developments to be assessed against:





DSP1 (Amount of Development)
DSP 2 (Location of Development)
DSP 3 (Impact of Development)
DSP 4 (Quality of Development)

Policy DSP1 (Amount of Development) directs that the proposed development site previously
received planning permission in principle (16/01271/PPP) for residential development and complies
in this regard. It also therefore follows that in terms of Policy DSP2 the proposal is accepted based
on the local plans stated locational criteria.
8.5

Policy DSP3 (Impact of Development) considers the impact of the proposed development in terms of
its requirements for additional community facilities or infrastructure which is necessary to meet future
demands on existing provisions. In this instance, an education contribution has already been
secured via a S75 legal agreement (S75 in place as part of 16/01271/PPP application). Taking the
above matters into account, it is considered that the proposed development continues to accord with
Policy DSP3.

8.6

Policy DSP4 (Quality of Development) requires development proposals to only be permitted where
high standards of site planning and sustainable design are achieved. Proposals set out in this
application require to be assessed against the following set of criteria.

8.7

Part 1 Where appropriate an appraisal has been carried out of the existing character and features of
the site and its setting.

8.8

The applicant has submitted several supporting documents (part 3 above) in response to an
appraisal being required. The submitted design access statement comments that regrading has
been limited as far as reasonably possible across the site and this is significantly reduced in
comparison to the previously refused proposal. Cut and fill is on average between 0.5m - 2.0m
across the development. The reporter expressed concern that the previous proposal included
extensive areas of cut and fill extending to 3-5m in depth further resulting in embankments along site
boundary edges. The changes made to the current proposals appear to show that modest regrading
is apparent across the site along with significant reduction/ elimination of boundary embankments
(transects submitted Drawing 5991(3) SE001 Revision A). Proposed site levels appear to be
generally tied into the existing levels to follow the grain of the landform. Landscaping buffers have
been introduced along site boundaries framing the setting of the development. A significant reduction
in regrading proposed as part of this application is considered to be in accordance with guidance set
out in the Design and Access Statement which formed part of the permission in principle and the
reporters comments from appeal reference PPA-320-2118.It is considered following consultation
with landscape services that the submitted documents indicate that the various landscape-related
elements of the development design listed in Condition 1 (a) to (l) have been satisfactorily
addressed.

8.9

The applicant comments that a significant portion of trees were proposed for removal as part of the
previous planning application. Recognising the need to retain as many trees as possible following
the appeal dismissal, the current proposals incorporate significant tree retention. The updated Tree
Report identifies 74 trees on the survey. Due to their condition (Category U) 19 trees require to be to
be felled for health and safety reasons. A further 4 trees require to be removed to facilitate
construction, particularly at the site access. Consequently 51 trees are to be retained and integrated
into the proposals to significantly enhance the landscape quality of the site. Notwithstanding, the
principle of development being established, the development has been designed to have a degree of
frontage to Cumbernauld Road. While existing small trees along this frontage will require to be
removed (to facilitate access), additional landscaping would be incorporated to soften the
development edge where frontage hasn’t been possible. On balance, this is considered acceptable
from the perspective of visual amenity from the adjoining roads and beyond.

8.10

Part 2 considers existing rights of way or features of natural or historic environment interest.
Attached to the principle permission by planning condition is the requirement to submit further
surveys prior to any works of any description commencing on site. Work in this respect is ongoing
and the applicant has submitted updated surveys for assessment under the opuses of the
permission in principle application. In considering rights of way access along Hornshill farm track
which lies out with the site boundary should remain and the proposed development includes informal
pedestrian linkages to the Bluebell Wood

8.11

Part 3 considers the evaluation of design options in achieving a high-quality development.
a. Design Principles Including Provision for the Development and Links to Nearby Green Networks
Part 3(a) of the policy considers siting, overall layout, density, form, scale, height, massing,
proportion, detailing, colour, materials and landscaped space and Part 3(f) integrating successfully
into the local area and avoiding harm to the neighbouring amenity. For the purposes of this report
parts 3(a) and (f) have been considered together as they are so closely linked in terms of the overall
assessment.

8.12

The siting of the development at this location is considered appropriate following the issuing of
permission in principle in redefining the urban residential area. The overall layout has considered
current Scottish Government Policy on design in that the layout and nature of the housing proposed
is considered acceptable, following a hierarchy of primary, secondary and tertiary spaces. The layout

has been developed to have good frontages and where these have not been possible, there is
landscaping proposed to prominent public frontages. The applicant proposes a wide variety of
predominantly 2 storey detached house types, with some semi-detached, terraced and flatted types
included all of which are generally considered acceptable in design and detail. There are a few three
storey house types and 4 in a block flats included in the proposal which are considered acceptable.
The applicant proposes a range of materials for external finishes dependent on the house type and
this is set out above. The density is considered acceptable for a contemporary housing development.
8.13

Windows are generally positioned and designed to maximise solar gain and provide passive
surveillance to the street and communal landscaped areas, arranged around green spaces. The
inter-building spacing, building arrangement and orientation ensures that there is no loss of
residential amenity in terms of privacy, overlooking or loss of sunlight /day light within the site.
Similarly, the retention and protection of structure planting and additional planting proposed is
acceptable. Given the foregoing it is therefore considered that design and layout of the development
is acceptable overall and does not result in a significant loss of amenity to the surrounding area
notwithstanding, satisfactory linkages to be provided to the surrounding area.

8.14

In considering open space, the document Developer’s Guide to Open Space minimum space around
dwellings guidance requires that gardens are of an acceptable dimension. It is acknowledged that
the layout accommodates a reasonable level of garden ground which will be enhanced by areas of
communal landscaping. The maintenance of these landscape features is the subject of a planning
condition requiring a management and maintenance scheme. This guide also considers active play
and a suitable area of equipped play space is incorporated into the design.

8.15

Part 3(b) of the policy which was considered against the Transport Assessment submitted at the
principle stage and found to be acceptable for a proposal up to 200 dwellings, looks at whether the
proposal provides a safe inclusive convenient and welcoming development which has attractive
pedestrian links, integrates with public transport, wider links and assesses the access for cars and
appropriate car parking. Following detail submitted with this application it is considered that the
proposal complies with this part of the policy by virtue of the approved Transport Assessment at the
principle stage and by virtue of its continuing setting and compliance with current standards.
Generally, the layout has considered designing streets, where appropriate, notwithstanding the
constraints of the site and connectivity which is largely driven by existing street structure. Notably,
the absence of continuous footways predominating much of this part of Stepps has resulted in a
network tending towards the segregation of pedestrians and pedestrian Links between neighbouring
residential areas and bus stops being provided by a link to the existing footway network. NLC
Transportation raised no objection to the application, subject to conditions. Whilst some comments
are given by NLC Transportation in respect to the internal layout, it is noted that the proposed site
has been designed to take account of national policy guidance ‘Designing Streets’ in order to create
a greater sense of place, and provide a nature of street design that is more integrated and
considered from a design perspective. Overall, it is accepted that a more design-led approach to the
development has been achieved, whilst satisfactorily demonstrating functionality, safety and a good
degree of passive surveillance from the proposed housing. The layout has also been supported by a
Street Engineering Review. In addition to the areas of formal open space (which are accessible and
well positioned), throughout the layout it is proposed to incorporate additional landscaping with
boundary hedging and tree planting. The above detailed design elements are considered to create a
safe, welcoming development and in time, when landscaping within and around the development
fully matures, one with strong green elements.
Part 3c of the policy considers sustainability. It is acknowledged that the location is considered
acceptable by virtue of planning permission in principle. That said, there is limited scope for the
design to link pedestrians to local footpaths providing in proximity to local amenities. In order to
address current standards on new developments and to meet the appropriate sustainability level
more generally the applicant is proposing a fabric first and energy efficiency measure approach as
an alternative and preferable solution.
A ‘fabric first’ approach to CO2 emission reduction includes the following:
• High levels of insulation

• Higher performance windows and doors
• Reduced air infiltration rates
• Enhanced thermal bridging performance
• Maximisation of passive solar gains
8.16

In considering Part 3(d) of the policy mitigating potential pollution impacts. The applicant submitted a
noise impact assessment which following consultation with Pollution Control resultant
recommendations were proposed in terms of remediation which have been carried forward as
planning conditions should the members be minded approving this application. Matters relating to air
quality were resolved at the principle stage with up to 200 units being modelled on this site. In terms
of potential ground contamination this remains the subject of planning condition attached at to the
principle permission. It is acknowledged that there will be noise associated with construction works;
however, this impact will be temporary in nature with the completed development constituting of
everyday noise associated with any residential development.

8.17

With regard to potential pollution impacts, air quality was considered as part of the planning
permission in principle and was found to raise no undue concerns. A noise impact assessment has
been submitted as part of this application which was found to be satisfactory.
Drainage and Water Body Status (3e). It is noted that there is no water body located within the site,
however, the Garnkirk Burn lies to the north .It is proposed that a new separate drainage system will
be installed and that it will discharge surface water to two locations. The north section of the site will,
after following the SuDs treatment train, discharge to the Garnkirk burn that flows along the northern
boundary. The smaller southern section of the site is to discharge into the Scottish Water sewer or
the small drain close to the A80 Cumbernauld Road. Both the north and the south sections will
discharge to the SUDS features prior to their proposed outfalls the new separate drainage system
will be designed and installed in accordance with the relevant British Standards, current guidance,
and best practice. Details of these drainage arrangements and an initial drainage strategy have
been submitted and the principle of this strategy is considered acceptable in addressing the planning
requirements for condition 4 of the principle permission. The previous permission established that
the development does not present a flood risk and there is no reason to suggest that this does not
remain the position. A condition remains on the consent requiring the implementation of the scheme
to be agreed with Scottish Water and signed off by a chartered engineer as complying with SEPA’s
guidance on suds, on completion of drainage works. As such the proposal complies with Part 3(e)
Protecting Water bodies and SUDS/Drainage.

8.18

Considering all the above on balance the proposal is in accordance with Policy DSP4.
Other material considerations

8.19

Consultations: Comments made by NLC Traffic & Transportation, Play Services and Pollution
Control are subject to further planning conditions to ensure that the level of detail approved is
implemented.

8.20

Representations:
In summarising and in response to the concerns raised, the following comments are offered:

8.21

Infrastructure and amenities
Several objections commented that there was insufficient infrastructure to support the development
these included,




Schools at capacity (as is local nursery provision).
The development will result in an unacceptable level of increased traffic on the local road
network. The access design is inadequate for the scale of the development.
The developer should provide a commuted sum to improve local parks and playing fields






There are no local sports facilities and poor public transport makes such facilities inaccessible.
Future occupants will not have easy access to public transport or safe active travel.
Need for more shops restaurants and cafes. There is insufficient local retail provision in the area.
GP surgery at capacity

Drainage and SUDS





The development would result in drainage problems
The volume of water flowing through the suds system will ultimately result in flood water
inundation and damage to the adjacent Garnkirk Burn and SINC.
Drainage design should be fully detailed before approving the application.
SUDS infrastructure is a danger to young children with no safety measures proposed.

Response
Impact on education infrastructure in this instance is the subject of an education contribution which
has already been secured through a S75 legal agreement (S75 in place as part of 16/01271/PPP
application). NLC Traffic & Transportation has raised no objection to the access design or proposed
residential development on traffic circulation and road safety grounds. The wider road issues raised
are a matter for the Council’s Transportation Service. The development meets the required standard
for on-site play and open space provision and there is therefore no requirement for a further legal
agreement to secure a commuted sum for off-site provision. While the Council is keen to promote
active travel and use of public transport, it is accepted as in the principle assessment access to
public transport and current public transport provision is not of a magnitude sufficient in
recommending refusal of this application. The application considers matters specified in condition, as
such, there no assessment of wider commercial and retail requirements. Similarly, the local plan
includes NHS Lanarkshire in its consultation process identifying where new or extended facilities
may be required. In considering drainage, a sustainable urban system is proposed, and sufficient
detail has been submitted to progress the application. The certification of the system and acceptance
of detail including attenuation capacity is the subject of planning conditions. In certifying the
attenuation basin as part of the treatment train it is unlikely to be adopted should it present a danger
to residents.
8.22

Design
Objections relating to design included,
Objectors considered the setting and landscape type of proposal to be over development more akin
to city urban development. There was also concern that the layout is not fully integrated with the
existing settlement and does nothing to improve place making or reflect the character of Stepps
village and surrounds. Objectors commented that dwellings are not in keeping with the existing area
and that the character and distinctiveness of the area will be lost to development resulting in a
disintegrated and urbanised setting. Similarly, the scale of the development was considered not to be
in keeping with existing environs.
Development density
Objectors advise that the revised scheme shows only one less unit within a smaller built footprint
resulting in a higher development density. The built form extends close to the site boundary and
does not follow pre-existing building lines. As a result, the visual impact of the revised proposals has
not been significantly mitigated. The density proposed being unsympathetic to the environs of the
local area. Existing residents felt the architecture is mundane and off the shelf and offers nothing to
the placemaking of the village of Stepps. Comments on fences and walls stated that their design
contribute nothing to the village placemaking and that the architecture proposed does not fit with the
vernacular. The semi-rural character of Stepps is under threat from this development.
Alterations to topography and landform

That inappropriate and high density has been achieved by significant alterations to topography. The
significant changes to the topography could be reduced if the density of the housing was reduced.
Screening
That 15 years is too long for trees to mature (screen planting). The rate of growth would not have the
desired effect for a substantial period. This does not sufficiently address the irreparably negative
visual impact. The proposal is relying on 15 years of new tree planting growth to hide the
development this does not constitute good design. The proposal constitutes over development of a
semi-rural site with an open landscape setting.
Boundary
The building line should be set further back along the principle elevation of the site.
Eastern Boundary Treatment
The height of acoustic fencing (eastern boundary) will result in a significant visual intrusion to the
landscape.
West boundary
The units on this boundary are too close to the boundary resulting in a significant visual impact.
Other comments on the layout included:









Boundary fences should be constructed in masonry to improve visual affect.
Foot path to Mount Harriet Drive should be removed.
The LVIA submitted is not representative of the real impact which will irreparably damage the
current view of the semi-rural landscape and amenity.
The footway link to Mount Harriet Drive should be removed as it would result in a loss of privacy,
disturbance, increased traffic and noise.
The pedestrian link to Bluebell dell should be removed as this may lead to the SINC being
damaged.
Not enough open space in the development
The visual impact is not appropriate.
The proposal will lead to the coalescence of settlements and lead to loss of cultural and
community identity.

Response
The residential development of this site has been secured in the granting of planning permission in
principle (Ref: 16/01271/PPP) and this element is not under consideration in this application. The
detailed layout is considered through the terms of this application and as detailed above considered to
be acceptable.
The site is an edge of urban site bounded by a motorway, residential area (hotel) and a business park
opposite. While it extends into open fields to the north the existing level of urbanisation diminishes the
locations rural characterisation. Other than in the context of built heritage it is not appropriate for the
planning system to comment on architectural styles which is not considered central to the aims of place
making policy. The proposal seeks permission for a modern residential development on an undeveloped
site which is out with any conservation area or built heritage designation, therefore, the style and finish of
the proposed dwellings are considered acceptable and there is no requirement for conservation or
historic design style or finish to the proposed dwellings.
The reporter in his decision has accepted the proposed housing density by virtue of planning condition
(setting housing numbers at 200 units) in approving the appeal and granting of planning permission in
principle (Ref: 16/01271/PPP). The applicant in providing open space and tree retention has in the
context of the reporter’s decision has provided an increased building density which is remains

acceptable. Similarly, the site is currently an enclosed field and therefore does not exhibit an established
building line.
Boundary planting (referred to in representation as screening) is intended to enhance and complement
the setting of the development it is not intended to hide but frame the development thereby providing a
level of residential amenity and species habitat. It should be noted that NLC Landscape Services had no
objection to the proposed landscape scheme and while it is recognised that the planting will take a
number of years to mature its natural development should provide developing enhancement with year on
year growth.
Acoustic fencing will generally be visible from the motorway which it seeks to screen from noise and as
such will be sequentially viewed by passing motorists. It is therefore not considered to present an
unacceptable landscape feature at this location. The site boundary to the west is set back a significant
distance from the proposed built form of the development and is considered acceptable in terms of
existing levels residential amenity.
landform
The applicant advises in their design access statement that regrading has been limited as far as
reasonably possible across the site and this is significantly reduced in comparison to the previously
refused proposal. Cut and fill is on average between 0.5m - 2.0m across the development. The reporter
expressed concern that the previous proposal included extensive areas of cut and fill extending to 3-5m
in depth further resulting in embankments along site boundary edges. The changes made to the current
proposals ensure that modest regrading is apparent across the site along with significant reduction/
elimination of boundary embankments in accordance with comments made by the appeal reporter.
Future site levels will then be tied into the existing levels to follow the general grain of the landform. The
increased landscaping buffers along site boundaries will assist in this transition. The significant reduction
in regrading proposed as part of this application is considered to be in accordance with guidance set out
in the Design and Access Statement which formed part of the permission in principle and the Reporters
comments from appeal reference PPA-320-2118.
In responding to the remaining points raised, members are advised that:








8.23

While masonry walls may in some circumstance provide a more visually attractive boundary
there is no planning requirement for boundary treatment to be constructed in masonry.
The Foot path to Mount Harriet Drive provides a connection to the existing urban area and is in
accordance with current design guidance encouraging connectivity and permeability.
Landscape impact is discussed in section 8 of the report with comments for Landscape services
advising that that the submitted documents indicate that the various landscape-related elements
of the development design listed in Condition 1 (a) to (l) have been satisfactorily addressed.
The pedestrian link to Bluebell dell has been removed from the submitted drawing in the interest
of protecting the SINC.
The proposed layout exceeds the minimum open space requirements for this scale of
development.
The argument that the proposal will lead to the coalescence of settlements and lead to loss of
cultural and community identity was not considered material to the assessment of the principle
application for residential development not least as it is no longer regarded as a reasonable
reason for refusing this type of development in the Green Belt.

Policy
Objectors advise that Policy DSP4 has not been met for the following reasons:
Planning Policy DSP4 and supplementary guidance good design tool kit has not been given proper
consideration.


Criteria 1 and 2 (landform/landscape) significant change in levels. (balanced against
reporter’s comments PPA-320-2118 para. 38.

















Criteria 1 Fails to safeguard wildlife interests.
Criteria 3a fails to meet criteria as layout shows a massing of houses, dense in scale
resulting in loss of open spaces.
Criteria 3d reduced air quality and increased noise pollution.
3f scale of development not in keeping with residential build of Stepps.
Proposal does not provide high quality new space and design in accordance with SG PAN
65,67 and 68.
No trees should be felled. Conflicts with DSP 2 (Two trees to be removed to enable
entrance).
3b integrating successfully into the local area. (Garnkirk Burn and SINC)
Development conflicts with DSP 4 Criteria 3f and 3e. in that the site is too close to the
Garnkirk SINC.
Policy 3b safe secure and convenient access this requirement is not met as the access is
singular and may become blocked.
DSP3a successful place does not meet this on the basis of scale and massing of the
development and being highly visible in the landscape.
3f fails to integrate with the older houses in Stepps where the houses are architecturally
designed and antithecal to the proposed housing.
The site is not zoned for residential development in the Local Plan
NLC does not identify any shortfall of housing in this area
Development is contrary to Green Belt policy
Reporter noted that 200 units proposed would lead to an overcrowded and over developed
area a reduction to 199 dwellings is not enough or acceptable.

Response:
The foregoing points are discussed in section 8 and 5 of the report.
8.24

Planning History
Objectors advise that the previous appeal was dismissed by the Reporter, Appeal (PPA-320-2137)
because high standards set by the reporter’s decision have not been met in the application
submission.
Lack of sustainable design quality as set out by DSP4 issues with site planning and threat to
environmental and visual implications for a prominent green belt area. Changes submitted in
response to the reporter’s comments do not sufficiently mitigate against the impact of the
development on the green belt location.
Landscape and visual impacts have not been mitigated as set out in reporters comments Appeal
decision (PPA-320-2137). Objectors do not concur with the findings of the LVIA (visual effects not
significant) or landscape character assessment being minor or neutral.
Previous MSC application refused by the committee despite officers’ recommendation to approve
and it is not clear whether the revised proposal has significantly changed to mitigate the visual
impact of the previous proposal.
Response:
The foregoing points are discussed in sections 8 and 4 of the report.

8.25

Residential Amenity
Objectors note that the loss of green belt would have negative impact for the surrounding area and
impactful on the welfare and prosperity of the community.
The development will result in a loss of trees and planting along hornshill farm track and
Cumbernauld Road

New dwellings too close to dwellings on north east boundary resulting in overlooking and over
shadowing.
Response
In considering the loss of the existing amenity by developing this site and its subsequent impact on
community wellbeing (loss of open space) it should be noted that the principle permission approves
residential development on this site. The proposed dwellings are sufficiently far removed from
existing dwellings so that overlooking and overshadowing are not a concern. The foregoing points
are discussed in section 8 of the report. However, in the interests of clarity the three trees to be
felled along Hornshill Farm Track are shown on the tree survey as category U and are therefore
listed in the survey as being dead or in poor condition requiring their removal.
8.26

Pollution impact
Objectors state that the following require due consideration:





Noise impact and air pollution
Noise pollution to adjacent properties.
Light pollution
Development run off will pollute nearby water courses

Response
Noise impact is discussed in section 6 and 8 of the report. Air pollution was considered in the
principle application and the model based on 200 units was accepted. Light pollution is considered
under the existing environmental legislation and representation is noted.
In considering the pollution of nearby water course it is noted that the design of the SUDS features
should be calculated using the Pollution Hazard Indices from the SUDS manual - C753. Thereafter
the system is signed off by a chartered engineer experienced drainage matters in accordance with
separate planning condition.
Noise impact and air pollution potential are discussed in section 8 and 6 of the report.
8.27

Ecology






Development will lead to damage to areas populated by blue bells
Bluebell Dell has an active badger population
There are no escape tracks incorporated to allow protective species back to their habitat
The proposal will have an adverse impact on local wildlife and their habitat
Links to adjacent wood will result in damage to Bluebell Dell and Garnkirk Burn (SINC)

Response
The impact on the adjacent SINC was considered in the principle permission and a condition
remains for discharge which will consider the impact of the development on the SINC and
surrounding ecology, as such, representation is noted at this stage, however, members may also
wish to note that the SINC is not included within the boundary of the site proposed for development
and the pedestrian link to the SINC has been removed from the layout drawing.
8.28

Uncategorised comments


There is significant community opposition to the development

Response: The planning system through the requisite notification process actively canvases
comments on applications and the number of objections is noted in the report.



The application sets a precedent for development in the Green Belt and there are brown field
sites which should be developed as an alternative. The site should remain a farm.

Response: The residential development of this site has been secured in the granting of planning
permission in principle (Ref: 16/01271/PPP) and this element is not under consideration in this
application. The detailed layout is considered through the terms of this planning application and as
detailed above considered to be acceptable


Housing style inappropriate

Response: The proposal seeks permission for a modern residential development on an
undeveloped site which is out with any conservation area or protected landscape, therefore, the style
and finish of the proposed dwellings are considered acceptable and there is no requirement for
conservation or historic design style or finish to the proposed dwellings.


The plans incorporate a regularly used right of way (farm road). Public access should be
maintained along the hornshill farm track

Response: The proposed development does not include any works or changes to the Hornshill
Farm Road or track and there is no planning requirement to request any alterations to this right of
way.


Construction traffic should only access the site from Cumbernauld Road and Construction work
should only be Mon to Fri 9 to 5.

Response: Hours of operation are controlled by environmental legislation which planning does not
seek to replicate.


Construction traffic should only use Cumbernauld Road access.

Response: Construction access detail is subject to planning condition.
8.29

Non-Material objections



Construction of the development will adversely change the house prices in the area.
Loitering and antisocial behaviour, littering and inconsiderate parking due to pedestrian link at
Hornshill farm.

9.

Conclusions

9.1

In conclusion, following assessment of the application and notwithstanding the objections received, it
is considered that the proposed residential development detail satisfactorily complies with the
relevant policies of the North Lanarkshire Local Plan and the terms of planning permission
16/01271/PPP. It is therefore recommended that permission is granted subject to conditions.

