
DELEGATED REPORT

PLANNING APP No: 21/01385/PPP

Date Application Valid: 3 September 2021

Proposal Construction of Single Detached Dwellinghouse

Address Site At
Old Mill Road
Allanton
North Lanarkshire

Case Officer:
Patricia Beaton

Local Plan Policies NBE 3B (Rural Investment Area)
SPG 08 (Assessing Development in the Rural Investment Area)
DSP 4 (Development Quality)

Planning History  10/00607/FUL Change of use of Open Space to Private Garden Ground and Erection of
Double Garage

 15/02272/FUL Change of Use From Field to Commercial Yard and Siting of Temporary
Residential Accommodation (Part Retrospective)

Site Visit Date(s)

Virtual site visit : 27 October 2021
In view of Covid19 restrictions, wherever possible the planning service will undertake a virtual site
visit where there is sufficient information within the planning application to assess the proposal,
and where Google Earth Street View can provide a useful supplement to the virtual site visit
process

Weekly List Date 9 September 2021 Weekly List Expiry Date

Neighbour
Notification Sent

Neighbour Notification
Expiry Date

Advert Date 22 September 2021 Advert Expiry Date

Detailed Considerations COMMENTS

Siting The site is an area of some 0.25 ha of hardstanding grass/planting with site access to
north of Allanton accessed off Old Mill Road. It is surrounded by fields to the east and
west with an area of hardstanding with storage buildings to the north. There is an
existing residential unit on site which was granted temporary permission
(15/02272/FUL). This temporary permission expired on 20th April 2019.

Design and Materials This application proposes a single detached residential dwellinghouse. The temporary
residential unit and all other development on site will be removed. The specific design of
the proposed dwellinghouse would be considered at the reserved matters stage.

Daylight/Sunlight Due to the location of the house, this is not considered to be an issue.

Boundary Treatment The site is bounded by existing tree which are to be retained. Specific boundary
treatment details would be considered at the reserved matters stage.

Privacy Due to the location of the house, this is not considered to be an issue.

Adjacent Levels The site itself is relatively flat with the surrounding area being more undulating with
raised levels to the east and east.

Landscaping (including garden
ground)

There is an existing tree and planting area to the eastern boundary of the site that would
remain. A private rear garden is proposed.

Access, Parking & Turning The existing site access will be unaltered.

Site Constraints The site is located within Coal Authority Low Risk Area.

Consultation Responses The Roads Development Service was consulted but made no comments.

Pollution Control has advised that site investigations and possible remediation would be
required and conditions regarding site investigation and remediation should be included
with any permission.

Representations None

Any Other Material
Considerations

Planning permission for a change of use from field to commercial yard and siting of
temporary residential accommodation (part retrospective) reference 15/02272/FUL was
approved on 20th April 2016.

The applicant has provided a Planning Statement as part of this application. The key
points from this document are summarised below:

 The land is owned by the applicant's parents and lies 0.1 south of the applicant’s
parent's house.

 The property lies adjacent to the settlements of Mill Cottages and Bowhousebog.

 The site that the development is being proposed on has a history of development
being permitted on the site. The existing residential unit on site was granted a
temporary three year approval in April 2016.

 The Planning Statement makes reference to permission 10/00607/FUL change of



use of open space to private garden ground and erection of double garage,
however this permission is located outside the current application site.

 The development is located within North Lanarkshire's Rural Investment Area (RIA);
however, the applicant has lived in the temporary structure within the RIA for ten
years without causing an inconvenience to the nearby residents, proving that an
established property in this area would not detriment the local residential or visual
amenity. The proposal has material considerations that warrant its deviation from
North Lanarkshire's Local Plan.

 The land is currently being used for residential use by the applicant and the site has
already been used as housing for the residents for the previous ten years. The
erection of a permanent dwelling will not affect the area

 No other adverse environmental impact will occur will the installation of a
permanent building

 The replacement of a temporary building by a permanent structure in this location
will not impact the area's visual amenity.

 The site has adequate parking to support a building in this area. Visual splays show
there is no impact on highway safety. The amount of traffic generated will be no
different from the present.

 There will be no additional noise or disturbance by replacing the temporary
structure with a permanent one.

 There will be no loss of trees. No major landscaping needs to take place. There will
be no impact on nature conservation or biodiversity issues.

 The change from a temporary building to a permanent structure is not incompatible
with the area.

 The applicant relies on the grandparents to provide childcare when both parents are
at work.

 The applicant's children attend Allanton Primary School and could move to another
school if permission for the permanent structure is not granted. Additionally,
Allanton Primary School is currently running at 49.5% capacity. Every pupil counts
when numbers are this low.

 The granting of planning will enable our clients to keep their children at Allanton
Primary School and allow the grandparent to keep providing much-needed
childcare.

 The local plan is out of date, section 33 of the Scottish planning policy should be
taken into account.

North Lanarkshire Council Local Development Plan Modified Proposed Plan

The Report of Examination was published on 24th 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 21st July 2020 and the start of the Examination on 20 October 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.

As for this current planning application, relevant policies under the North Lanarkshire
Council Local Development Plan Modified Proposed Plan include:

Countryside policy PP 5 and AD 5 which seeks to support the Countryside, (as defined
on the Proposals Maps), by accommodating limited development such as Visitor
Economy related development, extending existing businesses and settlements, and
agricultural diversification. The council will resist pressure for sporadic and isolated
development in the Countryside, protect and enhance local landscapes and encourage
the creation of jobs and services to serve Countryside communities. This policy largely
reflects policy NBE 3B (below).

Policy EDQ3 (Development Quality) which reflects the requirements of existing policy
DSP 4 (below)

Report

This application seeks planning permission for a single storey detached dwellinghouse. Planning permission on this site
for a change of use from field to commercial yard and siting of temporary residential accommodation (part retrospective)
reference 15/02272/FUL was approved on 20th April 2016. This permission has now expired. The proposed
dwellinghouse is being sought as a permanent replacement of this temporary dwellinghouse, however, the proposed
dwellinghouse is not associated with the previously approved commercial yard or any other commercial enterprise.

Section 25 of the Town and Country Planning (Scotland) Act 1997 requires that planning decisions are made in
accordance with the development plan unless material considerations indicate otherwise.

The application site is designated within the Rural Investment Area (RIA) within the North Lanarkshire Local Plan. Policy
NBE 3B (Rural Investment Areas) and the associated SPG 08 (Assessing Development in the Rural Investment Area)



seeks to protect the character and promote development in the Green Belt and the RIA by restricting development to
acceptable types and operating assessment criteria. NBE 3B requires proposals such as this to be assessed against the
Green Belt criteria contained in policy NBE 3A (Green Belt). Under policy NBE 3B up to four housing units may be
acceptable and proposals will be assessed against criteria which includes whether the proposed development enhances
an existing cluster of development and acceptable in terms of design, scale, access and countryside integration. SPG 08
provides detailed advice to supplement the policy NBE 3B.

Policy DSP 4 requires an appraisal of the existing character and features of the site and for developments to integrate
successfully in terms of achieving a high quality of design avoiding any adverse impact on residential amenity and taking
account of any transportation issues.

Policy NBE 3B1 covers types of acceptable development advises that developments considered appropriate in the
Green Belt (and meeting NBE 3A assessment criteria) would be considered acceptable. This would include proposals
necessary for agriculture, forestry or horticulture, facilities for outdoor recreation, education and tourism that are
compatible with an agricultural or natural setting or telecommunications, generation of power from renewable sources, or
other appropriate rural uses. As part of this application the applicant has advised that the proposed dwellinghouse does
not relate to any commercial use of the site or the viability of any business. The proposal is also intended to replace the
existing temporary residential units onsite rather than to extend or alter it. It is therefore considered that the proposed
development clearly does not fall within the category of acceptable types and therefore does not comply with this aspect
of policy NBE 3B.

Policy NBE 3B1 further advises that up to four housing units could be considered as acceptable and all proposes would
be assessed by further impact criteria set out in NBE 3B2 supplemented with SPG 08. In this respect, acceptable
development would be required to enhance an existing cluster of development and acceptable in terms of design, scale,
access and countryside integration. SPG 08 defines a building cluster in North Lanarkshire comprises a residential
property and associated agricultural outbuildings. The buildings are closely grouped together within an average building
footprint diameter of some 100 metres. Buildings are traditionally grouped at right angles to each other to form a U or C
block creating a courtyard providing shelter from the wind and allowing supervision of the buildings from the principal
dwelling.

Following our assessment of the application site, the proposal is not considered to be within or part of a cluster as
defined by policy and guidance. Whilst there are residential dwellings to the north and south of the application site these
dwellings are outwith the 100m footprint diameter associated with a building cluster. There is an existing outbuilding
within the application site and other existing storage buildings to the north west of the application site, however these
building are not associated with agriculture and are not considered to form a cluster. It is therefore considered that the
proposed development is not located within a cluster and proposed development does not comply with this aspect of
policy NBE 3B.

Other impact criteria under NBE 3B2 include whether the proposed development enhance natural heritage value (e.g.
through new planting or removal of intrusive features) and whether it respects natural boundaries (road, tree line,
watercourse) and include works to reinforce and enhance boundaries and buffers. The applicant has advised that as the
land is currently in residential use there would be no other adverse environmental impact will occur will the installation of
a permanent building, there will be no loss of trees, no major landscaping needs to take place and there will be no impact
on nature conservation or biodiversity issues. Based on the information submitted by the applicant it appears that whilst
the proposed development would not have a significant adverse impact on the natural heritage value of the area and
would likely respects natural boundaries, the applicant does not propose any enhancement works as part of this
development. Furthermore, it is not considered that any enhancement works could outweigh the non-compliance with
other aspects of NBE 3B policies for the rural investment area.

Based on the assessment above it is it is considered that the proposed development does not comply with policy NBE
3B and SPG 08.

With regard to policy DSP4 (Quality of Development), the applicant has advised that replacement of the existing
temporary residential unit by a permanent structure in this location will not impact the area's visual amenity, that there is
adequate parking to support a building within this site, that visual splays show there is no impact on highway safety, the
amount of traffic generated by the residential unit will remain as existing and there would be no additional noise and
disturbance caused by the replacement of the temporary residential unit with a permanent one. As the application is in
principle only no specific design details of the proposed dwellinghouse, parking provision and access have been
submitted by the applicant.

It is considered that as the design, quality, parking and access requirements of policy DSP 4 would be covered by
matters specified by conditions (should this application be approved), the proposed development may have the potential
to comply with some of the design and quality requirements aspects of DSP 4. However, given the isolated nature of the
proposed residential development which is outwith the urban area of Allanton it is unlikely that any proposal would
integrate successfully in the local area as required by policy DSP4. In any event, any potential part compliance with this
policy could not outweigh non compliance with policy NBE3A, which covers the basic principle of such residential
development within the RIA.

Since the proposal is contrary to development plan policy (and in particular Rural Investment Area policy NBE 3B) it
should be refused in accordance with Section 25 unless there are any other material considerations that suggest it
should be approved despite non-compliance.

The applicant has submitted a Planning Statement which advises that the development does not comply with the North
Lanarkshire Local Plan and have provided details of material considerations which should be considered.



A complete list of all material considerations detailed within the Planning Statement submitted as part of this application
are outlined above. Some of these material considerations have been considered as part of our assessment above.

The applicant advised that the erection of a permanent dwelling will not affect the area the site has already been used as
housing for the residents for the previous ten years. It is noted that whilst the application site was included within the
application site boundary for pervious applications for residential development, planning permission to change the use of
the application site from field to commercial yard and the siting of temporary residential accommodation (part
retrospective) was only granted in April 2016. This permission has now expired. As this application is for a permanent
detached dwellinghouse which does not relate to any commercial use of the site or the viability of any business, it
represents a significant change of circumstances on site away from that which was previously considered to sufficient to
enable the temporary permission to be granted. The proposed development should therefore be considered on it own
merits rather than as a part continuation of a previous development or use of the site.

The applicant’s comments regarding childcare provision whilst important, are not considered to be a material planning
consideration. The applicant’s comments regarding education provision for their children and the possible need to move
schools should this application be refused are noted and important, but they are not considered to be a material planning
consideration. Whilst policy DSP 3 relates to the impact of development on community facilities or infrastructure, this
policy relates to development which either on its own, or in association with existing developments, will place additional
demands on community facilities or infrastructure. As such this policy does not apply in this case.

It is noted that the North Lanarkshire Local Plan was adopted in 2012. As detailed above the Report of North Lanarkshire
Council Local Development Plan Modified Proposed Plan has been published and the council will prepare an Adoption
Plan and associated documentation for publication in due course.

Within the North Lanarkshire Council Local Development Plan Modified Proposed Plan this application site is designated
under policy PP 5 and AD 5 Countryside which seeks to support the Countryside by accommodating limited development
such as Visitor Economy related development, extending existing businesses and settlements, and agricultural
diversification. It further advises that the council will resist pressure for sporadic and isolated development in the
Countryside. This policy is reflective of policy NBE 3B and SPG 08 within the current North Lanarkshire Local Plan.
Therefore, the emerging policy of this new plan would add weight to the conclusion reached against the assessment under
the adopted local plan,

The applicant’s reference to Section 33 of SPP is noted. However, it is considered that as the North Lanarkshire Council
Local Development Plan Modified Proposed Plan is at an advance stage, the policies contained within this plan should be
considered as a material consideration. It is considered that the relevant policies within the North Lanarkshire Council Local
Development Plan Modified Proposed Plan reflect policies NBE 3B and DSP 4.

Taking into consideration the Planning Statement submitted by the applicant it is considered that no special circumstances,
material considerations or justification have been put forward by the applicant, that would suggest that the development
plan should not prevail in this case.

No objections were received during the advertisement of this application, and responses from consultees have been
noted.

In conclusion, it is deemed that the principle of this development is unacceptable, as the proposal fails to comply with
policy regarding the necessity for the dwellinghouse in this location. The applicant has not provided sufficient material
considerations or justification to suggest that the development plan should not prevail in this case. There have been no
planning related circumstances raised by the applicant that suggest that the development plan should not prevail in this
case. The proposed development should therefore be refused planning permission.

Date 8 December 2021

Reasoned Justification

The proposal is contrary to the development plan in that it represents an inappropriate development in the rural investment
area. It clearly lies outside the established urban envelope and it does not meet the criteria with regard to enhancing a
cluster development. There are no other that no special circumstances, material considerations or justification that suggest
that the development plan should not prevail.

Recommendation: Refuse for the following reason:

1. The proposal is contrary to policy NBE 3B (Rural Investment Area) and associated Supplementary Planning
Guidance Note SPG 08 of the North Lanarkshire Local Plan as it constitutes inappropriate development in the Rural
Investment Area in that it does not fulfil the requirements of enhancing an existing development cluster. No adequate
justification, special circumstances or material considerations have been demonstrated to merit a departure from the
development plan.


