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8-22 20/01338/FUL 

 
Allanvale Land 
Investments 
And Bellway 
Homes Limited 
(Scotland 
West) 

Residential development of 112 Dwellings 
Comprising of Two Storey Detached, Semi-
Detached, Terraces and Four Storey Flats 
with Associated Infrastructure and Open 
Space 
Site North Of 
Auchengeich Miners Social Club 
3 Gartferry Road 
Moodiesburn 
G69 0JN  

      Grant (P) 

  
   

23-30 21/00478/S42 
 

Mr Andrew 
Cameron 

Change of use of agricultural land for the 
formation of two caravan pitches, including 
amenity blocks and stable block, formation 
of access and hardstanding (Section 42 
application to remove conditions 1 and 9 of 
planning permission 17/00457/FUL to 
change the temporary status of the 
permission to permanent and delete 
requirement for a horse livery business) 
Foulburn Stables 
100 Foulburn Road 
Hartwood  

Grant 

31-39 
 
 
 
 
 
40-47 

21/00511/FUL 
 
 
 
 
 
21/00863/FUL 
  

Mr M A Ahmed 
 
 
 
 
 
Mr Hughie 
Reid 

Two Storey Rear and Single Storey Side 
Extension 
34 Glasgow Road 
Uddingston 
G71 7AZ 
 
Change of use of land for the extension of 
an existing residential caravan site to form 
one additional residential caravan pitch, 
containing one principal chalet, three 
touring caravans and two amenity blocks (in 
retrospect)   
Foulburn Farm 
Foulburn Road 
Hartwood 
Shotts 
ML7 4JY 

Grant 
 
 
 
 
 

Grant 
 
 
 
 

 
 



48-54 21/01132/FUL  Wireless 
Infrastructure 
Group 

Installation of a new 45 metres high lattice 
telecommunications tower with a total of 
12No antennae and 4No. Dishes, and 
ancillary works all within a new concrete 
based compound enclosed by  2.5m high 
palisade fence (replacement of existing 
adjacent  tower) 
Fir Park Stadium 
Fir Park Street 
Motherwell 
ML1 2PR 
 

Grant 

55-62 21/01286/FUL  Getting Better 
Together Ltd 

Replacement community building and new 
cycle pump track, children's play area, 
community growing garden, multi-use 
sports pitch, pathways, parking and 
landscaping 
Springhill Community Hall 
Knoll Croft Road 
Stane 
Shotts 
ML7 5JF 
 

Grant 

63-71 21/01315/FUL 
 

Olison Ltd Change of use from dwellinghouse to office 
(Class 4) 
19 Victoria Place 
Cairnhill 
Airdrie 
ML6 9BU  

Refuse 
Request for 

Hearing 

  
   

 
 

   
  

   

     
(P) 
 
20/01338/FUL – Legal agreement required for Education, Affordable Housing & off site play provision 



 
Application No: 
  
20/01338/FUL 

Proposed Development: 
 
Residential development of 112 Dwellings Comprising of Two 
Storey Detached, Semi-Detached, Terraces and Four Storey 
Flats with Associated Infrastructure and Open Space 
 

 Site Address: 
 
Site North Of 
Auchengeich Miners Social Club 
3 Gartferry Road 
Moodiesburn 
G69 0JN 
 

 
 
Date Registered: 
 
18th November 2020 

 
 

 
Applicant: 
Allanvale Land Investments & Bellway Homes 
Limited (Scotland West) 
Bothwell House 
Hamilton Business Park 
Caird Street 
Hamilton 
ML3 0QA 
 

 
Agent: 
George Buchanan 
George Buchanan Architects Ltd. 
Maryhill Burgh Halls 
10-24 Gairbraid Avenue 
Glasgow 
G20 8YE 
 

Application Level: 
Major Application 
 
 
  

Contrary to Development Plan: 
Yes 

Ward:    
06 Gartcosh, Glenboig And Moodiesburn  
Willie Doolan, Greg Lennon, Michael McPake,  
  

Representations: 
2 letters of representation received. 

  
 
 
Recommendation: Approve Subject to Conditions 
 
Reasoned Justification: 
 
The development is considered an acceptable departure from the Development Plan as it will 
contribute to the housing land supply and is a sustainable form of development in keeping with 
the character of the area and will not undermine Green Belt objectives.  The application site, 
whilst currently allocated as being within the Green belt in the approved Local Plan, is mostly 
allocated as a Housing site in the emerging plan.  Part of the application site is still allocated 
as Green belt and is proposed, predominantly to be a landscape ‘buffer’ between the 
application site and the Green belt adjacent to it.  It is considered that the site being developed 
for housing purposes would not pose an issue to the adjacent area. 
 
Note to Committee 
 
Should Committee be minded to grant planning permission, the decision notice should 
not be issued until a S75 Legal Agreement is concluded to secure contributions 
towards Education, Affordable Housing and Off-Site Play Provision. 
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Copyright and database right 
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(Scotland West) 
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Moodiesburn 
G69 0JN 
Development: Residential development of 
112 Dwellings Comprising of Two Storey 
Detached, Semi-Detached, Terraces and 
Four Storey Flats with Associated 
Infrastructure and Open Space 

 

 

 

 

 



Proposed Conditions:- 
 
1. That, except as may otherwise be agreed in writing by the Planning Authority, the development shall 

be implemented in accordance with drawing numbers:-   
 
 MN/Loc/01 (Location Plan), MN/SK/01 Rev L (Proposed Site Plan), 2036-500-100 Rev B, 

20036/100/102, 52.164.01, 52.164.02, 52.164.03, 52.164.04, Erinvale PL 01, Fulford PL 01, 
HT003/007_PL_01, HT004_PL_01, Kingston PL 01, Kinloch PL 01, Monray PL 01, Pinehurst PL 01, 
RH/Flats/02, RH/HAN/01, SANDHILL.PL.01, Sherwood PL 01, TF AA(9)010, TF AA(9)018 RevA, 
LYTHAM PL 01 REV A, Bramshaw(2015)(EN)T-KIT-001 RevG, FERNDOWN(2015)(EN)T-KIT-002 
RevD, FERNDOWN(2015)(EN)t-KIT-001 RevG and  

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

 
2. That before the development hereby permitted starts, full details of the facing materials to be used on 

all external walls and roofs shall be submitted to and approved in writing by the Planning Authority.  
For the avoidance of doubt, these materials shall respect the palette of materials for the streets, 
junctions, footways, and driveways agreed under the terms of Condition 3 below.    

 
Reason: In the interests of amenity and design by ensuring that external materials are appropriate for 
the site. 

 
3. That before the development hereby permitted starts, unless otherwise agreed in writing with the 

Planning Authority, full details of the design and finish materials to be used in the construction of the 
streets, footways, junctions, parking courtyards and driveways, shall be submitted to and approved in 
writing by the Planning Authority.  For the avoidance of doubt, the materials shall be a well considered 
palette to reflect the aims of Designing Streets and the materials agreed under the terms of Condition 
2 above. 

 
Reason: In the interests of amenity and design by ensuring that the materials are appropriate for the 
site. 

 
4. That before the development hereby permitted starts, full details of the design and location of all 

fences and walls to be erected on the site shall be submitted to and approved in writing by the 
Planning Authority and shall thereafter be erected contemporaneously with the development.   

 
Reason: To enable the Planning Authority to consider these aspects in detail. 

 
5. That before the last of the dwellings hereby permitted is occupied, all streets, footpaths, footways and 

manoeuvring areas shall be completed to sealed final wearing course. 
 

Reason: To ensure satisfactory vehicular and pedestrian access facilities to the dwellings.  
 
6. That before any aspect of the development starts a comprehensive site investigation (carried out in 

accordance with British Standard Code of Practice BS 10175: 2001 "The Investigation of Potentially 
Contaminated Sites") shall be submitted to and approved in writing by the Planning Authority;  and any 
approved mitigation measures shall be incorporated into the development proposals and any 
approved ground remediation work shall be completed and verification provided by the developer to 
the satisfaction of the Planning Authority before building works start. 

 
Reason: In the interests of public health, safety and wellbeing. 

 
7. That any remediation works identified by the site investigation required in terms of Condition 6 above 

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

 
Reason: To ensure that any remediation identified has been implemented in the interests of the 
amenity and wellbeing of future residents.  

 



8. 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, in the interests of the amenity and wellbeing of existing and future 
residents adjacent to and within the development site. 

 
9. That the SUDS compliant surface water drainage scheme approved in terms of Condition 8 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. 

 
10. 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 sewerage and surface water drainage arrangements. 

 
11. 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. 

 
12. That BEFORE the development hereby permitted starts, tree protection measures in accordance with 

British Standard BS 5837 shall be erected along the drip line of the trees, on the eastern boundary of 
the site, and shall not be removed without the approval in writing of the Planning Authority. 

 
 Reason: To ensure that the trees are adequately protected.  
 
13. That before the development hereby permitted starts, a management and maintenance scheme shall 

be submitted to, and approved in writing by the Planning Authority, and it shall include proposals for 
the continuing care, maintenance and protection of:- 

 
(a)  the proposed grassed, planted and landscaped areas; 
(b)  the proposed SUDS area and pumping station; 
(c)  any communal fences and walls; 
(d)  the acoustic barriers. 

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

 
14. That BEFORE completion of the development hereby permitted, the management and maintenance 

scheme approved under the terms of Condition 13 shall be in operation. 
 

Reason: To ensure there is an adequate landscape maintenance scheme in place. 
 
15. Should no development start within one year from the date of this permission, an updated protected 

species survey shall be carried out and the details of the findings of the surveys, including any 
mitigation measures shall be submitted to and approved in writing by the Planning Authority.  For the 
avoidance of doubt, mitigation measures shall be implemented in accordance with a timescale to be 
agreed with the Planning Authority. 

 



Reason: In the interests of the protection of natural habitats and protected species. 
 
16. That the recommendations of the Noise Assessment comprising report dated 27th July 2020 by 

Envirocentre (Document Ref. 9064 Project Number 173314) and updated Report dated 18th March 
2021 (174724/AJL/001), Envirocentre Letter of 30 June 2021 reference 174724/AJL/002 and 
Envirocentre Letter of 20 September 2021 reference 174724/AJL/001 shall be implemented in full 
before the occupation of any dwellinghouses that are subject to mitigation measures, to the 
satisfaction of the Council as Planning Authority, unless otherwise agreed in writing by the Planning 
Authority. 

 
Reason: In the interests of residential amenity.   

 
17. That for the avoidance of doubt, dwellings should be constructed as per drawing no. 174724-001 

attached to the Noise Assessment Report as mentioned in Condition 16 above dated 18th March 
2021.  The acoustic barriers should be provided as per this drawing and it is recommended that the 
barrier is constructed with any of the following materials which must be submitted and approved in 
writing by the Planning Authority prior to works commencing on site: 

 
  a) Brick 

b) Concrete 
c) Masonry block 
d) Design with acoustically absorbent material (e.g. mineral wool) housed in perforated metal 
e) structure 
f) Close boarded overlapping timber fencing with a surface density of at least 25 kg/m2. 

Should a close-boarded timber fence be the preferred choice, panel sizes should be 
checked to ensure resonances do not coincide with the tonal frequency of the industrial 
noise, which can be checked at the detailed design stage 

 
The construction of the barriers should be homogenous with no gaps through the structure and should 
be installed flush with the ground. The barriers should be constructed to ensure its acoustic 
performance does not deteriorate with time and should therefore be resistant to rot and non-
hygroscopic. 
 
Reason:  To ensure that adequate acoustic mitigation is in place at the site. 

 
18. That correct installation of acoustic barriers, as detailed above, must be verified by a suitable qualified 

acoustician who is a member of the Association of Acoustic Consultants or the Institute of acoustics 
and the aforementioned barriers should be maintained throughout the lifetime of the development. 

 
 Reason:  To ensure that adequate acoustic mitigation is in place at the site and remains in place for 

the lifetime of the development. 
 

19. That unless otherwise agreed in writing by the Planning Authority, no more than 56 units of market 
housing shall be occupied until the on-site affordable housing has been provided in accordance with 
the 

 terms of the approved affordable housing agreement.  For the avoidance of doubt, this condition 
relates 

 to on-site provision with the required financial contribution to be secured through a legal agreement.    
 

Reason:  To ensure the provision of affordable housing on the site. 
 
 
 
 
 
 
 
 
 
 



Background Papers: 
 
Consultation Responses: 
 
Memo from NLC New Supply Team dated 15th March 2021.  
Memos from Traffic & Transportation dated 17th February 2021, 30th March 2021 and 11th May 2021.  
Memo from NLC Education dated 15th March 2021.  
Letters from Scottish Environment Protection Agency dated 10th December 2021 and 10th May 2021.  
Letter from Scottish Water dated 1st December 2020.  
Memo from NLC Greenspace dated 9th December 2020, 5th May 2021 and 17th May 2021.  
Memo from NLC Play Services Manager dated 16th December 2020.  
Memo from NLC Arboriculture dated 19th April 2021.  
Memos from Environmental Health (including Pollution Control) dated 22nd December 2020, 16th February 
2021, 3rd March 2021, 9th April 2021 and 24th September 2021. 
Emails from Archaeology Service dated 8th December 2020 and 4th March 2021. 
 
 
Contact Information: 
 
Jim Lennon at Planningenquiry@northlan.gov.uk 
 
 
Report Date: 
 
1st October 2021 



APPLICATION NO. 20/01338/FUL 
 
REPORT 
 
1. Site Description 
 
1.1 The application site amounts to some 4.12ha and relates to land at Gartferry Road, Moodiesburn.  

The land lies to the north of Auchengeich Miners Social Club and to the east of Auchengeich Road. 
 
1.2 The site is currently farmland, open in nature and bounded by Auchengeich Road with industrial 

premises beyond to the west, Auchengeich Miners Social Club to the south, agricultural land to the 
north, a belt of trees with residential properties beyond to the east and public open space across 
Gartferry Road to the south consisting of a mixture of maintained grassland and overgrown meadow 
grassland. 
 

2. Proposed Development 
 
2.1 The proposal is a development of 112 dwellings consisting of 62 detached units (56 two storey and 6 

one and a half story) (44 x 4 bed and 18 x 3 bed), 16 Flatted units over 4 storeys (12 x 2 bed and 4 x 
1 bed), 10 x 3 bed terraced units (6 x two storey and 4 x one and a half storey) and 12 semi-
detached two storey units (3 bed) and 12 Affordable Housing units consisting of 8 terraced units (3 
bed) and 4 Cottage flats (1 bed).  As explained above, the layout includes 12 social rented units as 
part of the contribution to affordable housing.  A financial contribution to affordable housing is also 
proposed for the outstanding amount of 16 units. This will be secured via a Legal Agreement. 

 
2.2 Access is proposed off a standard junction off Gartferry Road, whilst within the site, the pattern 

consists of primary and secondary streets.  The proposed design of primary streets contains more 
defined pedestrian/vehicular delineation, with secondary streets being more informal.  This is 
proposed to follow the principles contained within national policy, Designing Streets.  Traffic calming 
is provided in the form of horizontal street design and junction types, opposed to vertical calming 
features, again following enhanced design policy.  Most plots are relatively conventional in nature, 
with in-curtilage parking, although two terraced blocks at the south western corner are provided with 
a parking court as is the 4 storey flatted block at the entrance to the site.  

 
2.3 A landscape buffer is proposed on the western (approx. 6 metres) and the northern boundaries 

(approx. 12-13 metres) and partly on the eastern boundary of approx. 6 metres.  There is an area of 
open space within the site and a large SUDS pond (both to the south) and associated area.  

 
3. Applicant’s Supporting Information 
 
3.1 The applicant has submitted a suite of the following additional information: 
 

· Air Quality Assessment 
· Archaeology Report 
· Design and Access Statement 
· Ecological Appraisal 
· Flood Risk Assessment 
· Noise Impact Assessment and Updated Assessment 
· Pre-Application Consultation Report 
· Site Investigation Report 
· Street Engineering Review 
· Traffic Assessment 
· Tree Survey 
· Planning Statement 
· Visual Assessment 

 
4. Site History 
 
4.1 No significant Planning history 
 



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 Green Belt in the Spatial Development Strategy of the Clydeplan Strategic 

Development Plan 2017.  
 
5.3 The site is located within the Green Belt in the adopted North Lanarkshire Local Plan where Policy 

NBE 3A applies.  Within the emerging North Lanarkshire Local Development Plan, the majority of the 
site is located within an area allocated as a Proposed Housing Site where Policy, with the remainder 
of the site being within the Green Belt (approx. 20% of overall site).  It should be noted that despite 
objections to the re-zoning of the land from Green Belt to Housing, the Reporter recently agreed 
(May 2021) with the Council’s proposal to allocate the site for housing.   

  
6. Consultations 
 
6.1 Scottish Water have no objections to the development and that once permission is granted for 

development, a formal application should be submitted to Scottish Water in order for Scottish Water 
to review the availability of capacity at that time.    

 
6.2 NLC Play Services have no objections and are happy to accept a contribution towards off-site Play 

Provision calculated at £500 per dwelling (x92) and £250 per flatted dwelling (x20) amounting to 
some £51,000.  The applicant has agreed to the contribution.  This will be sought via a legal 
agreement. 

 
6.3 NLC Housing raises no objection to the application.  In this instance 25% affordable housing 

element that is required for a development of this scale, which equates to 28 units in an area where 
112 dwellings are to be accommodated.  12 are being provided on-site and the remaining 16 units 
are by way of a contribution to be determined by the District Valuer.  The applicant has agreed to the 
contribution.  This contribution will be sought via a legal agreement. 

 
6.4 NLC Greenspace & Arboriculture have no objection provided that updated Protected Species 

surveys are carried out if development is not carried out within one year and that appropriate 
protection measures are put in place to protect the trees on the Eastern boundary.   

 
6.5  Archaeology Service have no objections to the proposed development as suitable archaeological 

works have already taken place by the applicant to verify that there are no issues. 
 
6.6 NLC Protective Services has not objected to the application and provided comments on Noise and 

Site Investigation.  The Noise Assessment identifies that properties at a particular area on the 
western boundary are be affected by an existing commercial operation. The applicant’s amended 
their layout by incorporating a specific house type at the problematic area where there are no 
habitable rooms affected by potential noise from the commercial premises. A site investigation has 
been submitted, however it hasn’t been ‘signed-off’ as yet therefore a condition is proposed in this 
regard. 

 
6.7 SEPA initially objected due to a culvert diversion re-alignment, however withdrew their objection 

when amended plans were submitted. 
 
6.8 NLC Traffic and Transportation raise no objection to the application subject to appropriate 

conditions being attached to any consent.  Detailed discussions have taken place in respect to the 
area with additional supporting information being provided.  There are no concerns raised over the 
relationship with the wider public road network.   

 
6.9  NLC Education have stated that there are capacity issues at the schools in the area and they will 

provision needs extended and have requested a contribution of £2,678.87 per dwelling amounting to 
a total of £300,033.09.  The applicant has agreed to the contribution.  This will be sought via a legal 
agreement. 

 



7. Representations 
 
7.1 Following standard neighbour notification process and newspaper advertisement, 2 letters of 

representation have been received objecting to the application, one of which was from neighbouring 
industrial premises.  The main points in these representations can be summarised as follows: 

 
 Potential conflict between the industrial premises and the proposed residential premises as 

the industrial yard can work on a 24 hours basis as demand dictates. 
 If housing is approved it could have a potentially financial cost to the business if they have to 

alter their current work practices to facilitate the housing. 
 The four storey flats are not in keeping with surrounding area. 
 Additional children in the area should have a safer route to school, a pedestrian crossing at 

Gartferry Road is required. 
 Electric charging points should be available in shared parking areas.  
 Landscape scheme proposed are not native to Scotland 
 Parking should be provided for the contractors when building out the site. 

 
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 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 number of dwellings proposed. 

 
8.3 The emerging Development Plan is also relevant as the vast majority of the site has been removed 

from the Green Belt and is identified as a housing site with a small part of the site still within the 
proposed Green Belt and a substantial part of this is a landscape buffer (approx. 20% of overall site).  
The Report of Examination was satisfied that the application site should remain as a housing site, 
therefore no need to alter its allocation.   It is considered that the proposal raises no issues of a 
strategic nature in terms of the Glasgow and the Clyde Valley Strategic Development Plan (SDP) 
2012.   

 
 Clydeplan Strategic Development Plan 2017 (SDP) 
 
8.4 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. 
 
• Distinctive – the application site is currently a green pasture field which does not seem to 

be used for grazing, pasture or crops and its loss would not be considered to significantly 
impact upon the character of the surrounding landscape or result in the settlement boundary 
protruding into the landscape unnaturally beyond its surrounds.  It is considered that the site 
can be developed without the loss of productive agricultural land or the erosion of 
aesthetically valuable land. 

 
• Safe and Pleasant - The proposal, in principle, is capable of complying with detailed design 

policy and also capable of producing a safe local environment with scope for sustainable 
connectivity into and through the site to the wider area through sympathetic design. 

 
• The Easy to Move Around - supports developments concentrated along transport corridors 

in close proximity to public transport stops. The site is located off Gartferry Road on the 
northern side of Moodiesburn where it is easy to access the wider road network and provide 
sustainable transport opportunities.  The area surrounding the development site is mainly 



residential with existing footway provision that can easily be extended into the development.  
There is a bus stop within 150 metres of the development.  Stepps Train Station is 5km 
away.  The non-denomination schools - Glenmanor Primary School is 300 metres away and 
Chryston HS is 3.6km away. The Denomination Schools – St Michaels PS is 1.4km away 
and St Maurice’s HS is 5.5km away.  The recommended maximum walking distances of 800 
metres to train stations cannot be met for nearest (5000m). The recommended maximum 
walking distances of 1600 metres to primary schools can be met for both Primary Schools.  
The recommended 3,200 metres to high schools cannot be met for Chryston HS (3,600m) 
nor St Maurice’s HS (5,500m) however pupils would qualify for free school transport in these 
circumstances. The breaches of walking standards to train stations do not raise significant 
concerns given the proximity to bus stops, such that would justify a reason for refusal. 

 
• Welcoming -The loss of this area to housing would not have a detrimental impact on the 

residential amenity of the surrounding residential area as it is an under used piece of 
agricultural land which has been allocated for housing in the new plan and can be developed 
with appropriate boundary treatment, especially at the northern boundary, that will ensure 
that the site blends in well with the surrounding area. 

 
• 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. With existing and additional planting proposed by the applicant, 
significant opportunity exists to improve the network of greenspace/landscaping which within 
the site, could suitably be secured by planning conditions should the Council be minded to 
approve the proposals. The proportionate impact of the development on the catchment 
schools would be offset by an Education contribution per dwelling unit via a Section 75 
agreement with the Council as well as financial contributions towards off-site Play provision 
and Affordable Housing. The applicant has confirmed they would be willing to enter a legal 
agreement with the Council to address these matters. Collectively, the development is 
considered compliant with these Placemaking qualities. 

 
The proposal is considered to comply with six qualities set out above and on balance the proposal 
complies with Policy 1 of the SDP on Place making. It is therefore an acceptable development in 
terms of the Strategic Development Plan. 
 

8.5 SDP Policy 8, Housing Land Requirement provides the policy mechanism to allow for the early 
release of land in advance of the adoption of the emerging local development plan (LDP) in order to 
contribute to the five year effective housing land supply.  It notes that local authorities should take 
steps to remedy any shortfalls in the five-year supply of effective housing land through the granting 
of planning permission for housing developments on greenfield or brownfield sites, subject to 
satisfying each of five criteria.  Where there is deemed to be insufficient land in the supply, this is a 
factor in considering planning applications for new sites for building houses that do not benefit from 
being identified for such development in the Development Plan. An assessment of the development 
against the five criteria is as follows;- 

 
-  The development will help to remedy the shortfall which has been identified: The Council requires 
to provide a continuous supply of housing land and this is partly done by allocating additional land 
(including the application site) as Proposed Housing Sites in the emerging Local Development Plan. 
The application site benefits from this Housing allocation with an indicative capacity of 106 units. As 
the application seeks permission for 112 houses, this will provide an additional benefit of 22 units 
augmenting the supply of land for housing across North Lanarkshire in general and the Northern 
Corridor Area in particular in compliance with this criteria; 
 
- The development will contribute to sustainable development: As discussed above under 
Placemaking Policy 1, the site is considered to be sustainable in terms of its setting which is 
respectful to the character of the area, and its proposed pedestrian connection upgrades, proximity 
to bus stops and choice of travel options in compliance with this criteria; 
 
- The development will be in keeping with the character of the settlement and the local area: it is 
considered that the development will respect the local character of the area and be a valuable 
addition to housing market in the area; 



- The development will not undermine green belt objectives: For the reasons discussed below at 
paragraph 8.22 below, the proposals are considered to comply with this criteria; and  
 
- That any additional infrastructure required as a result of the development is either committed or to 
be funded by the developer: The applicant has agreed to enter a legal agreement with the Council in 
respect of the contributions for Education, Affordable Housing and off-site Play facilities.  

 
The development is considered to meet the terms of all five criteria and therefore complies with 
Policy 8. 

 
8.6  The site forms part of the Green Belt under the SDP due to its current zoning as such within the 

adopted Local Plan. The Spatial Vision highlights that the Green Belt is an important strategic tool 
with a significant role to play in achieving key environmental objectives.  Policy 14 Green Belt 
considers that the review of Green Belt boundaries should be a priority of Local Development Plans 
so as to ensure those key environmental objectives are achieved. For the reasons discussed below 
under paragraph 8.22, with the exception of a strip of land which accounts for approximately 20% of 
the site at the north of the site, the emerging Local Development Plan seeks to remove the site from 
the defined Green Belt and re-allocate it as a Proposed Housing Site. As this is the most up-to-date 
expression of the Council’s intentions for land use, the development is not recommended for refusal 
on Green Belt grounds. Under the proposals, the northern strip is to be subject of an enhanced 
landscape buffer albeit that there will be an element of housing within the site which is considered to 
be acceptable in this instance and is not considered to conflict with the retained Green Belt 
designation on the area and will offer an improved setting and appropriate landscape buffer. 

 
8.7 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?” Taking account of the preceding 
paragraphs 8.4-8.6 it is considered that the development complies with Placemaking Policy 1, and 
Housing Land Requirement Policy 8. However, whilst the proposals are not recommended for refusal 
on Green Belt grounds due to the re-zoning for housing development in the emerging LDP, 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 Major development proposal 
on an allocated housing site in the emerging Local Development Plan is considered to make a 
significant contribution to sustainable development as it is considered to be 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: The proposals are considered to 
complement the consented large scale employment generating uses;  
 
- 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: Jobs will be 
created during construction; 
 
- Meets a specific locational need: The site’s allocation for Proposed Housing Development assists 
the Council in meeting its duty to provide a continuous supply of housing land;  
 
- protects, enhances and promotes natural and cultural heritage including green infrastructure, 
landscape and the wider environment: The development has the potential capacity to support this 
criterion;   
 



- improves health and well being by offering opportunities for social interaction and physical activity, 
including sport and recreation: The development has the potential capacity to support this criterion; 
and 
 
- 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. ‘Any other material considerations’ are considered below under paragraphs 8.22 – 8.24. 
 
North Lanarkshire Local Plan 

 
8.8 The site falls within an area zoned as Green Belt in the adopted North Lanarkshire Local Plan (2012) 

where Policy NBE 3A applies.  The general principle of housing on a Greenfield site is deemed 
unacceptable to the Council, however a significant material consideration is the emerging Local 
Development Plan where the majority of the site (approximately 4/5) is an allocated housing site.  
The plan has only recently been through examination and its retention as an allocated housing site 
was agreed.  Approximately 1/5 of the site is outwith the housing allocation, however, not all of the 
land will have residential units on it as there is a substantial landscape buffer incorporated within this 
area.  As the site has been included as a housing site in the emerging plan and has gone through 
the various stages of the plan as such, the Council is obviously of the view that the site should be 
removed from its Green Belt allocation. 

 
8.9 The site is designated Green Belt under policy NBE 3A in the adopted North Lanarkshire Local Plan. 

Policies DSP 1 (Amount of Development), DSP 2 (Location of Development), DSP3 (Impact of 
Development) and DSP 4 (Quality of Development) also apply as well as Supplementary Planning 
Guidance (SPG) 01 (Landscaping), 02 (Trees and Development), 07 (Green Belt), 09 (Flooding and 
Drainage), and 20 (Biodiversity) are also relevant to the consideration of the proposals.   

 
8.10 Policy NBE 3A ‘Assessing Development in the Green Belt’ defines acceptable forms of development 

in the Green Belt, including proposals necessary for agriculture, forestry, horticulture, 
telecommunications, renewables or appropriate outdoor recreation.  The associated SPG 07 outlines 
the key purposes of the Green Belt as set out in Scottish Planning Policy (SPP) as including 
directing growth to the most appropriate locations and to protect and enhance the landscape setting 
and identity of towns.  For the reasons discussed below under paragraph 8.22 below, the emerging 
Local Development Plan seeks to remove majority of the site from the defined Green Belt and re-
allocate it as a Proposed Housing Site. As such, whilst the proposals do not accord with policy NBE 
3A, they are not recommended for refusal on Green Belt grounds.  

 
8.11 Policy DSP1 ‘Amount of Development’ is relevant, with specific reference to Criterion B: Potential 

Additions to Planned Land Supplies due to the Green Belt status of the site.  Additions to housing 
land supplies greater than certain thresholds outside identified sites require to be justified by demand 
assessments.  The site has been considered as an acceptable new housing site in the emerging 
local development plan and the proposals will assist the Council in providing a continuous supply of 
housing land. The development therefore complies with this policy. 

 
8.12 Policy DSP2 ‘Location of Development’ further considers the strategic approach to development 

locations.  Located in the Green Belt and not forming part of the strategic housing land supply (as set 
out in policy HCF2 ‘Promoting Housing Development and Community Facilities’), reference to 
Criterion B: ‘Potential additions to planned land supplies’ is relevant.  This states that new 
developments may be granted in the Green Belt, where they are consistent with locational criteria 
(maintaining clearly defined urban and rural boundaries) and the associated Supplementary 
Planning Guidance (SPG) on Green Belt Development.  For the reasons discussed in paragraph 
8.22 below, the proposals are not considered to contravene this criterion. The development therefore 
complies with this policy. 

 
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. The applicant has 
confirmed they would be willing to enter a legal agreement with the Council to address the 



requirement for contributions towards Education, Affordable Housing and off-site Play provision. The 
development therefore complies with this policy. 

 
8.14 Policy DSP4 (Quality of Development) requires development proposals to only be permitted where 

high standards of site planning and sustainable design are achieved.  This also considers other 
impacts, such as amenity and privacy.  In terms of the policy, proposals require to be assessed 
against a set of criteria. 

 
a. Design Principles Including Provision for the Development and Links to Nearby Green 
 Networks  

 
8.15 The layout and nature of the housing proposed is considered to be 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 densities are considered acceptable, as are garden sizes and parking requirements.  
Play provision will be provided off-site by way of a financial contribution to upgrade existing play 
facilities in the Moodiesburn locality.  Satisfactory linkages are also considered to be provided to the 
surrounding area.   

 
b. Safe, Inclusive, Convenient and Welcoming Development  

 
8.16 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, especially on the northern boundary.  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 to supplement the existing mature landscape setting.   

 
c. Energy Resources and Sustainable Development 

 
8.17 In terms of sustainable development, it is acknowledged that the site’s inclusion for development 

followed the local plan process in light of housing land supply requirements in the wider area and 
strategic aims of planning policy for the Clyde Valley region.  As a site, it is also designed to link to 
local footpaths with a satisfactory proximity to local amenities.    

 
d. Air Quality, Noise and Pollution Impacts 

 
8.18 With regard to potential pollution impacts, an air quality assessment was carried out and was found 

to raise no undue concerns.  A noise impact assessment has been submitted as part of this 
application and raises concerns as a result of the sites proximity to industrial premises to the east.  A 
requirement for noise mitigation (specific dwellings at affected area to have limited openings on the 
affected elevation with all bedrooms to be located on opposite side of house) is required to get the 
noise down to acceptable levels both within the garden areas and within the dwellings.  Some of the 
dwellings (14 out of 112), fail to make acceptable noise levels with windows open at nightime, 
however as this is the only unacceptable failing at the site with regards to noise, it is considered that, 
in this instance, it is acceptable.  Acoustic barriers are required at certain parts of the site to mitigate 
noise from the adjacent industrial premises and this is covered by appropriate conditions.  No other 
pollution concerns have been raised through consultation that cannot be conditioned.    

 
e. Drainage and Water Body Status 

 
8.19 SEPA initially objected to the application due to a culvert diversion issue.  Following the submission 

of additional information the objection was removed.   A condition is proposed to ensure 



requirements of SEPA and general SUDS principles are satisfactorily achieved and a further 
condition is proposed in respect to the Developer meeting all requirements of Scottish Water.   

 
f. Impact on Local Amenity 

 
8.20 In terms of privacy, the generally recognised minimum distance between directly facing windows of 

18 metres is satisfactorily achieved throughout the site.  Consultation has demonstrated there would 
be no other unacceptable pollution impacts from the development.  It is acknowledged that there 
would be a change in amenity for neighbouring properties as a result of the visual change from fields 
to residential development.  Whilst loss of view is not a material planning consideration, it is valid to 
consider visual impact.  On this site, the principle of development has already been agreed through 
the recent local development plan zoning.  All of the mature trees outwith the site on the eastern 
edge of the site will remain in-situ and there will be planting on the northern boundary of the site 
within the ‘landscape buffer’.  On balance, this is considered acceptable from the perspective of 
visual amenity from the adjoining road and beyond. 

 
8.21 In light of all of the above, it is considered that the proposal is in accordance with Policy DSP4. 

 
North Lanarkshire Local Development Plan 

 
8.22 The majority of the application site is allocated as a housing site within the Local Development Plan 

(LDP) with approximately 20% still within an area allocated as Green Belt.  Therefore the principle of 
residential development on the majority of the site is established through the local plan process that 
has just taken place.  The site that has been through the current LDP process and is accessed off a 
main thoroughfare in Moodiesburn.  The site originally incorporated a tree belt and an access to a 
water treatment facility to the east.  This was a drafting error and does not form part of the 
application site.  The applicant has however sought consent for a larger site than the LDP has 
identified for housing.  The additional land is to the north and extends the site by approximately 1/5 
in area and, as stated in 8.3 above, a substantial part of this area is being utilised as a landscape 
buffer between the housing site and the existing Green Belt area.  It is also worth noting that the 
original line drawn for the LDP did not follow a defensible field boundary as such.  Policy PROM 
LOC3 (Housing Development Sites) is appropriate in this instance.  This policy seeks to maintain a 
minimum 5-year effective supply of land for housing in each housing sub-market area at all times, 
through supporting and directing new housing development to the sites identified in the Plan and 
Housing Land Supply.  This comprises of: 

 
 New sites identified as Proposed Housing Sites in this plan; 
 Effective sites identified in the 2017 Housing Land Audit; 
 New sites with planning permission granted between 1st April 2017 and 30 June 2018; 
 Strategic Housing Investment Programme. 

 
8.23 The site at Gartferry Road is identified as a housing development site in the emerging LDP, it is an 

effective and deliverable site which will contribute to North Lanarkshire Council’s housing land 
supply.  The 2019 Housing Land Audit confirms that the site is an effective housing site. 

  
8.24 The fact that the plan has recently been through scrutiny at the Reporters unit and the site is to 

remain as a Proposed Housing Site is of relevance to the current application and very much a 
material consideration.  In this instance, the proposed zoning carries significant weight when 
assessing the application.  In turn, the proposals are also considered to comply with the aims of the 
emerging LDP.   

 
9. Assessment of Consultation Responses and Representations 
 

Consultation Responses 
 
9.1 With regard to consultation responses in section 6 above, any issues raised can be suitable 

addressed via the imposition of conditions should committee be minded to approve the proposals. 
 
 
 



Representations 
 
9.2 With regards to the concerns raised in paragraph 7 above, I would respond as follows: 
 

 A noise survey has been carried out and it is considered that suitable mitigation can be 
provided to address the industrial noise from the adjacent premises.  

 The Noise Report submitted states that with adequate mitigation in place, then there will be 
no impact on the adjacent business operations. 

 It is considered that four storey flats are acceptable at this location and will not have a 
detrimental impact on the streetscene. 

 Roads and Transportation are satisfied with the proposals from a road and pedestrian safety 
standpoint. 

 There is no legal requirement for the developer to provide electric charging points within the 
shared parking areas, it is up to them whether they provide this or not. 

 A condition is proposed that ensures that a landscape plan will be submitted and approved 
by the Council prior to installation. 

 Ensuring that parking is provided for contractors is not within the Councils remit.  Provided 
that any parked vehicles are not causing obstruction and not parked illegally, then cars can 
be parked on the public roads.  If issues do arise, the developer will be contacted and asked 
to address the particular issue. 

 
10. Conclusions 
 
10.1 Having considered the development against the Development Plan and other material 

considerations, it is considered that the proposals are an acceptable departure from the SDP, is an 
allocated housing site in terms of the emerging Local Development Plan and will help address the 
Council’s duty to provide an adequate supply of housing land. The proposals are respectful to the 
character of the area, is in a sustainable location with choice of transport options, and with 
defensible and clearly defined urban/rural boundaries does not conflict with the aims of Green Belt 
policy. The application is therefore recommended for approval subject to conditions and conclusion 
of a Section 75 agreement.   
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Proposed Conditions:- 
 
1. That, except as may otherwise be agreed in writing by the Planning Authority, the development shall 

be implemented in accordance with the drawing number: 2017-009 03A.  In particular, this permission 
is for two residential pitches only, and any further pitches or use of other parts of the site as pitches 
will require a separate grant of planning permission. 

 
 Reason: To clarify the drawings on which this approval of permission is founded. 
 
2. That, notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) (Scotland) Order 1992 or any subsequent replacement legislation, no development 
shall take place within the curtilage of the application site, other than that which has been expressly 
authorised by the permission hereby approved or that which may be approved.  Thereafter, no 
extensions, free standing buildings or other development shall take place within the application site, 
unless approval is obtained from the Planning Authority. 

 
Reason: To ensure that any future development is carefully considered in the countryside location. 

 
3. That the hedgerow along the north-western boundary of the site (as shown marked ‘New Hedgerow’) 

on the approved plan 2017-009 03A above, shall be retained, and any trees or hedging plants which 
die, are removed, damaged, or become diseased shall be replaced within the following year with 
others of a similar size and species.  

 
Reason: In the interests of the visual amenity of the area.  

 
4. That within three months of the date of this permission an amended layout plan showing the location 

of any areas to be used for open-air storage of materials, plant or equipment used by residents of the 
site in association with their employment shall be submitted for the written approval of the planning 
authority.  Thereafter, no open-air storage of non-domestic materials or plant other than of the 
aforementioned type in the approved locations, shall take place within any part of the application site. 

 
 Reason: In the interest of the amenity of the site and the general area. 
 
5. That within three months of the date of this permission, a plan showing alterations to the vehicular 

access to properly surface the gap between the existing concrete pad and the public road in a material 
which prevent loose material being carried onto the public road, and details of a surface drainage 
arrangement for this location which does not allow surface water to flow onto the public road, shall be 
submitted for the written approval of the planning authority.  Thereafter, such approved alterations 
shall be implemented within 3 months of being approved or within such longer period as may be 
agreed in writing by the planning authority. 

 
Reason:  In the interest of traffic and pedestrian safety.  
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Consultation Responses: 
 
Traffic & Transportation – response dated 17 September 2021  
Environmental Health (including Pollution Control) – response dated 20 August 2021  
Network Rail – response dated 16 August 2021 
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Any person wishing to inspect these documents should contact Keith Bathgate at 
Planningenquiry@northlan.gov.uk 
 
 
Report Date: 24th September 2021 



APPLICATION NO. 21/00478/S42 
 
REPORT 
 
1. Site Description 
 
1.1 The application site comprises approximately 1.3 hectares of rural land which contains two 

residential caravan pitches, a stables building and an area of rough ground, located within the 
countryside 1km north west of Allanton. Each of the two pitches comprises a fenced compound 
containing chalet-style mobile home and a separate small amenity block, together with one or two 
ancillary touring caravans and parking for other vehicles.  There is also a small paddock on the site 
and several small storage sheds.  The site is accessed from Foulburn Road, from which it is largely 
screened by trees, and it and is bounded by open fields to the north, by woodland to the south west 
on the opposite side of Foulburn Road and by the Glasgow to Edinburgh railway line to the south 
east.  A track passes through the site to serve a third caravan pitch to the north east (subject to a 
separate planning application 21/00863/FUL which is also before this Committee).  A strip of land 
beneath an overhead electricity line separates the application site from the neighbouring pitch. The 
residents are members of the Gypsy/Traveller community and the caravan pitches are occupied as 
family homes. 

 
2. Proposed Development 
 
2.1 The site currently has a temporary planning permission for the two caravan pitches and the stables 

which will expire in May 2022, and which is subject to conditions that include a requirement that the 
site be primarily used as a horse livery business (which business has never actually been 
established).  The current application seeks to make the permission for the two caravan pitches 
permanent and to delete the requirement for a horse livery business.  In addition, the layout of the 
site differs slightly from that previously approved, and the application seeks to regularise the revised 
layout and various matters relating to other conditions.   

 
3. Applicant’s Supporting Information 
 
3.1 The application was accompanied by plans showing the amended layout of the site, a letter 

addressing drainage and access issues, and a planning policy and design statement. 
 
4. Site History 
 
4.1 The site was once occupied by a small farm, but this fell into ruin some years ago.  In 2010 planning 

permission (10/00243/FUL) was granted for removal of the ruined house and construction of a 
stables and two polytunnels for a horticultural business, along with one residential caravan which 
was supposedly to be associated with the horticultural business and for which the planning 
permission was temporary for 3 years to allow it to be reviewed once the business was established.  
However, the horticultural business was never established.  Instead, the site was developed with a 
stables and two residential caravan pitches.  In 2017 a part-retrospective planning permission 
(17/00457/FUL) was granted for this on the basis that the stables were to be developed as a horse 
livery business and the caravan pitches would be associated with that use.  Again, that permission 
was temporary to allow the business to become established.  The permission included the following 
two conditions, the removal of which is now sought: 
 
1. That the permission hereby granted is for a temporary period only and shall expire on 29 May 

2022. 
Reason: To enable the Planning Authority to retain effective control. 

 
9. That notwithstanding the details submitted the approval hereby granted is for the stable block, 

two caravan pitches and amenity blocks. The use of the site shall be restricted to primarily horse 
livery. No buildings or uses other than that expressly approved under the terms of this consent 
shall be erected or carried out on site without the prior written approval of the Planning Authority. 
Reason: In order that the Planning Authority retains effective control of the site. 

 
 



5. Development Plan 
 
5.1 The application does not raise any strategic issues and therefore does not require to be assessed 

against the Clydeplan Strategic Development Plan 2017. 
 

5.2 The North Lanarkshire Local Development Plan 2012 designates the site as part of the Rural 
Investment Area, where policy NBE3 B applies.  All applications for planning permission are also 
subject to development strategy policies DSP1 to DSP4, although in this case only DSP4 (Quality of 
Development) is directly applicable. 

 
6. Consultations 
 
6.1 Transportation Services have no objection subject to confirmation that the access is surfaced in a 

suitable bound bituminous material which does not allow any loose material to be dragged onto the 
public road, that a suitable drainage system is included to prevent surface water from the access 
running onto the public road, and that visibility splays on either side of the access are kept free of 
vegetation. 

 
6.2 Protective Services do not object to the application but notes that the site requires a caravan site 

license under the Caravan Sites and Control of Development Act 1960.  This is a separate licensing 
matter rather than a planning consideration, but attention can be drawn to the issue by an 
informative. 

 
6.3 Network Rail have no comments on the application. 
 
7. Representations 
 
7.1 There were no notifiable neighbours, however the application was advertised in the local press.  No 

representations were received. 
 
8. Planning Assessment  
 

Development Plan Policies 
8.1 In accordance with Section 25 of Town and Country Planning (Scotland) Act 1997, planning 

decisions must be made in accordance with development plan unless material considerations 
indicate otherwise. The application raises no strategic issues so it can be assessed in terms of the 
local plan policy. In the North Lanarkshire Local Plan, the site forms part of the Rural Investment 
Area. 

 
8.2 Policy NBE3 B (Rural Investment Areas) seeks to protect the rural character of such areas and to 

promote appropriate forms of rural development by restricting development to certain specific types 
or which satisfies the specified assessment criteria.  The policy does not allow new residential 
development except where this is ancillary to and essential for an agricultural, forestry or horticultural 
business, as a conversion of a redundant building of vernacular interest, or limited new housing 
forming part of an existing cluster of development as specified in the corresponding supplementary 
planning guidance SPG 08 “Development in the Rural Investment Area”.   

 
8.3 Policy DSP4 (Quality of Development) specifies that only development which achieves a high 

standard of site planning and design will be approved.  Amongst other requirements, development 
should integrate successfully into the local environment, avoiding any adverse impact on residential 
amenity and meet relevant technical standards in relation to transportation and waste, etc. 

 
8.4 As regards the requirements of Policy NBE3 B and SPG 08, the proposal does not fall into any of the 

categories of residential development which they support.  Whilst previous temporary permissions at 
the site have involved the caravans being ancillary to a horticultural or equestrian business, such 
businesses have never been established and this application seeks to remove the condition linking 
the caravan pitches to a business use.  The proposal does not involve re-use of existing vernacular 
buildings and site is not a traditional cluster as defined by the relevant policy and SPG. However, the 
site did previously contain a small farm, it is relatively self-contained, and it has the potential to 
function as a cluster of caravans and buildings associated with Gypsy/Traveller use. In terms of 



environmental impact, the site benefits from roadside screen planting and it is considered the 
proposal does not significantly impact on the visual amenity of the wider area. The chalets, stables 
and other structures are of a temporary nature and relatively modest in terms of size and scale.  At 
the time of the previous permission, it was acknowledged that the development does not fully accord 
with NBE 3B and SPG 08, but it was considered that the site-specific circumstances meant that that 
the impact on the character and function of the RIA was acceptable, and there have been no 
significant changes of policy or local circumstance since that time which would justify taking a 
different view today. Although the 2017 permission was for a temporary period and was linked to a 
proposed equestrian use, the justification for it as a departure from policy NBE3 B as set out in the 
committee report was not requisite upon either of these conditions.  

 
8.5 In terms of Policy DSP4, the existing character of the site is well established, and although the site is 

visible from parts of Foulburn Road and is not particularly attractive, this visibility arises because 
screen planting requirements of the original permission have only recently been implemented and 
have not yet matured.  Other than this, the development is not particularly prominent within the 
landscape except when viewed from passing trains. As regards transportation issues, subject to 
resolution of the issues discussed below it is not considered that the proposal has significantly 
increased the use of surrounding roads or resulted in adverse on road safety at this location. There 
is no impact on surrounding properties as there are no properties near the site.  In relation to open 
space and parking, each pitch has its own dedicated provision and there is extensive open space 
generally within the site. Overall, subject to resolution of technical matters by condition, the proposal 
is in accordance with policy DSP4.   

 
 Material Considerations 
8.6 Under the emerging North Lanarkshire Council Local Development Plan (Modified Proposed Plan) 

the application site is included within the Countryside, where the relevant policies PP 5 and AD 5 
correspond with the existing local plan’s Rural Investment Area designation and the corresponding 
policy NBE3 B discussed above.  Similarly, LDP policy EDQ 3 (Development Quality) reflects the 
quality requirements of existing policy DSP4 discussed above. Therefore, the assessment and 
conclusion reached under the current policies, is similarly applicable to any consideration of the 
proposal under the new policies PP 5, AD 5 and EDQ 3.  The relevant policies of the modified 
Proposed Plan therefore reaffirm and add weight the conclusions already reached in respect of the 
current adopted local plan policies. 

 
8.7 Local Authorities have a number of legislative duties and policy requirements in relation to 

planning for Gypsy/Travellers. Under the Human Rights Act 1998 and the Equality Act 2010, they 
must have due regard to human rights, equality and diversity when exercising their functions. It is 
important to note that Scottish Gypsy/Travellers are recognised as an ethnic group for the 
purposes of the Equality Act 2010, and as such the Public Sector Equality Duty (PSED) is of 
relevance. This requires public authorities to have due regard to the need to eliminate 
discrimination, advance equality of opportunity, and foster good relations between people with a 
protected characteristic and people without. Under Scottish Planning Policy (2014), Local 
Authorities are required to plan for the current and future needs of the Gypsy/Traveller community 
and involve the Gypsy/Traveller community in the process of planning and decision-making which 
impacts upon them. In comparison to the wider housing needs of the settled community, the 
scale of the accommodation required by the Gypsy/Traveller community is small, but it cannot be 
overlooked. Decent homes are needed for any sustainable community, and Gypsy/Traveller 
families are no exception to this principle. Dealing with the accommodation needs of 
Gypsy/Travellers is the most direct means of tackling wider problems of inequality and social 
cohesion. Scottish Planning Policy (SPP) (2014) considers Gypsy/Traveller accommodation 
under Specialist Housing Provision and Other Specific Needs, and states that: ‘HNDAs [Housing 
Need and Demand Assessments] will also evidence need for sites for Gypsy/Travellers and 
Travelling Showpeople. Development plans and local housing strategies should address any 
need identified, taking into account their mobile lifestyles. In city regions, the strategic 
development plan should have a role in addressing cross-boundary considerations. If there is a 
need, local development plans should identify suitable sites for these communities. They should 
also consider whether policies are required for small privately-owned sites for Gypsy/Travellers, 
and for handling applications for permanent sites for Travelling Showpeople (where account 
should be taken of the need for storage and maintenance of equipment as well as 
accommodation). These communities should be appropriately involved in identifying sites for their 



use’ (Para. 133, pg. 32). Further guidance is contained in the Scottish Government and COSLA’s 
joint action plan “Improving the lives of Gypsy/Travellers: 2019-2021”, which emphasises the 
need to increase accommodation for Gypsy/Traveller people, and in particular the benefits of 
permanent sites. 

 
8.8 The Scottish Government policy and advice outlined above highlights the council’s responsibility 

to provide adequate permanent accommodation for Gypsy/Traveller people and set out policies 
for dealing with applications for small privately owned sites, and the forthcoming National 
Planning Framework 4 is expected to include a requirement for planning authorities to further 
demonstrate what action they have taken to meet the accommodation needs of Gypsy/Travellers 
within their area.  North Lanarkshire no longer has any publicly provided sites for 
Gypsy/Travellers, and therefore privately-owned sites are the only option for Gypsy/Travellers 
seeking a permanent location.  It is however difficult to allocate sites for Gypsy/Traveller 
development in development plans because sites are unlikely to be proposed for such use unless 
already owned by members of that community, and sites allocated for general housing 
development will typically have a higher land value, so typically Gypsy/Traveller sites involve 
retrospective applications after the land has already been acquired for that purpose.  In assessing 
such applications, it is accepted that there is no perfect location for Gypsy/Traveller sites and that 
compromises will be necessary in the assessment of such applications. The Government 
guidance also outlines criteria which should be addressed when assessing applications for 
private sites, and this site is considered to generally comply with these criteria. It is the council’s 
responsibility to identify, assess and resolve the needs of Gypsy/Travellers and in terms of the 
current application it is considered that in the approval of this application will go a small way 
towards addressing this need. In addition, the objectives of rural policy would not be 
compromised by the proposal. 

 
 Other Conditions and Technical Matters 
8.9 Whilst the application seeks a new permission without conditions 1 and 9 of the permission 

17/00457/FUL, various other conditions of that permission have either become redundant or require 
amendment.  Those conditions, and issues arising from them, are summarised as follows. 

 
 Condition 2 removed permitted development rights for development at the site and is still 

considered to be appropriate. 
 Condition 3 required that development comply with specified plan numbers, however the 

development as implemented differs from these in a number of respects.  However, the new 
layout is also considered to be acceptable so the condition can be reworded to reflect this. 

 Condition 4 required the submission and approval of a scheme of tree and hedge planting along 
the north-west boundary of the site, and the implementation of that approved scheme.  However, 
no such scheme was ever submitted for approval and no planting took place until recently, when 
Leylandii type hedging was planted along this boundary.  Had a proper planting scheme been 
submitted for approval it is unlikely that Leylandii hedging would have been accepted, as native 
species planting would have been preferable.  However, the woodland opposite the site is a 
conifer plantation of similar appearance to mature Leylandii, and the species is obviously known 
for its rapid growth so it will provide adequate screening in a shorter period of time.  Under the 
circumstances, this planting is considered acceptable.  The condition can therefore be omitted. 

 Condition 5 required that the landscaping be maintained, which remains necessary although the 
condition will require to be reworded to reflect other changes to the conditions; 

 Condition 6 required that and contaminated water from the equestrian business and all foul 
sewage be disposed of to the satisfaction of SEPA, that other surface water be disposed of via 
SUDS.  As the equestrian business is no longer intended the first requirement is redundant, and 
it is not necessary to control drainage of a domestic stables on a rural site. Apart from at the 
access point (q.v.) all hardstanding is of a porous nature and there is therefore no requirement 
for further SUDS.  In terms of foul drainage, the applicant has provided details of a septic tank 
designed with a capacity for waste from 12 residents, with a partial soakaway and an overflow to 
a watercourse which is subject to a SEPA license.  The condition is therefore no longer required. 

 Condition 7 required at written confirmation be obtained from Scottish Water that the site meet 
necessary standards for water supply and drainage.  The site is connected to the public water 
supply and there is no public sewerage in the vicinity, so this condition is no longer necessary. 

 Condition 8 specified that no open-air storage of materials, plant or equipment take place at the 
site.  This condition is not being complied with and is not a realistic condition for a 



Gypsy/Traveller site as many members of that community are self-employed in the building or 
landscaping trades and operate their businesses from home.  The condition can therefore be 
reworded to allow some storage to take place within suitable designated areas of the site. 

 Condition 10 required that the first 10m of the access be fully paved to prevent loose material 
from being carried onto the public road, and that it incorporates drainage to prevent water from 
being discharged onto the road.  That condition has not been complied with, as although a 
concrete surface has recently been laid across the access, it does not tie into the public road 
and therefore there is a strip of loose material between the road and the concrete surface.  
There concrete surface does not have its own drainage and appears to discharge surface water 
onto the unsurfaced strip, and thence into a road drain.  There is therefore a need for further 
work to address these requirements and the condition can be reworded accordingly. 

 
9. Conclusions 
 
9.1 In conclusion, whilst this development is contrary to policy NBE3 B (Rural Investment Areas) of the 

adopted local plan, it is considered that the development is of a type for which there is an 
established need, and which has taken place on this site for around ten years without apparent 
problems, and which does not have a significant detrimental impact on the character and amenity of 
the RIA. It is therefore considered that this development may be justified as an acceptable departure 
from the North Lanarkshire Local Plan and that a permanent planning permission be granted subject 
to conditions. 
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Proposed Conditions:- 
 
 1. That, except as may otherwise be agreed in writing by the Planning Authority, the development shall 

be implemented in accordance with drawing numbers:- 20060-001B; 20060-102 F; 20060-100 B and 
20060-101 E 

 
 Reason: To clarify the drawings on which this approval of permission is founded. 
 
 2. That BEFORE the development hereby permitted starts, full details of the facing materials to be used 

on all external walls and roofs shall be submitted to, and approved in writing by the Planning Authority 
and the development shall be implemented in accordance with the details approved under the terms of 
this condition. 

 
 Reason: In the interest of the amenity of the site and the general area. 
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APPLICATION NO. 21/00511/FUL 
 
REPORT 
 
1. Site Description 
 
1.1 The application site is located on Glasgow Road (A74) to the west of Uddingston with vehicle access 

from Lucy Brae. The property forms part of a row of two storey traditional late Victorian sandstone 
villas. The properties within the row can be characterised as having large dwellinghouses located 
within large plots. The dwellinghouse is constructed from red sandstone and has a slate roof. There 
are two storey bay window features on either side of the central front entrance which overlook a 
large sloping front garden area which slopes downward from north to south from the building 
frontage, down towards Glasgow Road. To the rear of the house the garden area is split into two 
sections by Lucy Brae, the flatter section located directly behind the dwellinghouse has sections of 
lawn as well as a larger area which has been covered with red aggregate and sections of paving. 
Within this section of the garden is a single storey annexe building which is also constructed from 
red sandstone, however the roof of the building has been replaced with profiled concrete tiles. On 
the opposite side of Lucy Brae the garden slopes downwards from south to north from Lucy Brae to 
the rear of the garden. This section of the garden comprises of a pathway down the centre which 
leads to a timber summerhouse on the rear boundary, which is flanked on either side by a selection 
of trees, shrubs and flowers. To the rear of the site is mature woodland. 

 
2. Proposed Development 
 
2.1 The proposed development is a modern extension with single and two storey elements. The 

extension would have a wrap-around ‘L’ shaped design which would mostly be located to the rear of 
the building, however there would also be a section which would be located along the western gable 
of the building. The proposal would project outwards from the rear of the property by 7m and side of 
the property by 3.5m. The single storey element of the extension would be 14.9m wide. The length of 
the wrap-around side element of the extension would be 14.3m. The width of the two-storey element 
would be 8.2m. The highest point of the single storey element would be 4.4m where a roof lantern 
would be located. The two-storey element would have a maximum height of 7m. The overall footprint 
of the extension would be 130m2. The ground floor of the proposal would form a large open plan 
kitchen, dining and living area, a smaller second kitchen and a store. It should be noted that the 
proposal also involves the demolition of the existing sandstone rear extension which has a footprint 
of 35m2 and which currently houses the existing kitchen, utility and boiler room. On the upper floor a 
master suite is to be formed with an ensuite bathroom and dressing room. There are also proposals 
to covert the attic which does not require planning permission. 

 
3. Applicant’s Supporting Information 
 
3.1 No supporting information has been submitted. 
 
4. Site History 
 
4.1 None. 
 
5. Development Plan 
 
5.1 The proposal raises no strategic issues and therefore can be assessed in terms of Local Plan 

policies. 
 
5.2 The site is zoned as HCF 1 A - Residential Areas and DSP4 - Quality of Development in the North 

Lanarkshire Local Plan. 
  
6. Consultations 
 
6.1 None. 
 
 



7. Representations 
 
7.1 13 letters of representation received all seeking to object to the proposal. 

 
7.2 The objections raised can be summarised as follows: 
 

Comment: Scale and Mass – The proposal is disproportionately large and not in-keeping with other 
properties on Glasgow Road. Proposal is twice the footprint of existing building and will appear 
shoehorned in. 
 
Response: While it is agreed that the extension proposed is large, in comparison to the existing 
dwelling it is significantly smaller in terms of scale and massing. The footprint of the existing dwelling 
is 196m2. The proposed extension would have a footprint of 130m2. It should be noted that the 
proposal involves the demolition of the existing rear extension which is 36m2. The net increase 
would therefore be 94m2. Aside from the smaller footprint, the extension has been designed such 
that it has a lower height than the existing dwellinghouse, with the two-storey element being 2.9m 
lower than the apex of the existing roof at 7m and the highest point of the single storey element 
being 4.4m in height. The flat roof design and use of several different materials and colours also 
helps to reduce the scale and massing of the proposal. 
 
 Comment: Design and Materials – The surrounding properties are two-storey, red sandstone 
Victorian properties. The proposal is not in-keeping with the design and materials of existing 
properties and would negatively impact the character of the property and the area. Existing 
properties have been carefully managed by owners over the years to retain the original character 
and resist unsympathetic changes. The proposal will also be visible from Glasgow Road. Planning 
Authorities can refuse applications purely on design grounds. There are examples in North 
Lanarkshire where applications have been refused in less sensitive areas because of design 
considerations. 
 
 Response: It is noted that the proposed extension has a modern design and utilises modern 
materials instead of an attempt at a pastiche design. It should be noted that the property is not listed 
and is not located within a Conservation Area. In terms of historic properties, Historic Environment 
Scotland has indicated that well designed modern additions are often better than trying to imitate the 
existing building, creating a clear distinction between the old and the new. In consideration of the 
surrounding area, in particular the rear garden areas of the neighbouring dwellinghouses, there are 
numerous outbuildings which have been built serving as garages and stores which are not 
considered to be in keeping with the original dwellings. It should also be noted that at some point in 
the recent past the owners of No. 38 Glasgow Road sold off the section of rear garden on the 
northern side of Lucy Brae and a modern bungalow was built (No. 3 Lucy Brae). While it is 
recognised that the proposed extension does not attempt to look like the existing dwelling, this does 
not mean that it cannot integrate successfully into the local area. It is noted that a section of the 
extension will be visible from Glasgow Road, however it will be set back, and this section of the 
extension will be finished with red sandstone. A condition has been attached which specifies that full 
details of materials shall be submitted for written authorisation prior to any works taking place on site. 
It is true that applications can be refused on design grounds and there may well be examples where 
applications have been refused on design grounds within North Lanarkshire in the past, however 
each application must be determined on its own merits. The proposal is considered to be acceptable 
from a design perspective. 
 
 Comment: Loss of sunlight / daylight / overshadowing – The proposal would significantly reduce 
daylight and particularly sunlight to the family room to the rear of No. 32 Hamilton Road. The room 
receives light through the patio window which directly faces the proposed extension. 
 
Response: It is considered that as No. 34 Glasgow Road is located to the north west of No. 32 
Glasgow Road that the proposed two storey element would have little impact on the sunlight or 
daylight received (a test confirms this). A visible sky test was also conducted to assess the impact of 
the proposal on the side facing window of the extension to the rear of No. 32 Hamilton Road. The 
test confirmed that the proposal would not result in the loss of visible sky from this window. It should 
be noted that at the time when the site visit was conducted that a commercial style shutter was 
pulled down over this window.  



 
Comment: Privacy/overlooking – The proposal will overlook neighbouring properties, especially the 
west facing upper floor window overlooking No 36 Glasgow Road. 
 
Response: A detailed assessment of privacy can be viewed within paragraph 8.4 below, however in 
terms of the upper floor west facing window, the window proposed is a high-level window. High level 
windows allow light into a room, however, are high enough to prevent people from having a direct 
view downwards. The high-level window is not considered to result in any significant privacy 
concerns. 
  
Comment: Parking and Access – Available parking and turning area will be significantly reduced by 
the proposal. This will inevitably increase the pressure to use the rear lane for parking. The lane is 
barely wide enough for a modern car to negotiate. Any use of the lane for parking would cause major 
difficulty for residents as well as Council and emergency vehicles. Both Lucy Brae and the lane 
serving Glasgow Road properties are privately owned by residents and residents are responsible for 
upkeep and repairs. The scale of the work proposed will necessitate access by heavy plant and HGV 
machinery, resulting in blockages and extraordinary wear and tear and damage to the road surface. 
The owners of Lucy Brae could veto, by majority, the use of Lucy Brae for the movement of heavy 
plant and commercial traffic in connection with the build. The proposal will also likely result in 
accidents due to increased traffic during construction. It should also be noted that the proposal does 
not include details of access arrangements or of the parking spaces or manoeuvring space within the 
site. 
 
Response: It is noted that the available space for parking and turning within the site will be reduced 
by the proposal, however given the proportions of the site, it is considered that there will be adequate 
space for parking and manoeuvring vehicles such that they can enter and exit the site in a forward 
gear. The access to the site is indicated on the drawings as being 3m wide with electronically 
controlled inward opening gate. In terms of disruption during construction this is not a material 
planning consideration. Damage to the lane during construction would be a legal issue to be raised 
with the applicant. The owners right to veto vehicle movements again would appear to be a legal 
issue to be raised with the applicant. In terms of whether there would be an increased likelihood of 
vehicle accidents during construction, this would not be a material planning concern. 
  
Comment: Neighbour notification – Not all neighbours have been notified. The planning department 
should have communicated the proposal to a wider number of addresses. Applicant has not notified 
everyone with a legal right over the lane. All parties with a legal right over the lane should have been 
notified and this included on the land ownership certificate. 
 
Response: It was noted that initially when the application was validated that the red line boundary 
did not include the access to the site via Lucy Brae onto Glasgow Road. A new location plan was 
sought, and the red line boundary extended to include a section of Lucy Brae. Changes to the red 
line boundary always result in a process of re-neighbour notification. It should be noted that all the 
neighbours within a 20m buffer of the red line boundary have now been notified and given 
opportunity to comment. In terms of the land ownership certificate and the applicant notifying 
neighbours with a legal right over the lane, the applicant has now sent letters to each of the 
properties with legal access and has indicated the addresses on an amended land ownership 
certificate. 
 
Comment: Validity of application – The plans and details fail to comply with the provisions of the 
Town and Country Planning (Development Management Procedure) (Scotland) Regulations. Red 
line boundary is incorrect as this should extend towards the public road via Lucy Brae. Also, those 
with legal right over the lane should have been on the Land Ownership Certificate. 
 
Response: As indicated in response directly above, these matters have now been addressed. 
 
Comment: Design and Access Statement – No design and access statement has been submitted 
alongside the proposal. 
 
Response: It is considered that adequate information has been included within the details in the 
drawings to allow the Planning Service to determine the application. 



 
Comment: Not in accordance with policy – HCF 1A - It is considered that the proposal will detract 
significantly from the architectural integrity of the existing villa at No. 34 Glasgow Road and will 
diminish the rhythm and integrity of the building grouping. DSP 4 - It is considered that the proposal 
offends all the key principles within this policy. Modified Proposed NLC Development Plan – 
Emerging Policy PP3 Greater weight is given to ensure that developers contribute to sense of place 
and are in-keeping with general character. It also indicates that planning applications should be 
accompanied by appraisals and or assessments of appropriateness. No such appraisal or 
assessment has been submitted with this application. Historic Environment Scotland advises that 
extensions to properties should be subsidiary in scale and sympathetic in design and should not 
dominate the original property. They should also not disturb the established plot pattern and should 
preserve or enhance all other key characteristics of the locality. It is considered that the proposal 
conflicts with these principles also. 
 
Response: Planning legislation indicates that all proposals should be assessed first and foremost 
against the policies in the local development plan. The proposal has been assessed against policies 
HCF 1A and DSP 4 in the adopted North Lanarkshire Local Plan and the proposal is considered to 
be in accordance with these policies. The full assessment can be found in paragraph 8.4 below. In 
terms of the Modified Local Development Plan, it is considered that the proposal would comply with 
this plan. 
  
Comment: Noise and disruption during construction. 
 
Response: Noise and disruption during construction is not a material planning consideration. 
 
Comment: Creation of another house – The applicant is effectively building another house which 
adjoins the existing house. Layout and amenities would allow it to be self-contained. A new house 
would not be allowed to the rear of the property. 
 
Response: Having viewed the drawings provided, it is clear that the proposal is an extension with 
physical ties to the existing house and is not a separate planning unit. 
  
Comment: Impact to trees – Trees within property No.36 Glasgow Road will be impacted by 
proposed side extension. 
 
Response: The trees are not covered by a tree preservation order. Damage to the trees at No. 36 
Glasgow Road would therefore not be a material planning concern. If any damage is incurred by the 
applicant, then the matter should be referred to a solicitor.  
 
Comment: The proposal may result in subsidence due to additional weight of extension. 
 
Response: This is a civil matter and not a material planning consideration. It would be the 
applicant’s responsibility to ensure that appropriate measures are taken to avoid damage to 
surrounding properties. 
 
Comment: Potential for drainage issues. 
 
Response: This is not a material planning consideration. 
 
Comment: There is no mention of the proposed loft conversion. 
 
Response: Given that the property is neither listed, nor within a Conservation Area, planning 
permission is not required for the installation of roof light windows. 

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

decisions must be made in accordance with the development plan unless material considerations 
indicate otherwise. The proposal raises no strategic issues and as such requires to be assessed 
against Local Plan Policies. 



 
8.2 The site falls within an area covered by Policy HCF 1 A - Residential Areas. Policy HCF1A aims to 

protect the existing residential amenity through a presumption against development detrimental to 
such areas. House extensions are acceptable in residential areas subject to meeting the 
requirements of DSP 1-4 

 
8.3 The North Lanarkshire Local Plan also requires proposed developments to be assessed against 

policies DSP 1 (Amount of Development), DSP 2 (Location of Development), DSP 3 (Impact of 
Development) and DSP 4 (Quality of Development). Given the scale and nature of the proposal, only 
DSP 4 is relevant to this application. Policy DSP 4 seeks to ensure that proposed developments 
integrate successfully into the local area and avoiding harm to neighbouring amenity by relating well 
to the existing context taking account of siting, scale, height, massing, proportion, detailing, 
materials, access and parking and overlooking or privacy impacts and overshadowing.  

 
8.4 In terms of the development integrating successfully into the local area it is noted that the properties 

located at this section of Glasgow Road are large two storey traditional sandstone Victorian villas, 
situated in large plots. It is also noted that the proposed extension has a modern design and utilises 
modern materials instead of an attempt at a pastiche design. It should be noted that the property is 
not listed and is not located within a Conservation Area. In terms of historic properties, Historic 
Environment Scotland has indicated that well designed modern additions are often better than trying 
to imitate the existing building, creating a clear distinction between the old and the new. In 
consideration of the surrounding area, in particular the rear garden areas of the neighbouring 
dwellinghouses, there are numerous outbuildings which have been built, serving as garages and 
stores which are not considered to be in keeping with the original dwellings. It should also be noted 
that at some point in the recent past the owners of No. 38 Glasgow Road sold off the section of rear 
garden on the northern side of Lucy Brae and a modern bungalow was built (No. 3 Lucy Brae). While 
it is recognised that the proposed extension does not attempt to look like the existing dwelling, this 
does not mean that it cannot integrate successfully into the local area. The extension has been 
designed to be mostly to the rear with only a small section located to the side. The section located to 
the side would be single storey in height, would be set back from the front of the property by 3.7m 
and the visible section from Glasgow Road would be finished with red sandstone matching the 
existing dwellinghouse. The use of quality materials will be crucial to ensure that the extension will 
be sympathetic to the original dwellinghouse, therefore a condition has been attached which ensures 
that full details of materials require to be submitted for written approval by the Planning Authority 
prior to any works taking place on site.  

 
8.5 In terms of scale, height and massing of the proposal, it is recognised that the extension proposed is 

large, however the existing house and plot are also large. The extension has been designed such 
that it has a lower height than the existing dwellinghouse, with the two-storey element being 2.9m 
lower than the apex of the existing roof at 7m and the highest point of the single storey element 
being 4.4m in height. The flat roof design and use of several different materials and colours also 
helps to reduce the scale and massing of the proposal. It should be noted that there are large two 
storey extensions at Nos. 30 Glasgow Road and 1 New Edinburgh Road. Both of these are larger in 
terms of height, scale and massing. In terms of impact on garden ground, it is considered that given 
the size of the site, that adequate garden ground would be retained.  

 
8.6 In terms of parking and access, the access would be moved from the existing central location 

towards the eastern boundary. Parking for the property will be reduced by the proposal, however it is 
considered that adequate parking would be retained within the site.  

 
8.7 In terms of privacy and overlooking, on the west elevation of the extension there would be a doorway 

which serves the second kitchen on the ground floor and a high-level window. Neither of these would 
result in any significant privacy issues. The east facing elevation is blank. Windows and doors are 
proposed for the rear elevation, however there are no window-to-window issues. Given the location 
of existing windows on the upper floor it is not considered that the proposal would result in any 
significant additional privacy issues. In terms of overshadowing, it is considered that as the property 
is located to the north west of No. 32 Glasgow Road that the proposed two storey element would 
have little impact on the sunlight or daylight received (a test confirms this). A visible sky test was also 
conducted to assess the impact of the proposal on the side facing window of the extension to the 
rear of No. 32 Hamilton Road. The test confirmed that the proposal would not result in the loss of 



visible sky from this window. Although it should be noted that at the time when the site visit was 
conducted that a commercial style shutter was pulled down over this window. In terms of the impacts 
of the proposal on property No. 36, the two-storey element of the proposal would be far enough back 
not to result in any significant sunlight or daylight issues (a test confirms this).  

 
8.8 Taking cognisance of the above assessment it is considered therefore, that on balance the proposal 

will integrate successfully into the local area and avoid harm to neighbouring amenity. It is 
considered that the proposed development accords with Policy DSP 4. 

 
8.9 Modified Local Development Plan: The Report of Examination was published on 24 May 2021 by 

the Scottish Government’s Planning and Environmental Appeals Division (DPEA), following 
submission of the Modified Proposed Plan and supporting documentation to the Scottish Ministers 
on 21 July 2020. The council is currently analysing the proposed modifications identified in the 
Report of Examination and will prepare an Adoption Plan and associated documentation for 
publication in due course. 

 
8.10 The site is now identified as being within the General Urban Area and relevant policies are General 

Urban Area PP 3 which seeks to maintain and improve level of amenity in urban areas and Policy 
EDQ3 (Development Quality) which would be consistent with the requirements of existing policy 
DSP 4. It is considered that the proposal would comply with this plan. 

 
9. Conclusions 

 
9.1  The proposed development meets the criteria set out in the residential polices contained within the 

North Lanarkshire Local Plan. The proposed development is acceptable in terms of its impact upon 
the property and the surrounding residential area. Notwithstanding the objections received it is 
recommended that permission be granted subject to conditions. 
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Proposed Conditions:- 
 
 
1. That, except as may otherwise be agreed in writing by the Planning Authority, the development shall 

be implemented in accordance with the drawing number: 2021-024 01A, 02A and 03.  In particular, 
this permission is for one residential pitch only (including associated ancillary touring caravans), and 
any further pitches or use of other parts of the site as pitches will require a separate grant of planning 
permission. 

 
 Reason: To clarify the drawings on which this approval of permission is founded. 
 
2. That, notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) (Scotland) Order 1992 or any subsequent replacement legislation, no development 
shall take place within the curtilage of the application site, other than that which has been expressly 
authorised by the permission hereby approved or that which may be approved.  Thereafter, no 
extensions, free standing buildings or other development shall take place within the application site, 
unless approval is obtained from the Planning Authority. 

 
Reason: To ensure that any future development is carefully considered in the countryside location. 

 
3. That within three months of the date of this permission an amended layout plan showing the location 

of any areas to be used for open-air storage of materials, plant or equipment used by residents of the 
site in association with their employment shall be submitted for the written approval of the planning 
authority.  Thereafter, no open-air storage of non-domestic materials or plant other than of the 
aforementioned type in the approved locations, shall take place within any part of the application site. 

 
 Reason: In the interest of the amenity of the site and the general area. 
 
4. That within three months of the date of this permission, a plan showing alterations to the vehicular 

access to properly surface the gap between the existing concrete pad and the public road in a material 
which prevent loose material being carried onto the public road, and details of a surface drainage 
arrangement for this location which does not allow surface water to flow onto the public road, shall be 
submitted for the written approval of the planning authority.  Thereafter, such approved alterations 
shall be implemented within 3 months of being approved or within such longer period as may be 
agreed in writing by the planning authority. 

 
Reason:  In the interest of traffic and pedestrian safety. 

 
5. That the foul drainage disposal arrangements detailed within the Foul & Surface Water Drainage 

Statement by Energised Environmental Ltd. shall be implemented in accordance with those details, 
and within three months of the date of this permission a report by a suitably qualified drainage 
engineer shall be submitted to the planning authority verifying that the foul drainage as been 
completed in accordance with those details. 

 
Reason:  In the interests of public health and the prevention of pollution. 

 



Background Papers: 
 
Consultation Responses: 
 
Traffic & Transportation – response dated 17 September 2021 
Environmental Health (including Pollution Control) – response dated 24 August 2021 
Network Rail – response dated 16 August 2021 
 
 
Contact Information: 
 
Any person wishing to inspect these documents should contact Keith Bathgate at 
Planningenquiry@northlan.gov.uk 
 
 
Report Date: 
 
24th September 2021



APPLICATION NO. 21/00863/FUL 
 
REPORT 
 
1. Site Description 
 
1.1 The application site comprises approximately 0.4 hectares of rural land which contains one 

residential caravan pitch with a chalet-style mobile home, an amenity block and a storage shed 
along with associated parking and an area of rough ground, located within the countryside 1km north 
west of Allanton.  The residents are members of the Gypsy/Traveller community and the pitch is a 
family home.  The site is accessed from Foulburn Road by way of a track leading through a 
neighbouring Gypsy/Traveller site which has two residential pitches and a stables block.  The 
neighbouring site borders the application site to the south west (though separated from it by a 
narrow corridor beneath an overhead electricity line), but that neighbouring site is in separate 
ownership and is subject to a separate application before this Committee (21/00478/S42).   On its 
other boundaries, the application site is bordered by the Glasgow to Edinburgh railway line to the 
south east and by fields to the north.  

 
2. Proposed Development 
 
2.1 Permanent planning permission is sought for one residential caravan pitch and associated 

structures. The main chalet and its associated amenity block, ancillary touring caravan, gravel 
hardstanding and fencing are already in place, so the application is largely retrospective, but the 
submitted also plans show the adjacent part of the site next to the railway line being laid out as an 
ancillary pitch for two further ancillary touring caravans with their own amenity block 

 
3. Applicant’s Supporting Information 
 
3.1 In addition to the application form and plans, the application was accompanied by a planning policy 

and design statement and by a drainage report which details the ground conditions at the site and 
confirms its suitability for a ‘BioDisc’ domestic sewage treatment unit and soakawy. 

 
4. Site History 
 
4.1 The site was formerly part of a field, and there have been no previous planning applications on the 

site.  The adjacent Gypsy/Traveller site through which this pitch is accessed has existed since 
around 2010 and as noted above is subject to a temporary permission for two caravan pitches which 
a separate application before this committee seeks to make permanent. 

 
5. Development Plan 
 
5.1 The application does not raise any strategic issues and therefore does not require to be assessed 

against the Clydeplan Strategic Development Plan 2017. 
 

5.2 The North Lanarkshire Local Development Plan 2012 designates the site as part of the Rural 
Investment Area, where policy NBE3 B applies.  All applications for planning permission are also 
subject to development strategy policies DSP1 to DSP4, although in this case only DSP4 (Quality of 
Development) is directly applicable. 

 
6.  Consultations 
 
6.1 Transportation Services have no objection subject to confirmation that the access is surfaced in a 

suitable bound bituminous material which does not allow any loose material to be dragged onto the 
public road, that a suitable drainage system is included to prevent surface water from the access 
running onto the public road, and that visibility splays on either side of the access are kept free of 
vegetation. 

 
6.2 Protective Services do not object to the application but notes that the site requires a caravan site 

license under the Caravan Sites and Control of Development Act 1960.  This is a separate licensing 



matter rather than a planning consideration, but attention can be drawn to the issue by an 
informative.   

 
6.3 Network Rail have no comments on the application. 
 
7.   Representations 
 
7.1 There were no notifiable neighbours, however the application was advertised in the local press.  No 

representations were received. 
 
8. Planning Assessment  
 

Development Plan Policies 
8.1 In accordance with Section 25 of Town and Country Planning (Scotland) Act 1997, planning 

decisions must be made in accordance with development plan unless material considerations 
indicate otherwise. The application raises no strategic issues so it can be assessed in terms of the 
local plan policy. In the North Lanarkshire Local Plan the site forms part of the Rural Investment 
Area. 

 
8.2 Policy NBE3 B (Rural Investment Areas) seeks to protect the rural character of such areas and to 

promote appropriate forms of rural development by restricting development to certain specific types 
or which satisfies the specified assessment criteria.  The policy does not allow new residential 
development except where this is ancillary to and essential for an agricultural, forestry or horticultural 
business, as a conversion of a redundant building of vernacular interest, or limited new housing 
forming part of an existing cluster of development as specified in the corresponding supplementary 
planning guidance SPG 08 “Development in the Rural Investment Area”.   

 
8.3 Policy DSP4 (Quality of Development) specifies that only development which achieves a high 

standard of site planning and design will be approved.  Amongst other requirements, development 
should integrate successfully into the local environment, avoiding any adverse impact on residential 
amenity and meet relevant technical standards in relation to transportation and waste, etc. 

 
8.4 As regards the requirements of Policy NBE3 B and SPG 08, the proposal does not fall into any of the 

categories of residential development which they support.  The proposal does not involve a 
recognised countryside business or re-use of existing vernacular buildings and site is not part of a 
traditional cluster as defined by the relevant policy and SPG. However, taken together with the 
adjacent caravan pitches subject to application 21/00478/S42, the two sites are relatively self-
contained, and have the potential to function as a cluster of caravans and buildings associated with 
Gypsy/Traveller use. In terms of environmental impact, the application site is not readily visible from 
any public road as it is behind the railway embankment when viewed from the south and it is 
screened by the adjacent caravan pitches when viewed from the west, so it is considered the 
proposal does not significantly impact on the visual amenity of the wider area. The chalet, caravans 
and amenity blocks are of a temporary nature and relatively modest in terms of size and scale.  
Therefore, whilst the development does not fully accord with NBE 3B and SPG 08 the site-specific 
circumstances are such that the impact on the character and function of the RIA are considered to 
be acceptable subject to further consideration against policy DSP4. 

 
8.5 In terms of Policy DSP4, the proposal is effectively an expansion of the existing Gypsy/Traveller site 

which has existing on the neighbouring land for some years, and although the two sites are 
separately owned they share the same access.  The application site is not prominent within the 
landscape except when viewed from passing trains.  As regards transportation issues, subject to 
resolution of the issues discussed below it is not considered that the proposal has significantly 
increased the use of surrounding roads or resulted in adverse on road safety at this location. There 
is no impact on surrounding properties as there are no properties in close proximity to the site.  
There is ample parking and turning within the site and outstanding drainage and access issues can 
be addressed by conditions. Subject to this, the proposal is considered to be in accordance with 
policy DSP4.   

 
 Material Considerations 
8.6 Under the emerging North Lanarkshire Council Local Development Plan (Modified Proposed Plan) 



the application site is included within the Countryside, where the relevant policies PP 5 and AD 5 
correspond with the existing local plan’s Rural Investment Area designation and the corresponding 
policy NBE3 B discussed above.  Similarly, LDP policy EDQ 3 (Development Quality) reflects the 
quality requirements of existing policy DSP4 discussed above. Therefore, the assessment and 
conclusion reached under the current policies, is similarly applicable to any consideration of the 
proposal under the new policies PP 5, AD 5 and EDQ 3.  The relevant policies of the modified 
Proposed Plan therefore reaffirm and add weight the conclusions already reached in respect of the 
current adopted local plan policies. 

 
8.7 Local Authorities have a number of legislative duties and policy requirements in relation to 

planning for Gypsy/Travellers. Under the Human Rights Act 1998 and the Equality Act 2010, they 
must have due regard to human rights, equality and diversity when exercising their functions. It is 
important to note that Scottish Gypsy/Travellers are recognised as an ethnic group for the 
purposes of the Equality Act 2010, and as such the Public Sector Equality Duty (PSED) is of 
relevance. This requires public authorities to have due regard to the need to eliminate 
discrimination, advance equality of opportunity, and foster good relations between people with a 
protected characteristic and people without. Under Scottish Planning Policy (2014), Local 
Authorities are required to plan for the current and future needs of the Gypsy/Traveller community 
and involve the Gypsy/Traveller community in the process of planning and decision-making which 
impacts upon them. In comparison to the wider housing needs of the settled community, the 
scale of the accommodation required by the Gypsy/Traveller community is small, but it cannot be 
overlooked. Decent homes are needed for any sustainable community, and Gypsy/Traveller 
families are no exception to this principle. Dealing with the accommodation needs of 
Gypsy/Travellers is the most direct means of tackling wider problems of inequality and social 
cohesion. Scottish Planning Policy (SPP) (2014) considers Gypsy/Traveller accommodation 
under Specialist Housing Provision and Other Specific Needs, and states that: ‘HNDAs [Housing 
Need and Demand Assessments] will also evidence need for sites for Gypsy/Travellers and 
Travelling Showpeople. Development plans and local housing strategies should address any 
need identified, taking into account their mobile lifestyles. In city regions, the strategic 
development plan should have a role in addressing cross-boundary considerations. If there is a 
need, local development plans should identify suitable sites for these communities. They should 
also consider whether policies are required for small privately-owned sites for Gypsy/Travellers, 
and for handling applications for permanent sites for Travelling Showpeople (where account 
should be taken of the need for storage and maintenance of equipment as well as 
accommodation). These communities should be appropriately involved in identifying sites for their 
use’ (Para. 133, pg. 32). Further guidance is contained in the Scottish Government and COSLA’s 
joint action plan “Improving the lives of Gypsy/Travellers: 2019-2021”, which emphasises the 
need to increase accommodation for Gypsy/Traveller people, and in particular the benefits of 
permanent sites. 

 
8.8 The Scottish Government policy and advice outlined above highlights the council’s responsibility 

to provide adequate permanent accommodation for Gypsy/Traveller people and set out policies 
for dealing with applications for small privately owned sites, and the forthcoming National 
Planning Framework 4 is expected to include a requirement for planning authorities to further 
demonstrate what action they have taken to meet the accommodation needs of Gypsy/Travellers 
within their area.  North Lanarkshire no longer has any publicly provided sites for 
Gypsy/Travellers, and therefore privately-owned sites are the only option for Gypsy/Travellers 
seeking a permanent location.  It is however difficult to allocate sites for Gypsy/Traveller 
development in development plans, because sites are unlikely to be proposed for such use 
unless already owned by members of that community, and sites allocated for general housing 
development will typically have a higher land value, so typically Gypsy/Traveller sites involve 
retrospective applications after the land has already been acquired for that purpose.  In assessing 
such applications it is accepted that there is no perfect location for Gypsy/Traveller sites and that 
compromises will be necessary in the assessment of such applications. The Government 
guidance also outlines criteria which should be addressed when assessing applications for 
private sites, and this site is considered to generally comply with these criteria. It is the council’s 
responsibility to identify, assess and resolve the needs of Gypsy/Travellers and in terms of the 
current application it is considered that in the approval of this application will go a small way 
towards addressing this need. In addition, the objectives of rural policy would not be 
compromised by the proposal. 



 Technical Matters 
8.9 The applicant has submitted a drainage report detailing an appropriate means of foul drainage 

disposal and the findings of a soil conditions survey demonstrating that the ground is suitable for a 
soakaway.  A condition can be applied requiring submission of a verification report to confirm its 
implementation. 

 
8.10 The site shares its access with the neighbouring pitches, which were originally approved with a 

condition requiring that the first 10m of the access be fully paved to prevent loose material from 
being carried onto the public road, and that it incorporate drainage to prevent water from being 
discharged onto the road.  That condition has not been complied with, as although a concrete 
surface has recently been laid across the access, it does not tie in to the public road and therefore 
there is a strip of loose material between the road and the concrete surface.  There concrete surface 
does not have its own drainage and appears to discharge surface water onto the unsurfaced strip, 
and thence into a road drain.  As the current application site also includes the shared access and 
this application would increase use of that access, it is appropriate to repeat the condition requiring 
further work to the access address these requirements.  Subject to such remedial work, the access 
and parking arrangements are acceptable. 

 
9. Conclusions 
 
9.1 In conclusion, whilst this development is contrary to policy NBE3 B (Rural Investment Areas) of the 

adopted local plan, it is considered that the development is of a type for which there is an 
established  need, and that the proposal amounts to a modest expansion of a use which has taken 
place on the adjoining site for around ten years without apparent problems, and which does not have 
a significant detrimental impact on the character and amenity of the RIA. It is therefore considered 
that this development may be justified as an acceptable departure from the North Lanarkshire Local 
Plan and that a permanent planning permission be granted subject to conditions. 
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21/01132/FUL 

Proposed Development: 
 
Installation of a new 45 metres high lattice telecommunications 
tower with a total of 12No antennae and 4No. Dishes, and 
ancillary works all within a new concrete-based compound 
enclosed by 2.5m high palisade fence (replacement of existing 
adjacent tower) 
 

 Site Address: 
 
Fir Park Stadium 
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Motherwell 
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Recommendation: Approve Subject to Conditions 
 
Reasoned Justification:  
 
The proposed development meets the criteria set out in the relevant policies contained within 
the North Lanarkshire Local Plan 2012. The proposed development is acceptable in terms of 
its impact upon the site and the surrounding area. 
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Infrastructure Group 
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Motherwell 
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Proposed Conditions:- 
 
1. That the development hereby permitted shall be carried out strictly in accordance with the approved 

details submitted as part of the application and no change to those details shall be made without prior 
written approval of the Planning Authority. 

 
 Reason: To clarify the drawings on which this approval of permission is founded. 
 
2. That in the event that the telecommunications equipment, supporting structure or the apparatus 

within the site becomes redundant it must be removed to the satisfaction of the Planning Authority 
within one month of becoming redundant. If the site ceases to be used for telecommunications 
transmissions, it must be reinstated to the satisfaction of the Planning Authority within six months of 
cessation. 

 
Reason: To minimise the level of visual intrusion and to ensure the reinstatement of the site to a 
satisfactory standard. 

 
 
 
 
 
 
 
Background Papers: 
 
Consultation Responses: 
 
Memo from Environmental Health (including Pollution Control) dated 10th August 2021 
 
 
 
Contact Information: 
 
Stewart MacCallum at Planningenquiry@northlan.gov.uk 
 
Report Date: 
 
4th October 2021



APPLICATION NO. 21/01132/FUL 
 
REPORT 
 
1. Site Description 
 
1.1 The site is located within the grounds of Motherwell FC`s Fir Park Stadium in Motherwell. In 

particular the site is immediately to the west of the South stand which is immediately bordered by 
residential properties (Fir Park Street) to the west and to the south by Firpark Secondary School.  

 
2. Proposed Development 
 
2.1 The application seeks permission to erect a 45 metre high lattice telecommunications mast which 

would include 12x antenna, 4x dishes and ancillary works including a 2.5 metre high palisade fence 
to enclose the compound. The mast would be 5 meters or so from the school boundary and around 
40 meters from the closest part of the school building.  It would also be around 7 metres from the 
nearest house boundary and around 36 metres from the nearest house. 

 
2.2 The site (Fir Park Stadium) currently has the applicant`s existing telecommunications equipment on 

the opposite side of the south stand which are incorporated into the existing free-standing metal 
lattice floodlight structure. However due to having insufficient structural capacity to be suitably 
redeveloped, it would be the proposal to remove the equipment from this existing structure and build 
a new mast which does have that capability and also relocate some of the existing equipment on this 
new mast. It is also noted that there is currently also separate telecommunications equipment 
located on some of the other floodlight structures as well. 

 
2.3 It is identified that there is a requirement to upgrade to 5G coverage to ensure that this is available 

for users in the locality. Whilst existing coverage can be maintained for telephone calls, text 
messages and internet access, the proposal is to allow the new technology for enhanced coverage 
and more efficient internet and streaming services. It should be noted that included within this 
proposal is an upgrade of the current 4G Emergency Service Network (ESN) which is the 
telecommunications system used by the emergency services and an upgrade from the current 
system to provide improved communications coverage and usage of such technology. 

 
3. Applicant’s Supporting Information 
 
3.1 The applicant submitted supporting information in respect of the following:- 
  

 Full suite of drawings 
 ICNIRP Certification (International Commission on Non-Ionizing Radiation Protection) has 

been submitted with the application which confirms that the mast will operate well within the 
required Government levels. 

 Planning Statement and various other supporting statement regarding the benefits of 5g 
 
4. Site History 
 
4.1 Fir Park Stadium is an established site for telecommunications apparatus which currently utilises the 

existing free-standing lattice floodlight structures at the stadium. It has various previous permissions 
to install equipment and then subsequent upgrade works to these. 

 
5. Development Plan 
  
5.1 In the adopted 2012 North Lanarkshire Local Plan, the application site is designated under policy 

HCF 1 B1 (Community Facilities) which states that “The Council will maintain community well-being 
in residential areas by protecting those community facilities shown on the proposals map”. 

 
5.2 Policy RTC 3B (Bad Neighbour Development) is also relevant. As a requirement of this policy, it 

should be demonstrated that amenity will not be adversely affected.  Cumulative impact of such 
development will also be taken into account. 

 



5.3  Policy EDI 3 (Utilities Development) states that the Council supports in principle telecommunications 
proposals subject to” there being no reasonable possibility of sharing facilities or using existing 
buildings or structures, and development being sited and designed to reduce visual and 
environmental impact” 

 
5.4 Policy DSP 4 Quality Development states that Development will only be permitted where high 

standards of site planning and design are achieved.  In particular, pollution impacts should be 
mitigated and the development should integrate into the wider area.    

 
6 Consultations 
 
6.1 NLC Protective Services have no objections to the proposal. 
 
7. Representations 
 
7.1 A total of 58 objections and 1 representation of support were received during the neighbour 

notification process and advertisement of this application. We received some multiple 
representations for several individual property addresses. Objections were received from Councillors 
Alan Valentine and Nathan Wilson. 

 
7.2 In summary, the objections to this application raised concerns in the following areas: 
 

 The mast is out of character and context with the residential area causing a significant impact 
upon the outlook of residential properties. The mast is of a significant height and visually 
prominent being taller than any other nearby structure.  

 The mast is not an essential use and has locational need to be in this location. 
 Noise and disruption caused from the mast and equipment 
 Lack of technical information supplied in relation to the electronic equipment 
 Potential radiation and health impacts to people and pets 
 Location of mast near to sensitive sites such as schools 
 Potential impact of mast to low level aircraft 
 Loss of privacy/overlooking works on mast. 

 
7.3 Other issues were raised however they are not material planning considerations. They include 

devaluation of property, lease agreements between the applicant and Motherwell FC and blocking of 
existing views. 

 
7.4 Health concerns in relation to people and pets were raised by many as a concern. As part of any 

application of this nature the applicant is required to provide an ‘ICNIRP’ Certificate (see para 3.1 
above) and this has been done, This certificate confirms that the level of impact is within the required 
levels. 

 
8 Planning Assessment 
 
8.1 Section 25 of the Town and Country Planning (Scotland) Act 1997 states that a planning application 

should be assessed against the relevant Development plan policies unless material consideration 
indicate otherwise. In this case, the proposal is not of strategic significance and as such, should be 
assessed in terms of the relevant local plan policies. 

 
8.2 In terms of the primary zoning of the site (Policy HCF1 B1 - Community Facilities) the focus on this 

policy is to protect the community facility itself (in this case the football stadium). The application site 
is positioned to the side of the South Stand and there is no impact to the existing main use of the site 
as a football stadium. The use is ancillary to the overall use of the facility which experiences high 
volumes of people attending matches and requires to maintain mobile coverage for the public and 
emergency services. As noted above, the stadium already accommodates telecoms infrastructure.  
This proposal would enhance the facility through enhanced telecoms facilities and therefore the 
planning application is in accordance with this policy.   

 
 



8.3 Policy RTC 3B (Bad Neighbour Development) notes that support will only be given to proposals 
which do not raise adverse amenity issues. As noted below, it is considered that there will be no 
adverse amenity issue as a result of the development.  There is already some telecoms apparatus 
elsewhere around the stadium itself but not to the extent that a cumulative impact would count 
against the proposal.  It is therefore considered that the proposal is in accordance with policy RTC 
3B. 

 
8.4 Policy EDI 3 (Utilities Development) states that the Council supports in principle telecommunications 

proposals. In terms of sharing facilities, the initial option considered by the applicant was to utilise 
the existing floodlight structure and redevelop this to accommodate the new equipment. However, it 
was physically not possible to undertake these works on this structure and the most viable option 
was to create a new mast structure which would reach the required height to be able to provide 
adequate network coverage. Whilst it is a new mast, the site has been utilised for 
telecommunications albeit in a different location within the stadium on a floodlight structure. It is also 
considered that the new structure would be acceptable in terms of visual and environmental impact 
(see assessment of DSP4 below).  It is therefore considered that the development would be in 
accordance with Policy EDI 3. 

 
8.5 Policy DSP 4 sets out that development will only be permitted where high standards of site planning 

and sustainable design are achieved. This policy sets out criteria and requirements in this respect 
which include character and setting, integration into the local area, impact on traffic and avoiding 
harm to the neighbouring amenity. When assessed against the terms of policy DSP4 (Quality of 
Development), it is considered that the proposal can be integrated successfully into the surrounding 
area without detriment to the amenity of the existing residential area and community facilities. 
Justification for this assessment is as follows: 

 
8.6 It would be accepted that the mast is of a considerable height and because of this it will be visually 

prominent due to being 45 metres in height. However, in this instance it has to be taken into context 
of where this is located and the existing structures that it is adjacent to. The existing South Stand is 
30 metres in height and is higher than most structures nearby and there are four existing lattice style 
free-standing floodlights reaching 35 metres in height which currently accommodate 
telecommunications equipment. The mast would see an increase of 10 metres from the that of the 
existing floodlights, however the mast is much narrower and thinner towards the last 10 metres or so 
which reduces its overall impact. The position of the mast near to the stand adds a substantial 
element of screening and backdrop.  In terms of visual impact, the greatest impact would be the view 
from those houses on Fir Park Street which back onto the site, however they already have the 
stands and the flood lights as a view and the introduction of a 45m high structure would be seen in 
the context of all this. Whilst it is obviously a new structure it is very similar in appearance to the 
existing floodlight structures.  In visual terms the new structure is considered to be acceptable.  

 
8.7 There is no impact to roads as it is contained within the grounds of Fir Park Stadium and would not 

generate any additional traffic other than during the construction works. There are no discernible 
noise issues associated with masts and the concerns regarding health impacts are addressed 
above. 

 
8.8 In terms of impact on aviation, contact was initially made with Glasgow Airport Safeguarding  who 

have advised that they do not require to be consulted on the planning application. 
 
8.9 In relation to overlooking/loss of privacy to nearby residential properties, it would not be considered 

to be an issue. There would be initial works to erect the structure, but thereafter it would only be 
routine maintenance or upgrading which would not be a regular occurrence. 

 
8.10 It is therefore concluded that the proposal is in accordance with the development plan.  The 

application must therefore be granted planning permission unless material considerations suggest 
otherwise. 

 
Other Material Considerations 

 
8.11 Modified Local Development Plan: The Report of Examination was published on 24 May 2021 by the 

Scottish Government’s Planning and Environmental Appeals Division (DPEA), following submission 



of the Modified Proposed Plan and supporting documentation to the Scottish Ministers on 21 July 
2020. The council is currently analysing the proposed modifications identified in the Report of 
Examination and will prepare an Adoption Plan and associated documentation for publication in due 
course.  In terms of the policies of the emerging plan, in this instance these largely mirror those of 
the adopted plan.  As a material consideration, the emerging plan will add weight to and reaffirm the 
conclusions already reached under the current adopted local plan. 

 
8.12 There is clearly significant local concern regarding the proposal (as summarised in section 7 above) 

and this is a material consideration.  The concerns which are material planning issues (most notably 
visual impact and impact on residential amenity) are addressed above.  The other main concern was 
impact on health, most notably on nearby houses and the adjoining school, but this has been 
addressed by the applicant by way of the relevant certification.     

 
8.13 It is accepted that the enhancement of the telecoms infrastructure brings social and economic 

benefits and in this case will also enhance the existing service provided for the emergency services 
and this all weighs in favour of the proposal.   

 
8.14 Other issues were raised including devaluation of residential properties and the lease arrangements 

between Motherwell FC and the applicant however these are non-material considerations.  
 
9. Conclusions 
 
9.1 This is a large structure which is in close proximity to houses and a school but the amenity impacts 

(most notably visual impacts) are mitigated by the fact that there are already large structures nearby.  
The advice from the Scottish Government is that such facilities can be accommodated safely in built 
up areas (subject to proper certification) and it is noted that there are already telecoms infrastructure 
at the stadium already.  The facility will bring benefits to the local community and to the emergency 
services.  Despite the many objections from the local community it is recommended that planning 
permission be granted.      

 
 



 
Application No: 
  
21/01286/FUL 

Proposed Development: 
 
Replacement community building and new cycle pump track, 
children's play area, community growing garden, multi-use 
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Recommendation: Approve Subject to Conditions 
 
Reasoned Justification: 
 
The application is consistent with policies HCF1 B and DSP4 of the adopted North 
Lanarkshire Local Plan 2012 as the proposal would result in improved local community 
facilities and would not cause any unacceptable impacts upon the amenity of the surrounding 
residential area or the safety of road users. 
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Planning Application: 21/01286/FUL  
Name (of applicant): Getting Better 
Together Ltd. 
Site Address: Springhill Community Hall 
Knoll Croft Road 
Stane 
Shotts 
ML7 5JF 
 
Development: Replacement community 
building and new cycle pump track, 
children's play area, community growing 
garden, multi-use sports pitch, pathways, 
parking and landscaping 

 

 

 

 

 



Proposed Conditions:- 
 
 1. That the development hereby permitted shall be carried out strictly in accordance with the approved 

details submitted as part of the application and no change to those details shall be made without prior 
written approval of the Planning Authority. 

 
 Reason: To clarify the drawings on which this approval of permission is founded. 
 
 2. No development shall commence until; 
 

a) a scheme of intrusive investigations has been carried out on site to establish the risks posed 
to the development by past shallow coal mining activity; and 

b) any remediation works and/or mitigation measures to address land instability arising from 
coal mining legacy, as may be necessary, have been implemented on site in full in order to 
ensure that the site is made safe and stable for the development proposed. 

  
The intrusive site investigations and remedial works shall be carried out in accordance with 
authoritative UK guidance. 

 
 Reason: In the interests of public safety and to ensure that the risks arising from historic mineworkings 

are adequately addressed. 
 
 3. Prior to the occupation of the development, or it being taken into beneficial use, a signed statement or 

declaration prepared by a suitably competent person confirming that the site is, or has been made, 
safe and stable for the approved development shall be submitted to the Local 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 public safety and to ensure that the risks arising from historic mineworkings 

are adequately addressed. 
 
 4. No development shall commence until such time as a site investigation with respect to potential 

ground contamination has been carried out in accordance with the British Standard Code of Practice 
BS 10175:2011+A2:2017 "The Investigation of Potentially Contaminated Sites" and such report has 
been submitted to and approved by the planning authority.  The report shall include a site-specific risk 
assessment of all relevant pollution linkages, be carried out in accordance with the Environment 
Agency publication Model Procedures for the Management of Land Contamination CLR11. Should the 
results of this investigation identify any contamination, a detailed ground remediation strategy shall be 
included. 

 
 Reason: In the interests of public health and to ensure that any risks arising from contaminated ground 

are adequately addressed. 
 
 5. The development shall not be occupied until such time as any remediation work required as part of the 

approval of condition 4 above has been completed and a verification report prepared by a suitably 
qualified person has been submitted to and approved by the planning authority. 

 
 Reason: In the interests of public health and to ensure that any risks arising from contaminated ground 

are adequately addressed. 
 
6. The three proposed car parking spaces shown on plan L(--)022 are not approved.  No development 

shall commence until such time as amended plans showing either (a) amended parking arrangements 
designed in accordance with the Council's roads design standards, or (b) deletion of the car parking 
spaces, has been submitted to and approved in writing by the planning authority. 

 
 Reason: The proposed car parking layout is not satisfactory as it may detract from the safety of road 

users. 
 
 



 7. No development of the MUGA pitch or cycle pump track shall take place until such time as details of 
the following have been submitted to and approved in writing by the planning authority: 
(a) a management plan detailing how the use of these facilities will be controlled and monitored 

so as to minimise the occurrence of anti-social behaviour.  Such plan shall include details of 
whether there will be any time restrictions on use of the facilities, the nature of any 
supervision, and any arrangements to discourage vandalism or misuse of the facilities; 

(b) details of any external lighting to be provided for these facilities, which shall be designed to 
avoid creating any light spill into adjacent residential properties. 

The development shall thereafter be implemented in accordance with these approved details. 
 
 Reason: In order to ensure that these aspects of the development are designed and managed in such 

a way as to avoid causing disturbance or nuisance to neighbouring residents. 
 
 8. No development of the MUGA pitch or cycle pump track shall take place and no landscaping shall be 

implemented until such time as an amended and detailed landscaping scheme has been submitted to 
and approved in writing by the planning authority.  Such landscaping scheme shall ensure that: 
(a) The visibility splays specified in the Council's roads development standards are kept free of 

any vegetation which would inhibit the views of road users in the vicinity of any of the road 
junctions or private driveways which adjoin the site; 

(b) Any new planting in the vicinity of residential boundaries does not give rise to 
overshadowing of those properties; and 

(c) The new landscaping does not give rise to secluded areas within of the site that are not 
overlooked by any public area and which might thus attract anti-social behaviour. 

The landscaping shall thereafter be implemented in accordance with these approved details. 
 
 Reason: In the interests of road safety and amenity. 
 
 
 
 
Background Papers: 
 
Consultation Responses: 
 
The Coal Authority  
Environmental Health (including Pollution Control)   
Traffic & Transportation  
  
 
Contact Information: 
 
Any person wishing to inspect these documents should contact Keith Bathgate at 
planningenquiry@northlan.gov.uk 
 
 
Report Date: 
 
22nd September 2021



APPLICATION NO. 21/01286/FUL 
 
REPORT 
 
1. Site Description 
 
1.1 The application site consists of a small prefabricated community centre building located in a corner 

of a 1.29 hectare grass open space.  The community centre is owned by a local community health 
group and is used for various purposes including children’s playgroups, senior citizen groups, art 
classes etc.  The site is largely bounded by roads, although a group of cottages abut the site to its 
north.  To the east, on the opposite side of Knoll Croft Road, there is further housing along with a 
betting shop, takeaway and social club.  To the south, on the opposite side of Springhill Road is a 
large playing field with football goalposts, while to the west on the opposite side of Stane Road is 
agricultural land.  The site is largely open to the road, although there is a low stone wall along part of 
the Knoll Croft Road frontage and a line of trees along the northern edge of the site separating it 
from the adjoining cottages.  The site and its surroundings are relatively flat, although a section of 
Knoll Croft Road rises over a former railway bridge at the northern corner of the site. 

 
2. Proposed Development 
 
2.1 The existing prefabricated timber building is in poor condition and it is proposed to replace it with a 

permanent building.  The new building would be larger than the existing building, and would be 
positioned slightly further west, so that it would front Springhill Road rather than Knoll Croft Road.  
The building would be a single-storey brick structure with an asymmetrical hipped roof, and would 
contain a community hall with associated kitchen and accessible toilet facilities as well as two 
community radio studios.  There would also be an enclosed courtyard area with a partial roof, which 
would serve as a break-out space for the hall.  The building would be used for community purposes 
similar to those of the existing hall.  Whereas the existing hall does not have any off-street parking 
facilities, the proposal currently includes provide three spaces (2 disabled) alongside Knoll Croft 
Road (however these may be deleted following consultations with the Transportation Service as 
discussed below). 

 
2.2 In addition to the new community centre building, the proposal would also involve the development 

of the surrounding grass open space to include a community growth garden, a toddlers’ play area, a 
bicycle pump track, a small multi-use games court, a new path network throughout the site, and new 
tree / shrub planting.  Details of these aspects of the proposal are indicative and may change 
depending upon funding.  The new building is understood to benefit from funding from the Scottish 
Government’s Regeneration Capital Grant Fund, whilst other funding applications are pending for 
other aspects of the development.  The overall proposal is intended to replace the existing 
dilapidated community building with a suitable modern facility and to provide outdoor facilities which 
would contribute towards the improved health and wellbeing of the local community. 

 
3. Applicant’s Supporting Information 
 
3.1 In addition to the application form and plans, the application is supported by a design and access 

statement and a coal mining risk assessment. 
 
4. Site History 

 
4.1 There is no recent planning history.  Historic mapping shows that prior to the construction of the 

community centre in the 1960s, parts of the site contained miners’ rows and a railway line. No 
evidence of these now remains apart from the adjacent bridge. 

 
5. Development Plan 
 
5.1 The proposal is not of strategic significance and does not require to be assessed against the 

Clydeplan Strategic Development Plan 2017. 
 
5.2 The North Lanarkshire Local Plan 2012 (NLLP) designates the application site is designed as a 

community facility where policy HCF1 B applies.  This policy indicates that community well-being 



within residential areas will be maintained by protecting community facilities, town parks and 
community parks. 

 
5.3 The NLLP also requires proposed developments to be assessed against policies DSP1 (Amount of 

Development), DSP2 (Location of Development), DSP3 (Impact of Development) and DSP4 (Quality 
of Development). Policy DSP1 and DSP2 are not applicable in this instance and given the limited 
scale of the development, it is not considered to raise any issues relevant to policy DSP3. 

 
5.4 Policy DSP4 (Quality of Development) states that developments are required to integrate 

successfully into the local and wider area in terms of the suitability of the site and its setting, avoiding 
any adverse impact on residential amenity and taking account of any transportation issues. 

 
6. Consultations 
 
6.1 The Coal Authority has no objection to the proposal subject to conditions requiring invasive site 

investigations, as recommended in the applicant’s coal risk assessment. 
 
6.2 The Council’s Pollution Control Services have no objection to the proposal subject to conditions 

requiring a detailed site investigation and a remediation strategy to address any contamination 
found.  Conditions have also been recommended in relation to construction activities and external 
lighting. 

 
6.3 The Council’s Transportation Service has no objection to the proposal, but notes that whilst the 

provision of car parking spaces would be welcome, the proposed design of these is not satisfactory. 
 
7. Representations 
 

Seven letters of representation have been received from local residents, none of whom expresses 
any objection to the replacement community centre building, but who have various concerns about 
other aspects of the proposal.   Issues raised are as follows: 

 
 Proposed multi-use games area (MUGA) will cause noise and disturbance for nearby residents; 
 Proposal may attract more youths and give rise to increased anti-social behaviour; 
 More information is needed about the use and supervision of the MUGA pitch to avoid late-night 

/ unsupervised use; 
 Increased activity in the open space will cause disturbance to shift workers; 
 New trees planted near the cottages on north of the site will cause overshadowing; 
 New trees/shrubs planted along Stane Road will obstruct driveway sight lines for residents of the 

cottages to the north and would be a hazard to road safety due to the speed of traffic on this 
road; 

 Residents have previously had to pay for removal of shrubs affecting sight lines; 
 Trees would turn open ground into dangerous woodland 

 
8. Planning Assessment  
 

Development Plan Policies 
8.1 Section 25 of the Town and Country Planning (Scotland) Act 1997 states that a planning application 

should be assessed against the relevant development plan policies unless material considerations 
indicate otherwise. In this case, the proposal is not of strategic significance and as such, should be 
assessed in terms of the relevant local plan policies. 

 
8.2 Local plan policy HCF1 B (Community Facilities) support the retention of community facilities and 

parks by protecting these from inappropriate changes of use.  This proposal will result in the 
replacement of the existing community hall with a greatly improved facility.  The proposed changes 
to the open space would alter it from an area of open grass suitable for informal play to a more 
managed space with a MUGA pitch, cycle pump track, toddlers’ playground, community garden and 
informal walking routes, which would potentially make the site more attractive for a wider range of 
users.  The neighbouring large grass playing field on the opposite side of Springhill Road is 
unaffected by this proposal and would remain available for football and informal play.  The 



application would therefore result in enhanced community facilities which is consistent with policy 
HCF1 B. 

 
8.3 Policy DSP4 (Quality of Development) requires developments to integrate successfully into the local 

and wider area in terms of the suitability of the site and its setting, avoiding any adverse impact on 
residential amenity and taking account of any transportation issues.  The proposed replacement 
building would be of a suitable design and appearance, and whilst it would be larger than the existing 
building this is primarily due to improved welfare facilities and circulation space within the building 
rather than any major increase in its capacity or potential to give rise to noise or traffic. 

 
 Material Considerations 
8.4 Under the emerging North Lanarkshire Council Local Development Plan (Modified Proposed Plan) 

the application site is included within the General Urban Area, where the policy PP 3 applies.  Whilst 
the site is no longer specifically allocated as a community use, this reflects the fact that such areas 
are no longer separately identified rather than any intention to change the use of the site, and policy 
PP 3 seeks to maintain and improve the amenity of urban areas by mainlining the existing mix of 
uses.  Community facilities and open space make a significant contribution towards amenity, and the 
effect of the new policy therefore broadly corresponds with the existing local plan policy HCF1 B 
discussed above.  Similarly, LDP policy EDQ 3 (Development Quality) reflects the quality 
requirements of existing policy DSP4 discussed above. Therefore, the assessment and conclusion 
reached under the current policies, is similarly applicable to any consideration of the proposal under 
the new policies PP3 and EDQ 3.  The relevant policies of the modified Proposed Plan would 
therefore reaffirm and add weight the conclusions already reached under the current adopted local 
plan. 

 
8.5 The representations fall into two categories – those relating to possible anti-social behaviour at the 

proposed recreation facilities, and those relating to landscaping matters at the north-west corner of 
the site.  In terms of the former, it is understood that some residents have experienced problems in 
the past with young people hanging around near the site and climbing on roofs, etc., and they are 
concerned that providing a cycle track and MUGA pitch will worsen these problems by attracting 
more people to the location.  It the intention of the proposal to provide improved recreational facilities 
for local young people and therefore to reduce the likelihood of anti-social behaviour in the area, 
though there is of course a possibility that a minority of persons using the site would cause 
problems.  The solution to this would be to manage the facilities appropriately to and ensure that the 
new landscaping does not provide hidden areas which might be used for drinking.  The applicant has 
indicated that construction of the MUGA pitch is a medium-term aspiration which is dependent upon 
funding being received, and that operational details are not yet known.  However, the applicant 
recognises that it may be necessary to control access to the MUGA pitch to prevent damage or 
vandalism.  Lighting details also remain to be confirmed, with the details shown on the plan being 
somewhat indicative, but again there is a balance between allowing evening use of the MUGA and 
cycle track to provide recreational opportunities, and managing this to avoid misuse.  Precise 
landscaping details are also unknown at this time.  The site and the proposed facilities would remain 
visible from surrounding roads, which is desirable as a security feature, but the MUGA and cycle 
track would not be immediately adjacent to any residential boundary and some privacy/noise 
screening for houses is provided by existing trees. The intended use of the new facilities is no 
considered likely to give rise to undue noise or disturbance to residents, and the concerns about 
anti-social behaviour are matters which can be addressed by conditions requiring approval of the 
landscaping scheme, lighting and management arrangements prior to the relevant parts of the 
development taking place. 

 
8.6 Other representations refer to the relationship between landscaping an the neighbouring cottages at 

Main Street / Stane Road, to the north of the site.  There is a shared access serving some of these 
houses immediately adjacent to the site boundary, and it is understood that in the past shrubbery 
within the application site obstructed the visibility splays for vehicles leaving this driveway.  Also, 
existing trees further along this boundary overshadow some houses, so residents are keen that 
neither of these problems be reinstated or exacerbated.  However, as noted above the landscaping 
shown on the plans is somewhat indicative and the applicant intends to provide a detailed 
landscaping scheme once final funding is confirmed.  This matter can therefore be controlled by a 
condition, and a suitable landscaping scheme can be devised which ensures that suitable visibility 
splays are maintained at all adjacent accesses and road junctions, and that large trees are not 



planted in locations which would cause overshadowing. 
 
8.7 The Roads Service has commented that the design of the parking area would not be appropriate 

because it involves a row of end-on parking bays emerging onto a public road, and the location on 
the inside of a curve at a point where the road starts to transition to a shared-surface and then a 
footpath could conflict with pedestrian safety.  However, although provision of off-street parking 
would be welcomed, the new building is a replacement for an existing (albeit smaller) building which 
does not have any dedicated parking, and the carriageway is relatively wide and currently appears to 
be little-used for on-street parking.  Under the circumstances it would be appropriate to allow the 
development without providing additional parking.  A condition can therefore be added to the effect 
that the proposed parking is not acceptable, and that an amended layout showing either its deletion 
or a suitable alternative parking layout should be submitted prior to development. 

 
8.8 Invasive site investigations are required by both the Coal Authority and the Council’s Protective 

Services, and these matters can also be addressed by conditions.  The construction activities 
involved in this development are not likely to be extensive and as the new building is not immediately 
alongside housing it is not considered necessary to specific conditions restricting construction 
activity. 

 
9. Conclusions 
 
9.1 The proposal will replace an existing dilapidated community hall with new and superior premises, 

whilst also developing a large but underused area of grass open space to provide facilities for 
outdoor recreation and activity, all of which is supported by local plan policy HCF1 B.  The new 
building would have no adverse impacts on amenity or infrastructure, and subject to suitable 
conditions, the relationship between the outdoor recreation facilities and landscaping and the 
neighbouring homes is also considered to be acceptable and in line with policy DSP4.  Accordingly, 
it is recommended that planning permission be granted. 
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Recommendation: Refuse 
 
Reasoned Justification: 
 
The proposed development would detract from the residential character of the area to the 
detriment of its residential amenity and its character as part of a conservation area.  
Furthermore, the proposal is contrary to policies on the location of business premises which 
seek to direct these to appropriate town centre or business sites or locations in need of 
regeneration, and the proposal has insufficient and unsatisfactory arrangements for the 
parking of vehicles.  Accordingly, the development would be contrary to policies HCF1 A, 
NBE1 B3a, DSP 2B and DSP4 of the adopted local plan. 
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Recommendation: Refuse for the Following Reasons:- 
 
 

1. The proposal is contrary to policy DSP2 B of the adopted North Lanarkshire Local Plan 2012 as it 
does not accord with the locational criteria for the siting of new office development, and no locational 
needs or benefits arising from the proposal have been identified to justify the use of a house within a 
residential area instead of existing commercial or town centre premises. 

 
2. The proposal is contrary to policies HCF1A and NBE1 B3a of the adopted North Lanarkshire Local 

Plan 2012, is it would result in the introduction of an inappropriate commercial use within a 
Residential Area to the detriment of the residential character of that area, and by so doing would 
detract from the character of this part of the Victoria and Town Centre Conservation Area. 

 
3. The proposal is contrary to policy DSP4 of the adopted North Lanarkshire Local Plan 2012, as the 

parking and access arrangements at the site are inadequate for use of this nature and are likely to 
result in on-street parking detrimental to the safety and convenience of road users including 
neighbouring residents.  

 
 
 
Background Papers: 
 
 
Consultation Responses: 
 
Traffic & Transportation, response dated 17 September 2021 
Environmental Health (including Pollution Control), response dated 18 August 2021  
 
 
Contact Information: 
 
Any person wishing to inspect these documents should contact Keith Bathgate at 
planningenquiry@northlan.gov.uk 
 
 
Report Date: 
 
24th September 2021



APPLICATION NO. 21/01315/FUL 
 
REPORT 
 
1. Site Description 
 
1.1 The application site comprises a Victorian 3-bedroom detached bungalow finished in yellow 

sandstone with a slate roof, within a street that is mostly comprised of houses of similar style and 
age.  The site frontage onto Victoria Place has a low wall with metal railings and stone gate pillars at 
the driveway access.  The front garden is a mix of grass lawn and stone chippings, with a partially-
slabbed driveway leading to a detached single garage at the side of the house.  The rear garden 
backs onto a two-storey block of retirement flats at Inglefield Court, with a mature hedge and trees 
on the boundary.  Although all the properties immediately surrounding the site are residential, the 
site is near the edge of Airdrie town centre and the entrance to Airdrie railway station car park is 50m 
along Victoria Place, with a small block of mixed offices/flat and a church opposite the car park 
(respectively four and five properties along the street from the application site).  The site is within the 
Victoria and Town Centre Conservation Area, and the pair of semi-detached houses directly 
opposite the site are a category-B listed building. 

 
2. Proposed Development 
 
2.1 The proposal would change the use of the house into an office.  The applicant is a business which 

designs and project manages new laboratories, commercial building refurbishment and air 
conditioning projects.  Information provided by the applicant indicates that the building would be 
used for design and administration purposes and would operate 8am to 5pm Monday to Friday, with 
occasional weekend working when required.  Four members of staff would work at the site, but this 
includes part-time and mobile staff, so frequently there would be fewer people on the site.  Clients 
would occasionally attend the site for meetings but this would be infrequent and is estimated at once 
or twice per month maximum.  The detached garage would be used to store material for clients’ 
projects when required, but normally there would be no vans at the site as these would normally 
operate from clients’ premises.   

 
2.2 The applicant has explained the rationale for choosing this site rather than an existing office 

premises.  The company previously rented office space in Maxim Office Park and a small storage 
unit in Coatbridge, but wishes to own its own premises rather than continue renting.  Modern office 
accommodation within Maxim is only available to rent, as is most town-centre office space.  The 
application site would provide a pleasant working environment and is convenient and accessible for 
the company’s existing staff.  The applicant considers that the parking is suitable for their needs 
because the business has only a small number of employees and does not have regular visitors. 

 
3. Applicant’s Supporting Information 
 
3.1 In addition to the application form and plans, the applicant has provided an explanatory letter 

responding to questions about the nature and justification for the proposal.  
 
4. Site History 
 
4.1 The only recent planning history at this site relates to minor householder development. 
 
5. Development Plan 
 
5.1 The proposal raises no strategic issues and does not require to be assessed against the Clydeplan 

Strategic Development Plan 2017. 
 
5.2 Under the North Lanarkshire Local Plan 2012 (NLLP), the site lies within a Residential Area where 

policy HCF1 A seeks to protect residential amenity.  There is a presumption against developments 
which would detract from residential amenity within primarily residential areas, although 
developments of an ancillary nature may be acceptable subject to the impact on amenity and the 
servicing and parking arrangements being appropriate. 

 



5.3 The application site also lies within a Conservation Area where policy NBE1 B3a seeks to avoid any 
development that would harm the character or setting of the area.  Permission will normally only be 
granted for development which preserves or enhances the appearance and character of the area, 
and proposals should be consistent with the relevant conservation area appraisal and management 
plan (in this case SPG 30 “Victoria and Town Centre CAAMP”). 

 
5.4 Development Strategy policies DSP1 to DSP4 apply to all development proposals.  Policies DSP1 

and DSP2 relate to planned land supplies, which include industrial/business land.  The application 
involves an addition to the land supply, but the amount of floorspace involved is relatively small so it 
does not require a supply and demand justification under policy DSP1.  However, policy DSP2 
requires that additions to planned land supplies be assessed against specified criteria including 
regeneration, accessibility and the safeguarding of town centres, and indicates that development 
which is inconsistent with these locational criteria does require to be justified in terms of need and 
benefit, regardless of size.   

 
5.5 Policy DSP3 relates to the impact of development on local infrastructure (which is not considered to 

be significant in this case).  Policy DSP4 (Quality of Development) indicates that development will 
only be permitted where high standards of site planning and sustainable design are achieved.  
Amongst other requirements, development should be accessible, have adequate parking, and 
should integrate successfully into the local area without giving rise to any loss of amenity. 

 
6. Consultations 
 
6.1 Transportation Services recommend refusal of the application due to the car parking being 

inadequate in quantity and quality.  The parking requirement for an office of this floorspace outwith a 
designated town centre is 7-9 spaces, which is not possible on this site.  The plans show 5 parking 
spaces, but only 3 of these are independently accessible and one of those is within the garage which 
is unlikely to be used.  The turning facilities on the site and the sight lines at the access are also 
substandard, making these spaces even less convenient to use.  It is therefore likely that vehicles 
will be parked on the street, to the detriment of the safety and convenience of road users. 

 
6.2 Protective Services has no objection to the proposal. 
  
7. Representations 
 
7.1 Thirteen representations have been received, from twelve local residents and from Councillor Logue. 

All object to the proposal for reasons which can be summarised as follows: 
 

 Inappropriate to introduce a commercial use in this residential area; 
 Disturbance to neighbours during construction and as a result of coming and going of staff and 

visitors to the office; 
 Detract from the attractive residential character of Victoria Place, one of the oldest residential 

streets in Airdrie and part of the conservation area with listed buildings nearby; 
 Probability of future changes to the property which would detract from its appearance and 

residential character (removal of garden/trees/walls/gateposts to create more parking, 
commercial signage); 

 Use of garage as store might involve dangerous materials; 
 Change of use would irrevocably change the character of the property; 
 Risk of attracting crime due to premises being unoccupied outwith business hours; 
 No need to use a house because there is plenty of vacant office and storage accommodation 

elsewhere in the area; 
 An office in an existing commercial area or town centre should be used to help regenerate these 

instead of spoiling residential areas; 
 There is a shortage of housing within North Lanarkshire and this would cause the loss of a family 

house in a sought-after residential location; 
 The Council has recently approved the change of use of part of a nearby office into residential, 

whereas this would achieve the opposite; 
 Precedent for further changes of use to the detriment of the character of the area; 
 Victoria Place is a busy road used by motorists as a ‘rat run’, a bus route and access to the 



railway station, and by children walking to school/nursery, so additional traffic/parking/use of the 
access would be dangerous especially during peak times; 

 The driveway access is narrow and unsuitable for use by commercial vans; 
 Insufficient parking on the site even for four employees, and the house is large enough to 

accommodate more staff leading to on-street parking and blocking neighbour’s driveways; 
 There is already on-street parking at this location due to the station, which this would make 

worse; 
 Business has already been using the site without planning permission for at least 2 months and 

already there are vans and cars coming and going and regularly parking on the pavement. 
 

7.2 One objector has asked for the opportunity of addressing the committee at a hearing. 
 
8. Planning Assessment  
 

Development Plan 
8.1 Section 25 of the Town and Country Planning (Scotland) Act 1997 states that planning applications 

should be determined in line with the relevant Development plan policies unless material 
considerations indicate otherwise. In this case the proposal is not of strategic significance, and as 
such it should be assessed in terms of the relevant local plan policies. 

 
8.2 As the site is within a Residential Area, policy HCF1 A requires that residential amenity be protected 

by preventing inappropriate uses.  In principle a small-scale office use is not necessarily 
incompatible with a residential area as office uses do not typically give rise to noise throughout the 
day or any kind of activity at unsocial hours.  However, there can be disturbance from the coming 
and going of staff and/or visitors and their associated vehicles, which may (depending upon the size 
of the office) be more than would be expected from an equivalent residential use.  In this case, the 
applicant indicates that there will be a maximum of four staff, not all of whom would be present all 
the time, and that visitors to the site would be infrequent.  Such a scale of development would not be 
likely to cause noise or disturbance to neighbours, although as discussed below the parking 
arrangements are unsatisfactory and that may impact on local residents.  Additionally, were the 
business to expand to employ more staff or operate in a different manner (which would be difficult to 
control) there would be potential for other amenity problems to emerge. 

 
8.3 Furthermore, the proposal is unusual in that it involves the change of use of a house which is 

surrounded by other houses, rather than being an existing commercial property or within a mixed 
area.  There are some commercial uses nearby, including some offices, but the proposal is not next 
to these and would introduce a commercial use further along the street in a section of the street 
which is currently entirely residential.  The types of commercial use which are typically compatible 
with existing houses are those which have a residential or domestic character (e.g. care homes, 
nurseries or guest houses, subject to suitable parking), or small-scale businesses run from home by 
a resident which do not involving other staff or significant numbers of visitors.  The proposal, whilst 
currently involving only four staff and few visitors, is not of that nature as does not have any 
residential or domestic characteristics.  Therefore, even supposing that the use did not intensify over 
time or result in changes to the appearance of the site, it is considered that it would establish a non-
conforming commercial use in a location where this would erode the residential character of the 
street.  Accordingly, the proposal is considered to be contrary to policy HCF1 A. 

 
8.4 As the site is also within a Conservation Area, policy NBE1 B3a requires that there be no adverse 

impact upon the character or appearance of that area.  Neither the policy nor the corresponding SPG 
specifically refer to changes of use, but the existing special characteristics of the conservation area 
must be preserved. The Victoria and Town Centre Conservation Area Appraisal and Management 
Plan (SPG 31) defines the site as being within the southern zone which is dominated by late 19th and 
early 20th century residential villas, separated from the town centre by the railway line.  Victoria Place 
is noted to be characterised by large villas in mature tree-lined gardens, and although the houses at 
this end of the street are smaller than those further west, this description remains applicable.  It is 
therefore considered that any development which erodes the residential character of this part of the 
conservation area would also detract from the character of the conservation area.  

 
8.5 The proposal does not actually involve any physical changes to the exterior of the building or its 

garden it may not be apparent to persons passing the site that its use had changed, so the proposal 



would not be likely to have any immediate impact on the appearance of the conservation area or to 
affect the setting or character of the listed building opposite the site.  Various objectors have raised 
concerns that an office use may result in future changes to the site’s appearance, and whilst such 
concerns do have some justification, any significant physical changes would be likely to require a 
separate application for planning permission or conservation area consent.  The impact of the 
development upon the conservation area is therefore limited to the erosion of its residential 
character, as discussed in relation to policy HCF1 A above, and for similar reasons the proposal is 
considered to be contrary to policy NBE1 B3a. 

 
8.6 Offices of this type are a Class 4 (Business) use and are a type of development for which the 

Council maintains a planned land supply.  Under policy DSP2 B, potential additions to the business 
land supply require to be consistent with the Plan’s locational criteria unless justified by both need 
and benefit.  The locational criteria include the following: 

 
 Urban Regeneration – using brownfield urban land and existing urban infrastructure and 

services; 
 Accessibility – supporting the hierarchy of walking/cycling/public transport/private cars; 
 Town Centres – safeguarding the vitality and viability of town centres by supporting the their 

diversification 
 

In this case the proposal is within the existing urban area and is relatively accessible, being close to 
the railway station, on a bus route, and close to other bus routes in the nearby town centre.  
However, the site itself is not within the town centre or an established industrial/business location.  
There is a surplus of industrial/business land within North Lanarkshire, and vacancy rates for 
commercial premises within town centres have been increasing over recent years due to changes in 
shopping habits.  The recent pandemic has also accelerated the trend towards homeworking and is 
likely to result in further problems for town centre retail and office occupancy rates.  Therefore, the 
proposal to change the use of a high-quality house within an area that is neither a town centre or in 
need of regeneration into an office use which would be better suited to such a location is contrary to 
the specified locational criteria.  Neither does the applicant’s explanation for why they have chosen 
this site does demonstrate a significant locational need or benefit arising from the development.  The 
applicant clearly seeks a high-quality office environment and prefers to own their own property rather 
than rent, but it is difficult to accept that there are no suitable commercial premises within town 
centres, and preference of tenure is of limited weight as a material consideration.  As discussed in 
paragraph 8.9 below the applicant previously attempted to acquire another bungalow elsewhere in 
Airdrie for use as an office, but the extent of any efforts to find an actual commercial property is not 
known.  The business is also relocating from existing office space within a strategic business 
location, which is a far more suitable location for office use than the application site.  The proposal is 
therefore considered to be contrary to policy DSP2 B. 

 
8.7 Policy DSP 4 (Quality of Development) indicates that development will only be permitted where it 

meets high standards of site planning and sustainable design.  The extent to which an office use 
would integrate successfully into this residential street and affect residential amenity has been 
discussed above, and it is concluded that it would detract from the residential character of the area.  
The proposal also gives rise to specific concerns about parking and access.  The applicant does not 
propose to carry out any alterations to the existing layout of the front garden, which is to be 
welcomed insofar as such changes would be likely to change its domestic appearance.  However, 
whilst the parking and turning areas on the site are sufficient for a single family house they would not 
meet the Council’s standards for an office.  The submitted plans show five parking spaces, but only 
three of these would be independently accessible and one of these is the garage which the applicant 
has also indicated would be used for storage purposes.  This is less than the parking standards 
require for an office of this size, and although the applicant currently has only four staff any 
expansion of the business or increase in visitor numbers could result in overspill of parking onto the 
street (where residents report there is sometimes already overspill from the railway station).  
Manoeuvring space on the site is also limited so the turning of vehicles may be difficult if other 
spaces are occupied (although it seems unlikely that drivers would attempt to reverse out onto the 
public road).  The driveway gates are also relatively narrow and vehicles have to nose out onto the 
footway before drivers can see past the gateposts.  Whereas all of these shortcomings are accepted 
for historic domestic driveways, an office use would be expected to involve a greater number of 
vehicle movements and staff/visitors would be more likely than residents to park on the road rather 



than use substandard on-site spaces.  If the garage is to be used as a storage space the site will 
require to be visited by vans, and any larger vans would likely have to reverse into the driveway.  All 
of these arrangements are unsatisfactory even if the business operates as the applicant indicates, 
and there is some evidence that it is already causing problems with on-street parking.  If the 
business were to expand (a matter over which the Council would have very limited control) it would 
likely give rise to further danger and/or inconvenience to road users.  Whilst it would be possible to 
provide more on-site parking and a wider driveway, that would be at the expense of the residential 
appearance and character of the site.  Accordingly, it is considered that the proposal is contrary to 
policy DSP4. 

 
 Material Considerations 
8.8 Under the emerging North Lanarkshire Council Local Development Plan (Modified Proposed Plan) 

the application site is included within the General Urban Area, where the relevant policies PP 3 and 
AD 3 correspond with the existing local plan policy HCF1 B discussed above.  Similarly, LDP policies 
PROT B3 (Protecting Historic Environment Assets) and EDQ 3 (Development Quality) reflect the 
quality requirements of existing policies NBE1 B3a and DSP4 discussed above. Policy DSP 2 has no 
direct equivalent, but its provisions are included in the ‘purpose of place’ policies including PP 3, and 
are similar in effect in relation to the application proposal.  Therefore, the assessment and 
conclusion reached under the current policies, is similarly applicable to any consideration of the 
proposal under the new policies PP 3, AD 3, PROT B3 and EDQ 3.  The relevant policies of the 
modified Proposed Plan therefore reaffirm and add weight the conclusions already reached in 
respect of the current adopted local plan policies. 

 
8.9 The applicant previously obtained planning permission for a change of use of a slightly smaller 

bungalow in Aitken Street, Airdrie (permission 20/01003/FUL) in circumstances which were 
somewhat similar to the current application (though not a conservation area, and with more 
opportunity to improve the access and on-site parking).  That permission involved a similar number 
of staff (3-4) and minimal changes to the building, however a subsequent permission seeking more 
significant extensions to that building for use as an office was withdrawn due to the sale of the 
property no longer proceeding (21/00205/AMD).  The current application site is a slightly larger 
bungalow and presumably more akin to the applicant’s immediate needs without the need for 
enlargement, however the fact that permission was previously granted to change the use of another 
bungalow to an office does not imply that such development will always be acceptable, and the 
earlier permission does not establish any wider precedent. 

 
8.10 Many of the issues raised in the representations have already been discussed during the 

development plan policy assessment above.  Other matters raised by objects are addressed as 
follows: 

 
 Probability of future changes to the property which would detract from its appearance and 

residential character (removal of garden/trees/walls/gateposts to create more parking, 
commercial signage) 
Response:  Future changes requiring planning permission or advertisement would be 
considered as and when they were proposed.  Change of use to an office would not in itself 
necessitate any change to the appearance of the building, and some of the potential changes 
suggested might also be proposed by a householder. 
 

 Use of garage as store might involve dangerous materials; 
Response: There is no indication of any intention to store dangerous materials.  It is understood 
that storage would be of furniture and/or equipment. 
 

 Change of use would irrevocably change the character of the property; 
Response: A change to the character of the area is acknowledged above, though it would not 
necessarily be irrevocable. The physical changes proposed would be internal and would not 
preclude the property being returned to residential use by a future owner. 

 
 Risk of attracting crime due to premises being unoccupied outwith business hours; 

Response: It would be in the applicant’s own interests to ensure that the property was secure 
and that it was not attractive to criminals.  
 



 There is a shortage of housing within North Lanarkshire and this would cause the loss of a family 
house in a sought-after residential location; 
Response: As established during the recent Local Development Plan enquiry there is a housing 
land supply shortfall in the Airdrie and Coatbridge Housing Market Sub-Area. The loss of a 
single existing unit would be of minimal consequence in relation to this, although as discussed 
above it 
 

 The Council has recently approved the change of use of part of a nearby office into residential, 
whereas this would achieve the opposite; 
Response: This comment is understood to relate to 7-11 Victoria Place (20/01452/FUL).  That 
premises remains a mixed office / residential building so the permission is not a material 
significant consideration in this case. 

 
 Precedent for further changes of use to the detriment of the character of the area; 

Response: Future applications would be considered on their own merits, but the approval of this 
application might be a material consideration if similar proposals emerged in the immediate 
vicinity. 
 

 Business has already been using the site without planning permission for at least 2 months and 
already there are vans and cars coming and going and regularly parking on the pavement.  
Response: Photographs provided by an objector appear to confirm this, showing a company van 
and other vehicles parked on the pavement.  Retrospective applications are considered on their 
merits in the normal way. 

 
9. Conclusions 
 
9.1 Whilst the proposed conversion of one house to a small office is fairly minor in terms of the industrial 

and housing land supplies, in principle office uses should be located in town centres or other 
appropriate business or local centres rather than in houses.  The applicant has indicated that there is 
a shortage of suitable offices available for purchase within such centres, but this very difficult to 
accept given the current surplus of commercial properties and has not been supported by evidence.  
Other than as a matter of preference, it is not clear why the applicant could not use an existing town 
centre office or vacant shop (for example) or continue to rent modern office space in the Maxim 
Office Park.  Re-use of a vacant commercial premises would assist in regeneration, especially if 
within a town centre, whereas the application site is not in need of regeneration and its use as an 
office would undermine the residential character of the area, which is an important part of its special 
characteristics as part of the conservation area. 

 
9.2 In terms of residential amenity, the proposal would be unlikely to cause any significant noise or 

disturbance to neighbours if occupied as proposed, however the access and parking arrangements 
are unsatisfactory even for the low-intensity use proposed, and any expansion of the number of 
employees or increased use for meetings (matters which could not easily be controlled by 
conditions) would be likely to cause further commercial parking to spill onto the street to the 
detriment of road safety and the convenience of road users including neighbouring residents.  Whilst 
parking and access could be improved, doing so would be likely to further erode the residential 
character of the area.  Although applications should be assessed on the basis of what is proposed 
and not what theoretically might occur in the future, the fact that even modest expansion of the 
business to make more effective use of what is a relatively large office for only four employees would 
be likely to cause problems is a further indicator that this is not a satisfactory site. 

 
9.3 Accordingly, whilst the applicant is a local business which the Council would generally wish to 

support, the proposed change of use of this house to an office is considered to be both unacceptable 
in principle and unsatisfactory in detail (in terms of parking and access), and for the reasons 
discussed above it is contrary to local plan policies HCF1 A, NBE1 B3a, DSP2 B and DSP4.  It is 
therefore recommended that the application be refused. 

 
9.4 Finally, the request by an objector for a hearing does not meet the agreed protocol as the 

recommendation is for refusal. 
 


