
DELEGATED REPORT 

PLANNING APP No: 21/00517/PPP

Date Application Valid: 25 May 2021                                     

Proposal Erection of Dwellinghouse (in principle)

Address 1 Camp Road Cottages
Camp Road
Motherwell
North Lanarkshire
ML1 2RY

Case Officer:
Gordon Liddell

Local Plan Policies HCF1A Residential Areas
DSP4 Quality of Development 

Planning History No planning history on file relevant to the assessment of this application. 

Site Visit Date(s) Physical site-inspection 30th September.  Supplemented by online information. 
Weekly List Date 14 October 2012 Weekly List Expiry Date 04 November 2021
Neighbour 
Notification Sent 12 July 2021 Neighbour Notification 

Expiry Date 2 August 2021 

Advert Date 21 July 2021 Advert Expiry Date 4 August 2021

Detailed Considerations COMMENTS

Siting The site is the rear garden area of an existing detached house. The house is 
part of a small cluster of existing properties in a wider residential area.  These 
are located in a detached position, accessed by a more informal road, beyond 
the more conventional layout of houses at Harvest Drive and Herald Grove.

The proposed house would be located in the rear garden ground of 1 Camp 
Road Cottages.  Beyond the rear garden boundary is land and matures trees 
associated with the River Clyde. 

Design and Materials The application is for planning permission in principle and this is reflected in the 
level of details submitted.

Proposed is an L-Shaped building with a flat roof.  The concept could be 
described as characteristic of a mews style house, associated with another 
property, albeit in this application there would be the creation of two 
independent units.  The existing house is a relatively modern, 1 ½ storey 
property.

Vehicular access would be provided by a new dedicated driveway along the 
side boundary.

As an application in principle, this representsthe extent of the details submitted. 
Daylight/Sunlight Taking into account the scale of the new house, and the relationship with the 

existing, it is considered that sufficient sunlight/daylight would be enjoyed by 
both properties.  There are several mature trees to the south and increasing 
levels to the north, which, taking into account the design concept, means that 
the house would be in a shaded spot.  It is considered however that this would 
not be unacceptable in itself.   

Boundary Treatment No boundary information has been submitted with the application.  The site 
boundary as set out in the plans indicates how the plots would be split.

Privacy The indicative plan sets out an arrangement that could be in breach of a 
minimum window to window distance of 18 metres.  As an application for 
planning permission in principle, it is not clear at this stage what the actual 
impact would be in terms of privacy - there is the potential for privacy concerns 
to be designed out to an extent  Given the close relationship however, it does 
give an indication that if approved, this could represent over-development of an 
area of ground for additional housing, taking into account other factors such as 
the suitability of the design, access and the overall concept and arrangement 
as a benchmark of acceptable development.

Adjacent Levels The levels within the site decline from the existing house and are varied, to the 
extent that some engineering works would appear to be required to allow 



development.  It also appears that the resultant levels for the existing house (at 
the rear), but particularly the proposed house, would mean that the gardens 
would not function well.  This, when considered alongside other factors such as 
the relationship between the two buildings from the perspective of privacy, 
indicate that this proposal would be over development.

The levels beyond the side at the rear, drop off sharply towards the Clyde.  
Landscaping (including garden 
ground)

The existing house would maintain a reasonable area of garden ground.  It is 
difficult to assess this proposal against guidance for plots that might be found in 
a new development.  This is an existing cluster of houses, in an already usual 
arrangement.  While a backland form of development is often resisted, there 
can be circumstances where it would be appropriate.  In this instance however, 
it is considered that there is not adequate and usable garden ground provided 
to be of an acceptable quality of development.  

Access, Parking & Turning The proposed access is considered to be inadequate for a new independent 
house.  The access is close to the junction and the plans show limited 
opportunity for cars within the plot to turn and leave in a forward gear.  The 
proposal is likely to result in impractical manoeuvres when leaving the site.  
While this is not an issue for the public road network at this location, there are 
other residents nearby.  It is also considered to be an unacceptable benchmark 
of development quality.  

Site Constraints The site is located within a Coal Authority High Risk Area, however a report has 
been submitted which demonstrates that development could be accommodated 
without concerns from mining legacy.

The site is within a Listed Building Consultation zone, however taking into 
account the nature of the proposal, the characteristics of existing houses and 
the location on the site in respect to the listed building, there would be no 
impact on the building, its curtilage or setting. 

This site is also within a Pollution Control consultation zone on account of 
former railway uses in the vicinity.  This would not prevent permission from 
being granted subject to conditions on site investigations. 

Consultation Responses The Coal Authority have raised no objection to the application.

Representations One letter of representation has been received.  This raises no objection 
to the proposal but sets out concern about damage to the access road 
from construction.  A condition is requested requiring this to be 
maintained to a high standard.

Response: Points are noted.
Any Other Material 
Considerations

North Lanarkshire Council Local Development Plan Modified Proposed 
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.

Relevant policies under the North Lanarkshire Council Local Development Plan 
Modified Proposed Plan include:

General Urban Area policy PP3 and AD3 which would seek to protect 
residential amenity as reflected in existing local plan policy HCF1A (above)

Policy EDQ3 (Development Quality) which would reflect the requirements of 
existing policy DSP 4 (above)

There are no new matters relating to Listed Buildings that would alter this 
assessment. 



Report

Decisions on planning applications are made in accordance with the Development Plan, unless there are 
material considerations which demonstrate that a departure from policy would be acceptable. 

The primary designation of the site is HCF1A Residential Areas.  This policy aims to protect the residential 
amenity of existing residents and the character of the area by restricting development to only compatible 
types.  Residential development may be compatible. So, acceptability of the principle , or otherwise is 
therefore dependent on technical assessment.  This is considered through policy DSP4 (Quality of 
Development).

There are parts of the policy that the proposal would comply with, in respect to some technical matters such 
as ground stability.  However, in terms of the ability of the site to accommodate a further house and the form 
in which this is proposed, it is considered that the application would not be an acceptable form of 
development.

The policy looks for development to lead to the creation of distinct and successful places, addressing things 
like siting; overall layout; density; form; scale; height; massing; proportion; detailing; colour; materials, and 
open space issues.  While this is an unusual site and there is not an established pattern to the houses at this 
part of Camp Road, it is considered that the proposal would represent an unacceptable addition to the area.   
The proposed house would not be be visible from the surrounding area, however, new development still require 
to be of an appropriate standard.

In this instance, the proposal would create a form of backland development, with a substandard access and 
vehicular facilities.  While sometimes, a backland arrangement might work, this new house would not have an 
acceptable level of usable garden ground and is positioned very close to the existing house.  It appears this 
necessitates the form of building proposed, rather than being a design led development.  Furthermore, the 
relationship between the existing and proposed house in respect to standards that would normally be expected 
for suitable window to window distances, is unacceptably close.  Combined, these aspects of the proposal lead 
to the conclusion that the development would represent over-development.  The proposal would therefore be of 
an unacceptable quality and would result in a reduction to the character of the residential area that currently 
exists.  It would also set an unacceptable benchmark of development quality.  It is acknowledged that this is an 
application for planning permission in principle, and in this regard, it has not been demonstrated that the plot 
could accommodate a new house to an acceptable standard.

There are no matters raised through consultation or neighbour notification that would prevent planning 
permission from being granted.

It is therefore considered that planning permission should be refused on the basis that the development would 
be contrary to policy DSP4 Quality of Development.  This represents the development plan position, and there 
are no other materials consideration to suggest that a departure from that position would be justified.      

Date 04 November 2021

Reasoned Justification

The proposed dwellinghouse is unacceptable in principle as it would not be an appropriate quality of 
development, and as such would be contrary to the requirements of policy DSP4 (Quality of Development) of 
the North Lanarkshire Local Plan 2012, and there are no other material considerations that suggest the 
proposal should be approved notwithstanding this development plan departure.

Recommendation: Refuse for the Following Reasons:-

1. The proposal is contrary to policy DSP4 (Quality of Development) of the North Lanarkshire Local 
Plan 2012 as the subdivision of the existing garden ground would not create a plot large enough to 
accommodate a new dwellinghouse with an appropriate level of functional garden ground.

2 The proposal is contrary to policy DSP4 (Quality of Development) of the North Lanarkshire Local 
Plan 2012 as the development would create an unacceptable form of backland development with 
substandard  access and vehicular facilities. 



3. The proposal, for the concerns highlighted within reasons 1 and 2, would result in an unacceptable 
impact on the character of this residential area and as such would be contrary to policy DSP4 
(Quality of Development) of the North Lanarkshire Local Plan 2012


