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25/00451/FUL Demolition of Existing Pavillion Building, Erection of 4
Containers, Manager Dugouts, and Installation of Associated
Floodlighting, Fences and 3G Football Pitch

Site Address:

Whifflet Park Pavillion
Bute Street

Whifflet
Coatbridge
ML5 4HF
Date Registered:
5th June 2025
Applicant: Agent:
Burnbank Football Club Inspired Design & Development Lid
Pavillion F.A.O Gary Black
Bute Street 27 Evan Street
Whifflet Stonehaven
Coatbridge AB39 2EQ
ML5 4HF
Application Level: Contrary to Development Plan:
Local Application No
Ward: Representations:
11 Coatbridge South 13 letter(s) of representation received.

Tracy Carragher,Geraldine Woods,Fergus
MacGregor,Andrew Bustard,

Recommendation: Approve Subject to Conditions
Reasoned Justification:

The proposed demolition of the existing pavilion building, erection of four containers, manager
dugouts, and installation of associated floodlighting, fences and 3G football pitch meets the
criteria set out in the policies contained within the National Planning Framework 4 and North
Lanarkshire Local Development Plan 2022. The proposed development can be
accommodated without unacceptable detriment to the character and amenity of the
surrounding area.
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Development: Demolition of Existing
Pavillion Building, Erection of 4
Containers, Manager Dugouts, and
Installation of Associated Floodlighting,
Fences and 3G Football Pitch




Proposed Conditions:-

1.

That, except as may otherwise be agreed in writing by the Planning Authority, the development shall
be implemented in accordance with drawing numbers:- 208/2024 P01 D; 208/2024P02; 208/2024 P03
D; 208/2024P06 A; MAC-TS4008 V01; 01; 02 & HLS10565

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

That BEFORE any works of any description start on the application site, unless otherwise agreed in
writing with the Planning Authority, a comprehensive site investigation report shall be submitted to and
for the approval of the said Authority. The investigation must be carried out in accordance with current
best practice advice, such as BS 10175 : 'The Investigation of Potentially Contaminated Sites' or CLR
11. The report must include a site specific risk assessment of all relevant pollution linkages and a
conceptual site model. Depending on the results of the investigation, a detailed Remediation Strategy
may be required. Information on the required format of the report and how it should be submitted to us
can be found online: https://www.northlanarkshire.gov.uk/planning-and-building/planning-
applications/how-discharge-contaminated-land-planning-conditions

Reason: To establish whether or not site decontamination is required in the interests of the amenity
and wellbeing of future residents.

That any remediation works identified by the site investigation required in terms of Condition 2, shall
be carried out to the satisfaction of the Planning Authority. A certificate (signed by a chartered
Environmental Engineer) shall be submitted to the Planning Authority confirming that any remediation
works have been carried out in accordance with the terms of the Remediation Strategy.

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

Any external artificial lighting provided as part of this development should not give rise to nuisance in
terms of Section 79 of the Environmental Protection Act, 1990 as amended by the Public Health etc.
(Scotland) Act, 2008. The applicant should ensure that illuminated sports pitch lighting complies with
Environmental Zone - E3 criteria, as detailed in the design Guidance Notes for the Reduction of
Obtrusive Light, GNO1, Institution of Lighting Engineers, 2005. For the avoidance of doubt and before
the floodlighting system is operational, confirmation shall be submitted for written authorisation by the
Planning Authority, by a suitably qualified lighting engineer confirming that the lighting has been
installed in accordance with the above-mentioned guidance. Once the floodlighting on site is
operational, it shall only be kept on when the site is in use and shall be switched off at all other times.

Reason: In the interest of the amenity of the site and the general area.

That unless otherwise agreed in writing by the Planning Authority, all of the mitigation measures within
section 1.20 of the GLM Ecology Bat Survey Report, Whifflet Park Pavillion, Bute Street, Coatbridge
ML5 4HF - August 2025 shall be taken forward. For the avoidance of doubt section 1.20 of the report
indicates that If demolition/construction work on existing buildings commences later than 18 months
after these surveys or design changes occur then new appropriate bat surveys might be required; and
If any bats are found during works then a bat consultant needs to be contacted and works to cease in
the immediate area. If either of the above scenarios occur, then further surveys shall be undertaken on
the site to determine the presence of any statutorily protected species, the said surveys shall
thereafter be submitted to and approved in writing by the Planning Authority before any development
commences on the site. All surveys shall be undertaken prior the start of any development. As a result
of the study, should any mitigation measures be required for any protected species, a Habitat and
Species Management Plan in consultation with Scottish Natural Heritage shall be submitted for the
written approval of the Planning Authority. Thereafter mitigation shall be implemented in accordance
with the Habitat and Species Management Plan before works commence on the site.

Reason: In the interests of protecting nature conservation interests.

Unless otherwise agreed in writing by the Planning Authority, and as is indicated in the Greencat
Renewables, Burnbank Football Ground, Noise Impact Assessment, September 2025, and the
Inspired Design & Development Planning Statement, the proposed 3G pitch shall be operational
12:00-14:00 and 17:00-21:00 (16:00-21:00 Thursday) on weekdays, 0900-:17:00 Saturdays and
09:00-14:00 Sundays.

Reason: In the interest of the amenity of the site and the general area.



10.

1.

12.

That unless otherwise agreed in writing by the Planning Authority, full details shall be submitted for
written authorisation by the Planning Authority of the proposed sports fence, floodlighting columns,
bike shelters, footpaths, car park and access. For the avoidance of doubt, the details required will be
drawings for the fence and lighting columns, where materials and colours are specified, as well as
materials and colour finishes for the footpaths, car park and access. These approved details will then
be fully implemented before the site is brought into operation.

Reason: In the interest of the amenity of the site and the general area.

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.
That unless otherwise agreed in writing by the Planning Authority:

- surface water from private / non-adopted areas is not permitted to drain onto the adopted road or
footway.

- A wheel wash facility must be provided internal to the site to manage the risk of mud and debris
being spread on the public road during construction phase.

- The access to the development from Bute Street should be surfaced for the first 5m to prevent
deleterious materials being deposited onto the public road.

Reason: In the interests of traffic safety.

That BEFORE the development herby permitted starts, a detailed drawing showing the location of bin
store enclosure and litter bins shall be submitted to and approved in writing by the Planning Authority.
These approved details will then be fully implemented before the site is brought into operation

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

As is indicated within the Inspired Design & Development Planning Statement, and unless otherwise
agreed in writing by the Planning Authority, before any development takes place on site, details of the
proposed planters (sizes, nhumbers, locations) shall be provided for written authorisation by the
Planning Authority. For the avoidance of doubt, these shall be planted with native species beneficial to
native wildlife, details of which shall also be submitted for written authorisation by the Planning
Authority.

Reason: In the interests of protecting nature conservation interests.

Unless otherwise agreed in writing by the Planning Authority, the planters as agreed through Condition
11 above shall be installed as per the approved details before the site is operational. If any of the
plants/shrubs/trees within these planters die within 2 years of the site being brought into operation,
then these shall be replaced with similar native species beneficial to native wildlife.

Reason: In the interests of protecting nature conservation interests.



Background Papers:

Consultation Responses:

Traffic & Transportation received on 11t July 2025, 12t August 2025 and 17t March 2026
Environmental Health (including Pollution Control) received 10™ June 2025 and 3™ March 2026
NLC Greenspace received 29t July 2025 and 2" March 2026

Estates Team received 171 June 2025

Food Safety / Business Regulations received 19t June 2025
Coal Mining Remediation Authority received on 13t June 2025 and 21st August 2025

Contact Information:

Any person wishing to inspect these documents should contact Gary McEwan at 01236 632500

Report Date:

27th May 2026
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5.1

Site Description

The site is Burnbank Football Club which is located on the site of the former bowling club within Whifflet
public park, in the Whifflet area of Coatbridge. It is accessible via Bute Street to the north, or by Calder
Avenue to the south. The site itself measures 0.98 hectares approximately, and currently features two
40m x 40m bowling greens, and a pavilion building. The site is surrounded by trees/hedging and
footpaths and is currently being used as a training facility for Burnbank Football Club.

Proposed Development

The proposed development involves the demolition of the existing pavilion building and removal of the
existing bowling greens as well hedging and trees within the site. Replacing this would be a vehicle
parking area with parking spaces for up to 35 vehicles, including 7 accessible parking spaces, as well
as four containers which would be utilised as changing units for players, for storage and spectator
toilets to the north of the site. The main southern section of the site would contain the new 3G football
pitch (95m x 60m). Along the west side of the pitch two manager dugouts are proposed either side of
the halfway line which would sit up to 10 people each. Along the east and southeast sides of the pitch
would be an informal spectator viewing area, which would extend for the full length of the pitch round
to the eastern side of the southern penalty box. The proposal also includes floodlighting, and the site
would be enclosed with 3m high sports fencing. A replacement public footpath would be located to the
east of the existing public footpath along the eastern boundary of the site. The vehicle access to the
site would utilise the existing access to the north of the site off from Bute Street. There would be a
separate pedestrian/spectator entrance from Calder Avenue to the south.

Applicant’s Supporting Information

Alongside the package of drawings submitted the applicant has provided additional supporting
information summarised as follows:

Coal Mining Risk Assessment
Noise Impact Assessment
Bat Survey Report

Planning Statement

Site History

There is no relevant site history.

Development Plan

National Planning Framework 4 Policies:

. Policy 1 - Tackling the Climate and Nature Crisis

. Policy 2 — Climate Mitigation

. Policy 3 — Biodiversity

. Policy 13 - Sustainable Transport

. Policy 14 - Design, Quality and Place

. Policy 15 - Local Living and 20-minute neighbourhoods
. Policy 21 - Play recreation and sport

. Policy 23 - Health and safety

North Lanarkshire Local Development Plan 2022 Policies:

. General Urban Area Policies — PP3 Purpose of Place and AD3 Amount of Development
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. Environmental & Design Qualities (EDQ1-3)

NPF4 forms part of the development plan. As such the proposed development requires to be assessed
against the provisions and policies of both NPF4 and The North Lanarkshire Local Development Plan
(NLLDP).

The site lies within the General Urban Area where Purpose of Place Policy PP 3 applies. The aim of
the Plan within these areas is to maintain and improve the level of amenity appropriate for the local
context and encourage diversity in more mixed-use areas. This policy requires such proposals to be
assessed against the criteria of AD 3 (Amount of Development), EDQ1 (Site Appraisal) and EDQ3
(Quality of Development) which considers issues such as location of development, size, materials and
road safety and which states that proposals must integrate successfully with the surrounding area by
avoiding harm to the neighbouring amenity.

Consultations

NLC Traffic and Transportation raise no objection to the application. Detailed discussions have taken
place in respect to the layout with additional supporting information and updated layouts provided
throughout the processing of the application. There are no concerns raised over the relationship with
the wider public road network. In addition, they have requested that adequate drainage, a wheel wash
facility and surfacing be provided for the first 5m of the vehicle access be provided, which have been
addressed via conditions.

NLC Environmental Health (including Pollution Control) has indicated that they have no objection to
the proposal subject to conditions relating to site investigation and lighting. They also made comments
relating to the construction phase of the development which have been attached as an informative.
Following a review of the revised proposal (which involved the removal of the clubhouse element of
the proposal) and the Noise Impact Assessment submitted, they are satisfied with the assessment of
the sports pitch usage and conclusion of the report indicating that no specific noise mitigation is
required.

NLC Greenspace has indicated that they have no objection to the proposal subject to the mitigation
measures within section 1.20 of the GLM Ecology Bat Survey Report, Whifflet Park Pavillion, Bute
Street, Coatbridge ML5 4HF - August 2025 being taken forward. A condition has been attached
addressing this matter. Greenspace also indicated that as the proposal involves the removal of an
existing hedgerow, that additional hedgerow should be created to offset this biodiversity loss. The
applicant has advised in the Planning Statement provided, that various planters will be installed at
locations throughout the site, which will be planted with native species beneficial to wildlife. These are
secured by condition. Given the restricted nature of the site and the limited space available, and that
the surrounding park has lots of trees which will be unaffected by the proposal, it is considered that on
balance the net biodiversity loss is acceptable in this instance.

NLC Estates indicated that they have no objection to the proposal.
NLC Food Safety / Business Regulations indicated that they have no objection to the proposal.

The Coal Mining Remediation Authority has indicated that they have no objection to the proposal
following review of the Coal Mining Risk Assessment submitted.

Representations

Letters of representation have been received from 13 separate addresses, seeking to object to the
proposal. The reasons for these representations can be summarised as follows.

e Floodlighting — The lighting design shows measurable light spill directly towards neighbouring
properties. These lights represent a material change in local lighting character, with potential to
cause glare, nuisance and disturbance. The proposal appears inconsistent with PAN 1/2011:
Planning and Noise and ILP Guidance notes for the reduction of obtrusive light, which
recommends curfews and directional shielding for lighting adjacent to residential areas.
Additionally, under Section 79(1) (fb) of the Environmental Protection Act 1990, artificial light
emitted from premises that prejudice health or causes nuisance may constitute a statutory
nuisance. It is considered that the lighting proposed will affect residents’ ability to enjoy their
homes, disrupt sleep and have a negative effect on wildlife.



Noise, activity and disturbance, intensification of use and extended hours of operation — The new
proposed facilities will lead to an increase in noise levels from spectators, vehicles and
maintenance, particularly during evenings and weekends. Additionally, the period of construction
will impact upon local residents for a considerable period. Predicted noise exceeds recognised
guidelines at nearby receptors. Evening and weekend usage will introduce substantial noise
pollution from whistles, shouting and general crowd noise, which is particularly disruptive in a quiet
residential area. The NIA concludes that any increase in noise will be negligible, on the basis that
the site is already used for recreational purposes. This assumption is flawed. A new facility with
scheduled matches, spectators, and extended hours of operation will generate greater and more
concentrated noise than current usage. Assessment limitations reduce confidence in conclusions.
It has not been demonstrated that adverse impact would be avoided.

Procedural and consultation failures — Not all properties which will be affected by the proposal
were notified of the proposal as required by the Town and Country Planning (Development
Management Procedure) (Scotland) Regulations 2013, Regulation 18. This omission represents
a procedural failure. The Planning Authority should investigate why these properties were
excluded from the consultation list and allow any late representations submitted because of this
oversight. Furthermore, such a development should only proceed with meaningful community
input. The wider community should have a say in how Whifflet Park is used and how the park will
be affected by this development.

Traffic, Access and Parking — There are significant issues with congestion and parking within the
surrounding area. Presently, vehicles which are attending the games played at Whifflet Park
already take up considerable road space, with some spectators opting to park vehicles inside the
park and on the grass. The proposed facilities will significantly increase vehicle traffic, particularly
during match days and events. The streets surrounding Whifflet Park are residential and not
designed for the anticipated parking demand. The proposal will increase traffic, unsafe parking
and obstruct access for carers, emergency vehicles and create risks for carers. With regard to the
proposed car park for 35 vehicles, surely this should not be allowed in the middle of a public park.
No Transport Assessment has been provided; therefore, it cannot be concluded that the road
network can accommodate demand.

Loss of park open space, impact on public use and amenity, change of character and visual impact
— The proposal involves changing the landscape and fagade of the local park and recreational
green space. The loss of this space directly conflicts with Scottish Planning Policy (SPP,
paragraphs 226-231) and Planning Advice Notice (PAN) 65: Planning and Open Space, which
require councils to safeguard and enhance open spaces that contribute to community well being
and amenity. The development also represents a marked change to the character of the area,
replacing a peaceful, open recreational space with an illuminated, built sports complex operating
late into the evening. The scale and massing of the development, in particular the fence and
lighting columns are visually intrusive and not in-keeping with the established park and residential
setting. The resulting urbanisation conflicts with Policy EDQ3 (Environmental and Design Quality)
and Policy PROM 3 (Open Space Protection) of the North Lanarkshire Local Development Plan,
which seeks to preserve the character and amenity of existing neighbourhoods.

Biodiversity and Environmental impact — The trees and hedges surrounding the park have been
here for over 100 years and it would be expected that NLC would wish to protect these. Cutting
down hedges to replace with sports fencing will affect biodiversity and ecosystems as well as the
visual appeal of the park. The area is home to a wide variety of species and will result in a serious
and irreversible impact. Harm to wildlife and natural habitats should take precedence over a private
development. NLC upholds a Biodiversity Action Plan to enhance local wildlife and manage access
to nature in the community. NLC principles should be upheld and prioritised above private aims.
The park is a known habitat for local owl species. Under the wildlife and Countryside Act 1981,
owls are legally protected from disturbance. The inevitable increase in noise and light spill from
the extended facility would disrupt the foraging and nesting patterns of these nocturnal raptors.
Without a specialist Ecological Impact Assessment or protected species survey, this application
ignores the “Precautionary Principle” and fails to meet the mandatory 10% Biodiversity Net Gain
required under planning law.

Not in accordance with policy and legislation — The proposal is not in accordance with the North
Lanarkshire Local Development plan, National Planning Policy Framework 4 as well as Planning
Advice Notes, and other legislation and guidance relating to lighting, noise and wildlife.
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e Construction impacts — There will be significant disruption and noise during construction. No
construction management plan has been provided.

e Site management — Those in charge of Burnbank Football Club have shown a disregard for
engagement with the local community when organising events. Events which have a significant
impact on the road network and users of Whifflet park. This lack of transparency and community
involvement suggests that the operators have no strategy for managing the significant logistical
pressures which their events place on the neighbourhood. The club has repeatedly demonstrated
a disregard for statutory planning processes, frequently operating outside of permitted hours and
hosting major events without proper notification or permission. There is no evidence to suggest
that the any new restrictive conditions would be adhered to, or effectively enforced.

e Advertising — There are concerns that the proposal will lead to advertising within and around the
site which is not in accordance with the residential nature of the surrounding area.

e Anti-social behaviour — There are significant concerns that proposal will lead to additional anti-
social behaviour, related to the intensified use of the site.

e Impact on property value — There are concerns that the proposal will result in impacts on property
prices and the ability to sell surrounding properties.

e Litter— There are concerns that due to the intensification of the site that this will result in additional
litter being dropped by users of the site.

¢ Quality of life and health impacts — There are concerns that the development, through the extended
hours of operation, additional noise generated, the scale, massing and design of the proposal as
well as the floodlighting proposed, will lead to impacts to the quality of life and health of local
residents.

e Clubhouse — The clubhouse proposed is unacceptable in terms of its scale and mass and design.
The eventual operation of the clubhouse up until 01:00 is not acceptable for a predominantly
residential area.

Planning Assessment

Section 25 of the Town and Country Planning (Scotland) Act 1997 states that planning applications
are to be determined in accordance with the Development Plan unless other material considerations
indicate otherwise. Accordingly, the proposed development requires to be assessed against the
provisions and policies of both NPF4 adopted Feb 2023 and The North Lanarkshire Local
Development Plan adopted 6 July 2022.

National Planning Framework 4 (NPF4)

In terms of National Planning Framework 4 (NPF4), there are number of policies that affect the
proposal. These policies are imparted and disseminated to a significant extent within the NLLDP
policies listed below in section 8.11 onwards.

Policy 1 — NPF4 policy 1, Tackling the Climate and Nature Crisis is met by the proposal as it involves
upgrading and continuing the use of an existing site which is already being used by Burnbank Football
Club providing positive impacts to the local community in the form of sport and recreation and local
living.

Policy 2 — NPF4 policy 2, Climate Mitigation indicates that development proposals will be sited and
designed to minimise lifecycle greenhouse gas emissions as far as possible and will be sited and
designed to adapt to current and future risks from climate change. It is considered that the proposal
meets these requirements in that the location of the site is within an existing public park, utilised by
the surrounding community as a means of sport and recreation and encouraging local living.

Policy 3 — NPF4 policy 3 seeks to protect Biodiversity, reverse biodiversity loss, deliver positive effects
from development and strengthen nature networks. Development proposals should avoid potential
adverse impacts and should contribute to the enhancement of biodiversity including strengthening
nature networks and the connections between them. Development proposals should include
appropriate measures to conserve, restore and enhance biodiversity. Whilst it is noted that the
proposal involves the removal of an existing hedgerow, and that this will result in a net biodiversity
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loss within the site, the applicant has advised in the Planning Statement provided, that various planters
will be installed at locations throughout the site, which will be planted with native species beneficial to
wildlife. These are secured by condition. Given the restricted nature of the site and the limited space
available, and that the surrounding park has lots of trees which will be unaffected by the proposal, it is
considered that on balance the net biodiversity loss is acceptable in this instance.

Policy 13 - NPF4 policy 13 Sustainable Transport seeks to encourage, promote and facilitate
developments that prioritise walking, wheeling, cycling and public transport for everyday travel,
reducing the need to travel unsustainably and states that proposals to improve, enhance, or provide
active travel infrastructure will be supported. It also states that development proposals will be
supported where it can be demonstrated that the transport requirements have been considered in line
with sustainable travel, which includes accessibility with public transport. This proposed development
may be considered acceptable in sustainable travel terms in meeting the policy criteria as the site is
well located within an existing public park which serves the surrounding community. It is served by the
existing road and footpath network and there are existing bus stops located on Calder Road and
Whifflet Street. Whifflet Train Station is located approximately 0.4km to the north. Coatbridge town
centre is located within 1km, and the train stations of Coatbridge Central, Sunnyside and Blairhill are
all within walking distance of the site. It should also be noted that the proposal involves the inclusion
of bike shelters which can accommodate 6 bicycles.

Policy 14 - NPF4 Policy 14 Liveable Places states that development proposals should be designed to
improve the quality of an area whether in urban or rural locations and regardless of scale. Proposals
will be supported if the development is consistent with the six qualities of successful places as set out
in Appendix D of NPF4, namely: - Healthy, Pleasant, Connected, Distinctive, Sustainable and
Adaptable. Itis considered that the proposal is consistent with these qualities and is of a good design
and without detriment to the surrounding area, it is therefore considered to comply with this policy.

Policy 15 — NPF4 Policy 15 Local Living and 20-minute neighbourhoods indicates that places should
be planned to improve local living in a way that reflects local circumstances, creating a network of
mixed-use neighbourhoods which support health and wellbeing, reduce inequalities and are resilient
to the effects of climate change. It is indicated that new and existing communities should be planned
together with homes and the key local infrastructure including schools, community centres, local
shops, greenspaces, health and social care, digital and sustainable transport links. As is indicated in
paragraph 8.6 above, the location of various local amenities within walking distance, also accessible
by public transport links, indicates that the proposed development meets the criteria of this policy.

Policy 21 — NPF4 Policy 21 Play recreation and sport encourages, promotes and facilitates spaces
and opportunities for play, recreation and sport. It indicates that natural and built environments shall
be improved with more equitable access opportunities for play and recreation. It also indicates that
physical and mental health are improved through provision of and access to outdoor recreation, play
and sport facilities. It is considered that the proposed upgrade of this site will have a net benefit to the
surrounding, and wider community for all ages who wish to participate in football, and it is therefore
considered to comply with this policy.

Policy 23 - NPF4 Policy 23 Health and safety indicates that proposals which encourage, promote and
facilitate improved health and wellbeing shall be supported. It is therefore considered that the proposal
complies with this policy.

North Lanarkshire Local Development Plan (NLLDP)

The North Lanarkshire Local Development Plan designates the site under Purpose of Place Policy
PP3 General Urban Area which seeks to maintain and improve the level of amenity appropriate for the
local context and encourage diversity in more mixed-use areas.

The above NPF 4 policies are embedded in the adopted NLLDP and, in particular, Policies PP 3, AD
3. EDQ 1 and EDQ 3 on design are discussed below. The development is therefore considered to be
consistent with both NPF 4 and NLLDP Place policy.

Policy PP3 requires such proposals to be assessed against the criteria of AD 3 (Amount of
Development), EDQ 1 (Site Appraisal) and EDQ 3 (Quality of Development) which consider a range
of potential impact criteria such as design, materials, and road safety and so forth. The overall
provision is that proposals must integrate successfully with the surrounding area by avoiding harm to
the neighbouring amenity.

It is considered that the proposed development is suitable for this location as the site lies within the
General Urban Area where Purpose of Place Policy PP 3 applies.
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EDQ 1 POLICY Site Appraisal

This policy indicates that the proposed development will require to be appraised in terms of the site
and its surroundings to ensure it will integrate successfully into the local area and avoid harm to
neighbouring amenity. The policy lists a variety of matters to be addressed in the appraisal these
include:

e Mixture of uses in the land use character area; public services available locally, e.g. public
transport, play/recreation provision; accessibility by a range of sustainable transport
modes; lighting - day, night, seasonal variation of use, security arrangements, informal
supervision; ground stability and contamination on the site; existence and quality of
connections and access including site and building entrances, roads, paths and visuals on
the site, biodiversity of plants and animals on the site, landscape character

As is indicated paragraphs 8.6 and 8.8 above, it is considered that the development is well served by
public transport. This proposed development is considered acceptable in sustainable travel terms as
the site is well located within an existing public park which serves the surrounding community. It is
served by the existing road and footpath network and there are existing bus stops located on Calder
Road and Whifflet Street. Whifflet Train Station is located approximately 0.4km to the north. Coatbridge
town centre is located within 1km, and the train stations of Coatbridge Central, Sunnyside and Blairhill
are all within walking distance of the site. The proposal also involves the inclusion of bike shelters
which can accommodate 6 bicycles.

It is considered that the upgrade of the site will benefit the local and wider community in terms of
improved recreation provision, allowing footballers of all ages access to better facilities and allow for
play into the evening, and during the darker months of the year which is considered to be in accordance
with this policy.

The proposal involves floodlighting which will allow the use of the site in the evening and during darker
winter months, however conditions have been attached to ensure that the facility will close at 21:00
during weekdays, 17:00 on Saturdays and 14:00 on Sundays. A condition has also been attached (as
advised by the Council’s Environmental Health (including Pollution Control) section, such that
Burnbank Football Club will be responsible for ensuring that external artificial lighting provided as part
of this development shall not give rise to nuisance in terms of Section 79 of the Environmental
Protection Act, 1990 as amended by the Public Health etc. (Scotland) Act, 2008. The applicant will
also be required to ensure that the illuminated sports pitch lighting complies with Environmental Zone
- E3 criteria, as detailed in the design Guidance Notes for the Reduction of Obtrusive Light, GNO1,
Institution of Lighting Engineers, 2005. This condition also specifies that the lighting will only be on
when the pitch is in use and that it will be switched off at all other times. These conditions will ensure
that the flood lighting proposed will not result in significant negative impacts for the dwellinghouses
which are located in close proximity to the development.

With regard to ground stability and contamination, following consultation with the Council’s
Environmental Health (including Pollution Control) section, conditions have been attached which will
ensure that there will be no issues in relation to ground contamination or stability. The Council’s Traffic
and transportation section has raised no concerns over the relationship with the wider public road
network. In addition, they have requested that adequate drainage, a wheel wash facility, and surfacing
be provided for the first 5m of the vehicle access, which have been addressed via condition.

As is discussed in paragraph 8.5 above, whilst it is noted that the proposal involves the removal of an
existing hedgerow, and that this will result in a net biodiversity loss within the site, the applicant has
advised in the Planning Statement provided, that various planters will be installed at locations
throughout the site, which will be planted with native species beneficial to wildlife. Given the restricted
nature of the site and the limited space available, and that the surrounding park has lots of trees which
will be unaffected by the proposal, it is considered that on balance the net biodiversity loss is
acceptable in this instance.

EDQ 3 (Quality of Development)

This policy advises that development will only be permitted where high standards of site planning and
sustainable design are achieved. Planning Applications will need to demonstrate that the proposed
development takes account of the site appraisal carried out as a requirement of Policies EDQ1 and, if
appropriate, EDQ2, assets protected under Policy PROT, any evaluation of design options, and
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achieves a high-quality development in terms of the following.

e Siting, overall layout; density; form; scale; height; massing; proportion; detailing; colour;
materials; integration with public transport, green networks and wider links, being safe for
all road users and appropriate parking provided; promoting health and wellbeing and
mitigating any likely air quality, noise or pollution impacts.

The proposed upgrading of the Burnbank Football Club site is considered acceptable in terms of siting
and layout. The proposed containers would be 2.5m in height and are located far enough away from
dwellinghouses not to result in any significant sunlight or daylight impacts. Also given their scale and
massing, as well as their location in relation to neighbouring housing, these will not have a significant
negative impact on the visual amenity of the area. There is a 3m high sports fence proposed for the
majority of the site, with a maximum of 5m behind the goals, full details of which require to be submitted
for written authorisation by the Planning Authority, prior to commencement of development on site.
The Planning Statement provided indicates that this will take the form of a mesh fence designed to
withstand repeated impact from sports activity and these will have a durable green powder coating.
The nature and colour of the fence will help it to blend in with the surrounding park. It is not considered
that the fencing will result in any significant negative impacts for neighbouring dwellinghouses or
negatively impact the visual amenity of the wider park. The proposal would also not result in any
significant privacy impacts for neighbouring dwellinghouses.

As is indicated paragraphs 8.6, 8.8 and 8.15 above, it is considered that the development is well served
by public transport. It is served by the existing road and footpath network and there are existing bus
stops located on Calder Road and Whifflet Street. Whifflet Train Station is located approximately 0.4km
to the north. Coatbridge town centre is located within 1km, and the train stations of Coatbridge Central,
Sunnyside and Blairhill are all within walking distance of the site.

As is discussed in paragraphs 6.1 and 8.15 above the Council’s Traffic and transportation section has
raised no concerns over the relationship with the wider public road network and has indicated that
adequate off-street parking is to be provided within the development. It is considered that the proposed
upgrade of this site will help to promote health and wellbeing and have a net benefit to the surrounding,
and wider community for all ages who wish to participate in football.

In terms of noise impacts in relation to the proposal, whilst it is acknowledged that the proposed
upgrade to the site will intensify the use of the site, in terms of the numbers of people using the facility
on a daily basis, following a review of the revised proposal and the Noise Impact Assessment
submitted, the Council’s Environmental Health (including Pollution Control) section are satisfied with
the assessment of the sports pitch usage, and the conclusion of the report indicating that no specific
noise mitigation is required.

Representations

In response to the grounds of representation above in 7.1, these are commented on in the same order
as they appear above:

e Floodlighting — With regard to the floodlighting proposed, NLC Environmental Health (including
Pollution Control) has provided comment which has been attached in the form of a condition, to
ensure that the lighting will meet the standards specified in their comments.

¢ Noise, activity and disturbance, intensification of use and extended hours of operation — It is noted
that the proposal will involve the intensification of the site, in terms of hours of operation and
numbers of users, however NLC Environmental Health (including Pollution Control) has indicated
that following a review of the revised proposal (which involved the removal of the clubhouse
element of the proposal) and the Noise Impact Assessment submitted, they are satisfied with the
assessment of the sports pitch usage and conclusion of the report indicating that no specific noise
mitigation is required.

e Procedural and consultation failures — Whilst these comments are noted, the planning service
carried out the neighbour notification as it is statutorily required to do, i.e. to consult all neighbours
within a 20m buffer of the site. It should be noted that neighbour notification has been conducted
on 3 separate occasions following amendments to the scheme and each time members of the
public (not only those notified) have been given the opportunity to comment, responses accepted,
and points addressed within the Council’s report of handling.



Traffic, Access and Parking — Following discussions with the Council’s Traffic and Transportation
section and the applicant, the proposal was amended firstly to remove the clubhouse and spectator
stands and provide additional parking, then to provide a replacement footpath connecting Calder
Avenue in the south and Bute Street to the north. The Council’s Traffic and Transportation section
has no objection to the current scheme subject to condition being attached addressing drainage,
a wheel wash facility and surfacing to be provided for the first 5m of the vehicle access be provided.
A Condition has been attached addressing these matters.

Loss of park open space, impact on public use and amenity, change of character and visual impact
— Whilst these comments are noted, the site is already in use by Burnbank FC and has been for
some years. The current proposal looks to formalise the arrangement and upgrade the site to
provide a 3G pitch with sports fencing and floodlighting to allow for the site to be utilised later in
the evening and during winter months. It is considered that the proposed upgrade of this site will
have a net benefit to the surrounding, and wider community for all ages who wish to participate in
football. Whilst it is acknowledged that the proposal would result in the loss of a small area of
Whifflet Park which is not currently in use by Burnbank FC and the proposal involves the removal
of an established hedge within the site as well as the installation of a sports fence and floodlighting
columns, itis not considered that the scheme will result in significant negative impacts to the overall
amenity of Whifflet park, especially given that the Clubhouse element of the proposal has been
removed.

Biodiversity and Environmental impact — NLC Greenspace has indicated that they have no
objection to the proposal subject to the mitigation measures within section 1.20 of the GLM
Ecology Bat Survey Report, Whifflet Park Pavillion, Bute Street, Coatbridge ML5 4HF - August
2025 being taken forward. A condition has been attached addressing this matter. Greenspace also
indicated that as the proposal involves the removal of an existing hedgerow, that additional
hedgerow should be created to offset this biodiversity loss. The applicant has advised in the
Planning Statement provided, that various planters will be installed at locations throughout the site,
which will be planted with native species beneficial to wildlife, which is controlled by condition.
Given the restricted nature of the site and the limited space available, and that the surrounding
park has lots of trees which will be unaffected by the proposal, it is considered that on balance the
net biodiversity loss is acceptable in this instance.

Not in accordance with policy and legislation — Planning applications must be assessed first and
foremost against the policies within the development plan unless there are other material
considerations which would suggest otherwise. In assessing the proposals against the policies
within National Planning Framework 4 and the North Lanarkshire local Development Plan, it is
considered that the proposal complies with the development plan. There are not considered to be
any material considerations which would merit refusal of the application.

Construction — The construction process is covered by separate legislation. NLC Environmental
Health (including Pollution Control) have however provided comments which have been attached
as an informative should the Planning Committee approve the application.

Site Management — These points are noted; however, the proposal is considered acceptable
subject to the attached conditions. If the applicant were not to comply with any of the proposed
conditions, then these can be enforced.

Advertising — No advertising is proposed. If any advertisements are installed without appropriate
consent, then these can be enforced.

Anti-social behaviour — Anti-social behaviour is not a material planning consideration and is a
matter for the police.

Impact on property value — Impact on property values or ability to sell properties are not material
planning considerations.

Litter — A condition is attached to ensure that litter collection facilities are provided within the site.

Quality of life and mental health impacts — Whilst this point is noted, it is not considered that the
proposed development will result in significant negative impacts to the quality of life of
neighbouring residents. The facility is indicated to close at 21:00 during the week, 17:00 on
Saturdays and 14:00 on Sundays, therefore it is not considered that the proposal would be likely
to have significant negative impacts on quality of life, or mental health. Conversely, the facility will
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have a positive impact on the quality of life and mental health of those using the facility.
e Clubhouse — The clubhouse has been removed from the proposed scheme.

Other material considerations

There are no material considerations that would merit refusal of this application.
Conclusions

The proposed development is acceptable in terms of its impact upon the site and the surrounding
residential area. The development would utilise existing infrastructure, facilities and road network. The
proposed development and associated layout are of an acceptable design. In addition, it is considered
that the proposed development would not result in an unacceptable impact on environmental assets.
The proposed demolition of the existing pavilion building, erection of four containers, manager
dugouts, and installation of associated floodlighting, fences and 3G football pitch meets the criteria set
out in the policies contained within the National Planning Framework 4 and North Lanarkshire Local
Development Plan 2022. The proposed development can be accommodated without unacceptable
detriment to the character and amenity of the surrounding area. There are no material considerations
that would merit refusal of this application. Accordingly, it is recommended that planning permission
be granted subject to conditions.
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Proposed Conditions:-

1.

That the development hereby permitted shall be carried out strictly in accordance with the approved
drawings and supporting information submitted as part of the application and no change to the
approved details shall be made without prior written approval of the Planning Authority. The
development shall be implemented in accordance with amended drawing numbers:

DEP/GH/001, DEP/GH/002 Rev A, DEP/GH/003,
DEP/GH/004, DEP/GH/005 & DEP/GH/006

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

That notwithstanding the terms of condition (1) of this planning permission, before the development
hereby permitted starts confirmation of the colour of the main building (drawing DEP/GH/003) shall
be confirmed and be approved in writing by the Planning Authority and the development shall be
implemented in accordance with these details. For the avoidance of doubt the building shall be a
shade of Grass green (RAL 6010).

Reason: To define the permission in the interests of visual amenity.

That the maximum quantity of waste that can be disposed of at the facility in any one year shall not
exceed 20,000 tonnes, unless otherwise agreed in writing with the Planning Authority in consultation
with SEPA. The operator shall confirm that the agreed level of waste input is not exceeded by
submitting annual reports on waste acceptance at the site to the Planning Authority.

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

That before any works of any description start on the application site, unless otherwise agreed in
writing with the Planning Authority, consultation comments provided the site investigation report Tetra
Tech (v2) reference 784-B075861 shall be resolved to the satisfaction of the Planning Authority in
consultation with NLC Protective Services. The investigation must continue to be carried outin
accordance with current best practice advice, such as BS 10175: 'The Investigation of Potentially
Contaminated Sites' or CLR 11. The report must include a site-specific risk assessment of all relevant
pollution linkages and a conceptual site model. Depending on the results of the investigation, a
detailed Remediation Strategy may be required.

Reason: To establish whether site decontamination is required in the interests of the amenity and
wellbeing of future residents.

That any remediation works identified by the site investigation required in terms of Condition 4, shall
be carried out to the satisfaction of the Planning Authority. A certificate (signed by a Chartered
Environmental Engineer) shall be submittedto the Planning Authority prior the
first dwellinghouse hereby permitted becoming occupied confirming that any remediation works have
been carried out in accordance with the terms of the Remediation Strategy.

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

That should development not commence within 2 years of this decision, an updated Protected Species
Survey shall be submitted to and approved in writing by the Planning Authority. Following written
approval by the Planning Authority, the requirements of those reports in respect to habitat and
protected species protection shall be complied with in full, including securing any licences from Nature
Scotland.

Reason: Protecting nature conservation in the interests of protecting nature conservation interests.



10.

That BEFORE the development hereby permitted starts, a scheme of landscaping incorporating
biodiversity enhancement measures and native tree planting shall be submitted to, and approved in
writing by the Planning Authority, in consultation with SNH and NLC Greenspace (Biodiversity). The
submitted details shall include:

(a) details of any earth moulding and hard landscaping, boundary treatment, grass seeding and turfing;

(b) a scheme of native tree and shrub planting, incorporating details of the location, number, variety and
size of trees and shrubs to be planted.

(c) a detailed timetable for all landscaping (biodiversity enhancement) works which shall provide for
these works being carried out contemporaneously with the development of the site.

(d) a management and maintenance scheme for these works

Reason: To enable the Planning Authority to consider these aspects in detail in consultation with Nature
Scot guidance and NLC Greenspace (Biodiversity) and to provide additional screen planting in the
interests of visual amenity.

That all works included in the scheme of landscaping and native tree planting, approved under the terms
of condition 6 above, shall be completed in accordance with the approved timetable, and any ftrees,
shrubs, or areas of grass which die, are removed, damaged, or become diseased, within two years of
the full occupation of the development hereby permitted, shall be replaced within the following year with
others of a similar size and species.

Reason: In the interests of the visual amenity of the site, to mitigate adverse effects on views of the
development from outlying areas and to benefit local biodiversity.

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 experienced in drainage works as
complying with the most recent SEPA SUDS guidance. For the avoidance of doubt, the proposed SUDS
scheme shall incorporate the removal or breaking up of all existing field drains within the site.

Reason: To ensure that the drainage scheme complies with best SUDS practice to protect adjacent
watercourses and groundwater and in the interests of the amenity and wellbeing of existing and future
occupants adjacent to and within the development site.

That the SUDS compliant surface water drainage scheme approved in terms of Condition 9; 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.
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Site Description

The proposed development site measures 2.35 ha. and lies south of the A71 with the settlement of
Stane 1.2 km to the north, on the site of the former Damside opencast coal site. The site access
continues unchanged from that utilised for the former open cast development. The surrounds comprise
a mixture of agricultural land, commercial conifer plantation and areas of land immediately around the
site stripped of vegetation and in some areas soil with no vegetation. The site previously formed part
of the Damside opencast operations and was never fully restored once extraction operations ceased.
The immediate site is characterised by concrete settlement ponds (former open cast operation)
restored ground and some natural ponding, spoil heaps and vegetation recovery.

Proposed Development

The application proposes a waste treatment facility (for managing secondary materials) including a
treatment building which will be 84m long and 29m wide (2436m?2). Externally existing concrete surface
will be retained where possible. All waste operations (sorting, separation, shredding, bailing, bulking)
will take place inside the building. The building will house both fixed and mobile plant. The waste
operations will comprise of sorting, separation, shredding, bailing and bulking up of wastes for resale.
All loose waste will be off loaded within the building. Additional elements include a replacement
weighbridge to be installed at the same location as the former weighbridge to utilise the existing
services and road layout. A weighbridge cabin will also be provided. Cameras will be installed at the
site entrance, weighbridge and operational areas to provide security. There is an existing security gate
and 2 metre timber screen fencing at the entrance enclosing a delivery holding area, this fenceline
includes a timber hoarding. Beyond the gate there is a gate house for site security and parking area
for two cars. The area around the waste treatment building and the associated external area will be
enclosed by mesh security fencing 2m high and green in colour. A welfare cabin will also be provided
for employees with parking.

The external concrete area will be used for loading of vehicles, storage of processed non-
biodegradable materials such as plastics and storage of oils and fuel for the plant and machinery in
approved bunded containers. A welfare cabin will also be provided for employees.

An area to the south of the waste treatment area will be set aside for soil and stone treatment again
there is existing concreate areas from the previous operation. Mobile crushers and screeners will be
used to process materials into products for resale.

The wastes to be accepted at the site are detailed in Table 3.1 of the supporting statement and
includes the following:

o Waste Treatment Area Commercial, industrial, separately collected recyclables 20,000 tonnes
per annum.

e Soil Treatment area Soil and stones, construction and demolition waste. 4750 tonnes per
annum.

Hours of operation proposed include the following:

o Waste acceptance Monday to Sunday 07.00 — 19.00
e General operations Monday to Sunday no restriction.

National policy defines facilities for the purpose of recycling as follows. Recycling means any
recovery operation by which waste materials are reprocessed into products, materials or
substances whether for the original or other purposes. It includes the reprocessing of organic
material but does not include energy recovery and the reprocessing into materials that are to be
used as fuels or for backfilling operations. It does not include nuclear reprocessing. That is to say,
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facilities where materials can be collected and sorted into the various component parts or
consolidated into bulk quantities for re-use either in their original or an alternative function and for
recovery. ‘Recovery’ means any operation the principal result of which is waste serving a useful
purpose by replacing other materials which would otherwise have been used to fulfil a particular
function, or waste being prepared to fulfil that function, in the plant or in the wider economy.
‘Material recovery’ means any recovery operation, other than energy recovery and the
reprocessing into materials that are to be used as fuels or other means to generate energy. It
includes, inter alia, preparing for re-use, recycling and backfilling; ‘preparing for re-use’ means
checking, cleaning or repairing recovery operations, by which products or components of products
that have become waste are prepared so that they can be re-used without any other pre-

processing.
Submitted details below on types of material for recycling.
Waste types.
The application confirmed that the site would accept commercial waste, industrial waste and
separately collected recyclables. Damside will not accept household waste. Damside will be run
as a clean Materials Recycling Facility (MRF). The site will also service council contracts, whether
direct or third party. Waste streams will be sourced under the EWC Codes below, such as
150106/,150107/,150104/ & 170904 but not limited to, these and other codes will be agreed with
SEPA. Technology based solutions will be used, to provide a near zero waste as possible, with
the MRF adopting a clean floor policy.

EWC Code Description Category

150101 Paper and cardboard Packaging |Packaging waste

150102 Plastic packaging Packaging waste

150104 Metallic packaging Packaging waste

150106 Mixed packaging Packaging waste

150107 Glass packaging Packaging waste

170101 Concrete Construction and demolition waste

170102 Bricks Construction and demolition waste

170103 Tiles and ceramics Construction and demolition waste

Applicant’s Supporting Information

The applicant has submitted a range of supporting information with their application.
e Site plans
e Preliminary Ecological Appraisal (including suggested biodiversity enhancements)
e Coal Mining Risk Assessment

e Supporting Statement
o Contaminated land desk study

Site History
Significant planning history includes the following:
e M/1/87 Mining and working of coal by open cast methods approved 30" April 1987

e 97/10008/AMD Importation of Coal from Drumshangie O.C.C.S. Airdrie to the Damside Disposal
Point for Processing and blending.

e 98/100837/MIN for Continuation of Opencast Coal Extraction to October 2000. Approved 20t
August 1998.

e 00/00811/MIN for Continuation of Opencast Coal Extraction to 3tst October 2001. Approved 29t
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September 2000.

o (03/00655/FUL Replacement of Existing 13-Metre-High Mast with New 20.4-Metre-High Lattice
Telecommunications Tower, and Ancillary Equipment.

e 12/00808/FUL Erection of 8 Wind Turbines (2W, 126.5m to tip} and Associated Infrastructure

e Formal enforcement action 13/00194/COMP breach of Planning condition for Permission
00/00811/MIN notice served 29t October 2013 breach of condition 3. A revised restoration
scheme was received and approved. The planning record indicates that relevant conditions were

confirmed as discharged 13™ January 2021.

Development Plan

The Development Plan consists of the North Lanarkshire Local Development Plan and the National
Planning Framework 4 (NPF 4). The proposed development requires to be assessed against the
provisions and policies of both NPF4 and The North Lanarkshire Local Development Plan. It should
be noted that under the Town and Country Planning (Environmental Impact Assessment) (Scotland)
Regulations 2017 the site is not a schedule 2 development.

National Planning Framework 4 (NPF 4) is presented in two parts:

Part 1 — A National Spatial Strategy for Scotland 2045 and Part 2 — National Planning Policy.

Part 1 of NPF4 presents ‘A National Spatial Strategy for Scotland 2045’ introduces six overarching
spatial principles which play a key role in delivering the UN Sustainable Development Goals and the
Scottish Government’s national outcomes. These spatial principles are defined as:

1) Just Transition Empowering people to shape their places and ensure the transition to net zero is fair
and inclusive.

2) Conserving and Recycling Assets Making productive use of existing buildings, places, infrastructure
and services, locking in carbon, minimising waste, and building a circular economy.

3) Local living Supporting local liveability and improve community health and wellbeing by ensuring
people can easily access services, greenspace, learning, work and leisure locally.

4) Compact urban growth Limiting urban expansion so we can optimise the use of land to provide
services and resources, including carbon storage, flood risk management, blue and green
infrastructure and biodiversity.

5) Rebalanced development Targeting development to create opportunities for communities and
investment in areas of past decline and manage development sustainably in areas of high demand.

6) Rural revitalisation Encouraging sustainable development in rural areas, recognising the need to
grow and support urban and rural communities together.

PART 2 — NATIONAL PLANNING POLICY

The above spatial principles inform the 3 themes of the National Spatial Strategy which are to support
the planning and delivery of:

» Sustainable Places — where we reduce emissions, restore and better connect biodiversity.
* Liveable Places — where we can all live better, healthier lives; and
* Productive Places — where we have a greener, fairer and more inclusive wellbeing economy.

The purpose of the National Spatial Strategy is to inform Local Development Plans, Regional Spatial
Strategies and Local Place Plans, it does not contain policies directly applicable to the decision-making
process.
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The following NPF 4 policies are of relevance:
Policy 1 Tackling Nature and climate crisis.

When considering all development proposals significant weight will be given to the global climate and
nature crisis.

Policy 2 Climate mitigation and adaptation

This is intended to encourage promote and facilitate development that minimises emissions and
adapts to the current and future impacts of climate change.

Policy 3 Biodiversity

To protect biodiversity, reverse biodiversity loss, deliver positive effects from development and
strengthen nature networks.

d) Any potential adverse impacts, including cumulative impacts, of development proposals on
biodiversity, nature networks and the natural environment will be minimised through careful planning
and design. This will take into account the need to reverse biodiversity loss, safeguard the ecosystem
services that the natural environment provides, and build resilience by enhancing nature networks and
maximising the potential for restoration.

Policy 9 Brownfield, Vacant and Derelict Land and Empty Buildings

To encourage, promote and facilitate the reuse of brownfield, vacant and derelict land and empty
buildings, and to help reduce the need for greenfield development.

a) Development proposals that will result in the sustainable reuse of brownfield land including vacant
and derelict land and buildings, whether permanent or temporary, will be supported. In determining
whether the reuse is sustainable, the biodiversity value of brownfield land which has naturalised should
be taken into account.

b) Proposals on greenfield sites will not be supported unless the site has been allocated for
development or the proposal is explicitly supported by policies in the LDP.

c) Where land is known or suspected to be unstable or contaminated, development proposals will
demonstrate that the land is, or can be made, safe and suitable for the proposed new use.

NPF4 Policy 12 Zero waste

Policy intent
To encourage, promote and facilitate development that is consistent with the waste hierarchy.

Policy outcomes

* The reduction and reuse of materials in construction is prioritised.

* Infrastructure for zero waste and to develop Scotland’s circular economy is delivered in appropriate
locations.

a) Development proposals will seek to reduce, reuse, or recycle materials in line with the waste
hierarchy.

b) Development proposals will be supported where they:

i. reuse existing buildings and infrastructure.

ii. minimise demolition and salvage materials for reuse.

iii. minimise waste, reduce pressure on virgin resources and enable building materials, components
and products to be disassembled, and reused at the end of their useful life.

iv. use materials with the lowest forms of embodied emissions, such as recycled and natural
construction materials.

v. use materials that are suitable for reuse with minimal reprocessing.
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d) Development proposals for waste infrastructure and facilities (except landfill and energy from waste
facilities) will be only supported where:

i. there are no unacceptable impacts (including cumulative) on the residential amenity of nearby
dwellings, local communities; the transport network; and natural and historic environment assets.

ii. environmental (including cumulative) impacts relating to noise, dust, smells, pest control and
pollution of land, air and water are acceptable.

iii. any greenhouse gas emissions resulting from the processing and transportation of waste to and
from the facility are minimised.

iv. an adequate buffer zone between sites and sensitive uses such as homes is provided taking
account of the various environmental effects likely to arise.

v. a restoration and aftercare scheme (including appropriate financial mechanisms) is provided and
agreed to ensure the site is restored.

vi. consideration has been given to co-location with end users of outputs.

NPF4 Policy 13 Sustainable transport
The intent of Policy 13 is “to encourage, promote and facilitate developments that prioritise walking,
wheeling, cycling and public transport for everyday travel and reduce the need to travel unsustainably”.

Policy 14 Design, Quality and Place

To encourage, promote and facilitate well designed development that makes successful places by
taking a design-led approach and applying the Place Principle.

a) Development proposals will be designed to improve the quality of an area whether in urban or rural
locations and regardless of scale.

b) Development proposals will be supported where they are consistent with the six qualities of
successful places.

c) Development proposals that are poorly designed, detrimental to the amenity of the surrounding area
or inconsistent with the six qualities of successful places, will not be supported.

NPF4 Policy 23: Health and Safety is intended to protect people and places from environmental
harm, mitigate risks arising from safety hazards and encourage, promote and facilitate development
that improves health and wellbeing. The stated outcome for this policy is:

e Health is improved and health inequalities are reduced.
o Safe places protect human health and the environment.
e Aplanned approach supports health infrastructure delivery.

Policy 29 Rural development

The policy is intended to encourage rural economic activity, innovation and diversification whilst
ensuring that the distinctive character of the rural area and the service function of small towns, natural
assets and cultural heritage are safeguarded and enhanced.

a) Development proposals that contribute to the viability, sustainability and diversity of rural
communities and local rural economy will be supported, including (viii.) reuse of brownfield land
where a return to a natural state has not or will not happen without intervention.

b) Development proposals in rural areas should be suitably scaled, sited and designed to be in
keeping with the character of the area. They should also consider how the development will
contribute towards local living and take into account the transport needs of the development as
appropriate for the rural location.

c) Development proposals in remote rural areas, where new development can often help to sustain
fragile communities, will be supported where the proposal: i. will support local employment.
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The following policies are relevant within the North Lanarkshire Local Development Plan:

North Lanarkshire Local Development Plan
Countryside PP 5 POLICY Purpose of Place

North Lanarkshire Council will support the Countryside, as defined on the Promote Map, by
accommodating limited development, such as, Visitor Economy related development, extending
existing businesses and settlements, and agricultural diversification.

North Lanarkshire 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.

Where specified by this Policy, applicants will be expected to provide the identified appraisals or
assessments, which should be submitted with any planning application to allow consideration of the
proposal.

All of the uses that are appropriate in the Green Belt are appropriate in the Countryside. However, in
addition to these, proposals for limited expansion of existing businesses and settlements, agricultural
diversification and local job creation will be encouraged.

Assessment of appropriateness of any proposal for development (excluding Householder
Development), or change of use, within the Countryside, should include, but not be limited to:

* support by a business plan, or statement justifying that the development is compatible with
the Countryside.

+ a statement on the scale and nature of existing development in the Countryside (all proposals
require to satisfy the provisions of all EDQ Policies).

* evidence that there is a specific locational requirement for the proposal.
« evidence that the proposal will result in significant economic benefit.

« its impact on travel patterns and accessibility by sustainable modes of transport (all proposals
require to satisfy the provisions of Policies Cl, EDQ 1 and EDQ 3).

Development not meeting these requirements will not be supported. That said, PP 5 POLICY Purpose
of Place (countryside) has largely been superseded by policy 29 Rural development of the National
Planning Framework 4 retaining the same intent to support the economy in the rural area,

AD 5 POLICY Amount of Development

Applications for planning permission for new development will be assessed for their implications
related to the amount of development proposed. The need for an assessment depends on the
combination of type (Use Class), scale and location of development.

In considering utilities and design policy is directed to design policies EDQ 1-3.

There are no significant protect policies associated with this site, however, as a waste processing
facility PROM ID2 POLICY becomes relevant.

PROM ID2 POLICY Utilities Improvements
Waste :
The location being supported if meeting the following:
« at an existing/previous waste management facility licensed by SEPA,

+ a designated Business Centre within an appropriate development site,
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* a site identified in the Plan. Waste developments will support the delivery of the Zero Waste
Plan objectives. The facility would need to comply with the EU Waste Framework Directive,
National Waste Plan, regional guidance and issues of need and impact.

Environmental and Design Qualities EDQ
EDQ 1-3
EDQ 1 POLICY Site Appraisal

Any proposed development will require to be appraised in terms of the site and its surroundings to
ensure it will integrate successfully into the local area and avoid harm to neighbouring amenity. The
matters to be addressed in the appraisal include but are not limited to the listed criteria.

* massing, height, style, finishing materials of any building or buildings on the site and
surrounding Land Use Character Area

« orientation and topography of the site and surrounding Land Use Character Area
» mixture of uses in the Land Use Character Area

+ building lines, plot ratios, groupings, types of enclosure (e.g. fences, walls, hedges),
landmarks in the Land Use Character Area

» the existence of and impact of or on “Bad Neighbour’ Development on the site and
surrounding Land Use Character Area. Bad Neighbour uses are defined in Statutory
Instrument 1992 No.224 (S.18) of the Town and Country Planning (General Development
Procedure) (Scotland) Order 1992 Schedule 7.

To achieve appropriate form and design and to allow consideration of the proposal, Planning
Applications will require to be accompanied by an appraisal of the site.

EDQ 3 POLICY Quality of Development

Development will only be permitted where high standards of site planning and sustainable design are
achieved. Planning Applications will need to demonstrate that the proposed development takes
account of the site appraisal carried out as a requirement of Policies EDQ 1 and, if appropriate, EDQ
2, assets protected under Policy PROT, any evaluation of design options, and achieves a high-quality
development in terms of the listed criteria.

Consultations
The following consultation responses have been received.

Coal Mining Remediation Authority initially objected to the application, however, following submission
of a revised Coal Mining Risk Assessment requiring further consultation, the Coal Authority withdrew
its objection recommending an informative covering ground investigation works.

Scottish Environment Protection Agency SEPA referred to their standing advice on this type of
development. SEPA regulates waste management activities in Scotland through Waste Management
Licences (WMLs) and Pollution Prevention and Control (PPC) permits. The licence seeks to prevent
unacceptable emissions to land, air or water: it achieves this by specifying the management and
control systems for the site or plant. Lower risk activities, such as some reclamation and recycling
activities, are exempt from full waste management licensing, but must still be registered with SEPA.

SEPA concludes that they will address all matters relating to regulation when the appropriate
regulatory application is made. It is an applicant’s responsibility to ensure their proposals will meet all
relevant regulatory requirements and they are working within regulatory guidelines. They consider it
to be at the applicant’s commercial risk if planning permission is granted for a development/process
which cannot gain authorisation from us, or if any significant changes required during the regulatory
stage necessitate a further planning application.
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NLC Greenspace recommended the submission of a preliminary ecological appraisal which the
applicant subsequently submitted. Greenspace provided further comment on biodiversity
enhancements and landscape proposals to concur with National Planning Framework 4 -Policy 3
incorporating on biodiversity guidance published by Nature Scotland. This is recommended as a
subject for planning condition.

NLC Roads recommended that the application be deferred pending further detail clarifying access
detail on access visibility, vehicle types. Revised detail was submitted and accepted.

NLC Protective Services provided comment on the submitted phase 1 contaminated land desk study
and subsequently requested a phase 2 report which continued to be under review at the time of writing

and is therefore the subject of planning conditions.

Representations

Following neighbour notification and press advert no representations were received.

Planning Assessment

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. Subject to suitable restrictions on the extent and nature of the development, it is
considered that the proposal raises no issues of a strategic nature. The Development Plan comprises
the North Lanarkshire Local Development Plan (NLLDP) and the National Planning Framework 4 (NPF
4) with NPF prevailing over any NLLDP policies that are incompatible with its aims and objectives.

National Planning Framework 4 (NPF4):

The introduction of NPF4 in February 2023 requires that these policies be taken into account in
assessing all developments. The most appropriate of these listed above are discussed below.

NPF4 Policy 1: Tackling the climate and nature crises and NPF4 Policy 2: Climate mitigation and
adaptation. This policy prioritises addressing the climate and nature crises in all decisions,
emphasising the approval of developments that support NPF4’s fundamental aims of achieving Net
Zero by 2045 and ensuring the protection and enhancement of biodiversity. Similarly, NPF4 Policy 2
encourages development that minimises emissions and adapts to the current and future impacts of
climate change. It is argued that this type of development conserves and recycles assets making
productive use of existing, places, infrastructure and services, locking in carbon, minimising waste,
and thereby contributing to building a circular economy. This initiative not only addresses climate
change but also reduces emissions, fulfilling the core objectives of both Policy 1 and Policy 2.

The Proposed Development will incorporate measures for biodiversity enhancement (as discussed
under NPF4 Policy 3 below). This demonstrates a proactive approach to protecting and enhancing
biodiversity, in line with Policy 1's emphasis on nature conservation. In summary, the Proposed
Development’s positive contribution to both the climate and biodiversity crises aligns with the priorities
of NPF4 Policy 1 and Policy 2. By actively addressing these critical challenges, the Proposed
Development complies with these policies.

NPF4 Policy 3: Biodiversity

The immediate site is a former open cast mining operation which was subject to a requirement for site
restoration. This requirement does not appear to be fully realised. To therefore facilitate this site, it is
recommended that planning conditions requiring a scheme of landscaping including biodiversity
improvements within the site boundary should be attached if minded to approve.

An ecological survey was undertaken across the application site notwithstanding historic uses resulting
in the site covered in large areas of hardstanding. The survey identified no signs of protected species
on the site or suitable habitat for reptiles and amphibians. The surrounding woodland habitat, riparian
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corridors, and hedgerows were noted to provide foraging opportunities and birds were noted to be
commuting across the site.

It is therefore considered that development will not significantly affect the biodiversity due to the
existing hardstanding areas and in some part lack of vegetation. It is intended to retain peripheral
areas of the site including ditches and the concrete settling ponds noting that these areas may be of
biodiversity benefit.

In concluding comments on policy 3, the development will not significantly impact biodiversity or nature
networks. The applicant comments a desire to work with adjacent landowners and other bodies to look
at ways to enhance the wider area.

To deliver a net biodiversity gain (Policy 3(b)(iv)), the applicant will implement a biodiversity
enhancement plan, including native tree and shrub planting along eastern and southern boundaries to
enhance connectivity with Forestry Land Scotland’s adjacent woodland. A management plan will
ensure long-term retention and collaboration with Forestry Land Scotland and local stakeholders will
explore wider biodiversity enhancements, delivering community benefits (Policy 3(v)). This is
recommended as a subject for planning conditions.

The Proposed Development complies with NPF4 Policy 3 by ensuring positive effects for biodiversity.
A preliminary ecology assessment was conducted to understand the Site’s existing ecological
characteristics and context. The Site is not designated for ecological sensitivity. The application
submission is proposing to enhance an area immediately around the site achieving no significant net
loss of biodiversity. Given the foregoing it is considered that the application aligns with Policy 3.

Policy 9 Brownfield, Vacant and Derelict Land and Empty Buildings

The site was previously developed for the extraction of coal (open cast) and is in the process of
restoration. It cannot therefore reasonably be considered green field particularly as existing access
road and build platforms remain in situ. It should however be noted that the site is not currently on the
vacant and derelict land register. The applicant has also submitted supporting information on mining
risk assessment and protective services has been consulted on contaminated land potential. This is
discussed in the consultee section of this report. Development of this site as Brownfield is supported
by Policy 9 of NPF4.

NPF4 Policy 12 Zero waste

The proposed facility seeks to recycle materials in accordance with the waste hierarchy by waste
treatment that will enable mixed wastes to be separated, processed before being resold back to the
market. The applicant comments that ~85% diverted from landfill through sorting, shredding, and
bailing, supporting the waste hierarchy (Policy 12(a)).

Introducing largely indoor operations, dust suppression systems, noise-reducing insulation, and
regular pest control minimize environmental impacts (Policy 12(d)(ii)). A 760m buffer from sensitive
uses (residential areas) is intended to significantly reduce amenity impacts (Policy 12(d)(i), (iv)).

The design of the proposed development (with some operations within a dedicated building) minimises
potential impacts on the residential amenity of nearby dwellings, local communities etc. Indoor
operations, dust suppression systems (e.g., water sprays), noise-reducing insulation, and regular pest
control minimize environmental impacts (Policy 12(d)(ii)). A 760m buffer from sensitive uses (e.g.,
homes) ensures no adverse amenity impacts (Policy 12(d)(i), (iv)).

Measures to reduce any greenhouse gas emissions resulting from the processing and transportation
of waste to and from the facility. Solar PV (generating approximately 50,000 kWh/year, 20% of site
energy) and electric machinery (reducing CO2 by 10-15% vs. diesel) minimize greenhouse gas
emissions (Policy 12(d)(iii)).

Given, the proposed development supports the waste hierarchy and includes an adequate buffer zone
between the site and sensitive uses. The proposal is considered to concur with Policy 12.
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NPF4 Policy 13 Sustainable transport

The development generates minimal transport impacts, as such NLC Roads have not requested a
formal Transport Assessment under Policy 13(c):

In considering the planning history, the A71 supported up to 150 daily movements during coal mining
operations, by contrast this development anticipates the following vehicle movements: Approximately
20-30 daily HGV movements (10-15 deliveries, 10-15 dispatches) based on 24,750 tonnes/year at
20 tonnes/load, plus 10-12 staff car trips for 16 employees (with carsharing encouraged).
Visitor/supplier trips are expected to be infrequent.

This level of vehicle movement is significantly lower than historical coal mining traffic (~100—150 daily
HGV/light vehicle movements), which the A71 accommodated without issue.

Vehicle Routes and Types: All movements use the A71, with filter and slip lanes ensuring safe access.
Vehicles include HGVs (articulated lorries), vans, and staff cars. The weighbridge, 400m from the A71,
prevents highway queuing.

Sustainable Transport: Cycling facilities (showers, changing rooms, secure storage) encourage active
travel for local staff. Electric vehicle charging points will be considered (Policy 13(a)(i)). Local hiring
minimizes commuting distances.

Manoeuvring areas within the site (site layout) and a traffic management plan ensure safe operations
(Policy 13(b)(vi)). No impact on the Strategic Transport Network is anticipated (Policy 13(g)).

In conclusion the relatively low traffic volume, existing infrastructure, and sustainable measures concur
with the requirements of Policy 13 and LDP EDQ 3 without a Transport Assessment.

NPF4 Policy 14: Design, Quality and Place.

The Proposed Development complies with NPF4 Policy 14 by contributing to good quality, well-
designed places and supporting waste infrastructure. The development has been considered against
local landscape character, design, scale, and materials. The minimal land take and careful design
minimise environmental impact and preserve the area’s amenity. Although the Proposed
Development’s nature limits the scope to add to the six qualities of place, it is not considered
incongruous within the surrounding landscape and reduces required infrastructure by using existing
features of the former coal mining operation. The proposed development aligns with ensuring minimal
disruption and generally maintaining visual and environmental quality. It is considered that the
development proposed is acceptable in design with the applicant confirming commitment to a
landscape scheme including supportive biodiversity measures. The proposed building is acceptable
in scale and design with no significant impact on existing amenity levels. The application therefore
meets the requirements of policy 14.

NPF4 Policy 23: Health and Policy Safety NPF4

NPF4 Policy 23: Health and Safety aim to safeguard against environmental harm and mitigate safety
hazards. Given the sites restricted access and the Proposed Development’s limited access solely to
authorised personnel, public exposure is minimised. Furthermore, the Proposed Development ensures
no negative impact on air quality or disturbance to nearby noise-sensitive areas, demonstrating
compliance with Policy 23.

The applicant has confirmed that proposed development does not include the use storage or
manufacture of hazardous substances. The plant and machinery will be industry standard processing
equipment and where possible will be powered by electricity to reduce emissions and noise (Policy
23(d), (e)).

Modification of existing Surface water management will be subject to a planning condition requiring
details and implementation of a sustainable surface water management system (SUD’s). Indoor
operations on an impermeable slab, dust suppression (water sprays), acoustic insulation and pest
control prevent nuisance.
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Overall, following consultation, it is considered that the development will not give rise to a significant
adverse effect on health, air quality or noise. The proposal is therefore considered to support Policy
23.

NPF4 Policy 29 Rural development

While the application site lies within the designated countryside (PP5) set out below the site history
and limited success with restoration should be borne in mind in that the impact from previous coal
extraction and processing remains significant. The application will bring the site back into beneficial
use with a level of biodiverse planting and contributing to employment opportunities for local people
albeit the site is in a rural location which is not considered remote. The building which has an
agricultural scale and appearance is discussed in design terms under policy 14. The applicant
comments that a site selection review, including the LDP employment land audit and GLAPS database,
found no suitable alternatives. The site has been selected for several positive attributes listed in the
supporting document. Overall if minded to approve the facility will create 16 jobs (e.g., plant operators,
technicians, administrative roles), prioritizing unemployed locals via job centre partnerships, with
potential for expansion. A search of available sites in the area has been carried out and the site at
Damside is the most suitable site. The proposal on balance accords with Policy 26.

North Lanarkshire Local Development Plan
PP 5 POLICY Purpose of Place
AD 5 POLICY Amount of Development

Whilst the site is not designated as either an existing waste site or business centre, it is reasonable to
state that the development will support the delivery of the Zero Waste Plan objectives. However, in
doing so, the facility would need to comply with the EU Waste Framework Directive, National Waste
Plan, and issues of need and impact. All of which are regulated by the Scottish Environment Protection
Agency in that they may require a waste management licence under The Waste Management
Licensing (Scotland) Regulations 2011 or The Pollution Prevention and Control (Scotland) Regulations
2012. This would be a matter of compliance for the site operator.

The facility will process 24,750 tonnes/year, diverting approximately 85% from landfill, supporting the
EU Waste Framework Directive and National Waste Plan. It serves commercial/industrial markets, not
the public.

Environmental and Design Quality Policies
The following policies also require to be assessed,

e EDQ 1 - Site Appraisal
o EDQ 2 - Specific Features for Consideration
e EDAQ 3 - Quality of Development

These three polices look for proposed developments to create a successful place or enhance existing
places by integrating successfully into the local area and avoiding harm to neighbouring amenity. To
do this a range of criteria is listed within these polices which includes amongst other things aspects of
design, massing, materials, topography and aspects to protect the existing urban area and its specific
characteristics, assets and attributes. They consider hazardous zones, utilities infrastructure and
management areas and look to promote biodiversity and the environment whilst meeting the
challenges of the climate change via suitable and safe access for all users.

As listed in the above policy analysis, the Proposals are appropriate for the Site due to the scale,
nature, and character of the development. The design is simple and utilitarian in design, largely
consisting of a profiled steel building and ancillary small buildings and structures, and as such will not
have any significant impacts on the setting thereby avoiding harm to neighbouring amenity by relating
well to the existing context, and avoiding adverse impact on existing or proposed properties through
overlooking, loss of privacy, amenity, overshadowing or disturbance.



The magnitude of visual effects on local residents, path and road users with views of the site within
approximately 1.5 km are not considered significant given the intervening distances. It is therefore
considered that the landscape and visual impacts are acceptable when balanced against the
substantial benefits of the final development.

Access to the site would be taken from an access point on the A71. The applicant advises there would
be provision for the parking of vehicles within the site. Traffic and Transportation has reviewed the
plans with comments outlined in the consultee section above. On balance the application complies
with the provisions of development quality policies above.

Conclusion

The proposed waste recovery facility is considered acceptable in terms of the development plan and
meets the criteria set out in the relevant policies of National Planning Framework 4 and the North
Lanarkshire Local Development Plan 2022. The proposal, whilst not supported in principle as a
countryside use none the less when measured against the supporting policies of the Development
Plan are on balance supported. As such, given the site’s legacy, the development can be
accommodated without detriment to the surrounding area. It is therefore recommended that planning
permission be approved, subject to conditions.



Application No: Proposed Development:

26/00107/MSC Erection of 75 Dwellinghouses with associated roads and
landscaping (relating to 22/00364/S42)
Site Address:
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Date Registered:
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Applicant: Agent:
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Hamilton Business Park
Floor 2, Caird Street
Hamilton
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Application Level: Contrary to Development Plan:
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Greg Lennon,Michael McPake,Joanne Katy Keltie,

Recommendation: Approve Subject to Conditions
Reasoned Justification:

The proposed residential development is considered to be in accordance with the relevant
policies contained in National Planning Framework 4 and the North Lanarkshire Local
Development Plan 2022 and will provide a high quality residential development that will integrate
well with the surrounding area.

Note to Committee:
Should permission be approved then no decision notice should be issued until a S69 Legal

Agreement has been concluded securing the required financial contribution for affordable
housing equivalent to 3 housing units.
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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:-

21-011-120D
21-011-121D
21-011-130D
21-011-131D

26001 - HT1004_PL_01 A
26001 - HT1007_PL_01 A
26001 - HT1007_PL_02 A
26001 - HT1007_PL_03 A

52-168-01
52-168-02
52-168-03
52-168-04
52-168-05¢

Gar Ph3/SS/400

GAR/PH3 - LOC 1
GHP3/SP/01 Rev M

Kinloch 2 Block — PL0O1
Kinloch 4 Block ELE — PLO1
Kinloch 4 Block Plans — PLO1

Aberfoyle — PLO1
Aberfoyle (OPP) — PLO1
Burgess — PLO1
Burgess (OPP) — PLO1
Erinvale — PLO1
Erinvale (OPP) — PLO1
Moray - PLO1

Moray (OPP) — PLO1
Oakmont — PLO1
Oakmont (OPP) — PLO1
Pinehurst — PLO1
Pinehurst (OPP) — PLO1
Victoria (OPP) — PLO1
Victoria — PLO1
Rosedale — PLO1
Rosedale (OPP) — PLO1
Sherwood — PLO1
Sherwood (OPP) — PLO1
Sunningdale — PLO1

SH FIN-A 01
SH FIN-B 01

Reason: To clarify the drawings on which this approval of permission is founded.
That prior to any works starting on site a construction phasing plan and timetable shall be submitted to
and approved by the Planning Authority and thereafter updated at regular intervals to be agreed in

writing with the Planning Authority.

Reason: To ensure adequate monitoring of the site and to identify key trigger points relating to delivery
of mitigation measures.

That prior to any works starting on site the road connecting Phase 2 to Finart Crescent (approved under
application 21/01459/MSC) shall be constructed to sealed final wearing course and opened to traffic to



10.

the satisfaction of the Council.

Reason: To ensure that no more than 200 dwellinghouses are served from a single vehicular access in
line with planning permission 21/01459/MSC.

That unless otherwise agreed in writing by the Planning Authority, the 12 on-site affordable housing
shall be provided prior to the occupation of the 53rd unit of market housing. 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.

That before any works start on site, the applicant must confirm in writing to the planning authority that
the foul drainage can be connected to the public sewer in accordance with the requirements of Scottish
Water. The surface water must be treated in accordance with the principles of the Sustainable Urban
Drainage Systems Design Manual for Scotland and Northern Ireland published by CIRIA in March 2000.

Reason: to prevent groundwater or surface water contamination in the interests of environmental and
amenity protection.

That any unit within an identified phase of development shall not be occupied until written approval of:

a) a verification report confirming completion of the works specified within the approved remediation
strategy for that phase of development; or

b) if remediation works are not required but soils are to be imported to site, a verification report
confirming imported soils are suitable for use on the site shall be submitted to the planning
authority and approved in writing.

Reason: to demonstrate that the works necessary to make the site suitable for use have been
completed.

That the SUDS compliant surface water drainage scheme approved in terms of condition 7 of permission
22/00364/S42 shall be implemented contemporaneously with the development as far as is reasonably
practical. Following the construction of the SUDS, a certificate (signed by a Chartered Civil Engineer)
shall be submitted to the planning authority confirming that the SUDS have been constructed in
accordance with the requirements of the relevant CIRIA Manual and the Site Investigation and
Remediation Strategy approved in terms of condition 6 of permission 22/00364/S42.

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.

That prior to commencement, a detailed scheme of landscaping shall be submitted to, and approved in
writing by the Planning Authority, and it shall include:-

(a) details of any earth moulding and hard landscaping, grass seeding and turfing;

(b) a scheme of tree and shrub planting, incorporating details of the location, number, variety and size
of trees and shrubs to be planted;

(c) details of trees to be retained, and measures for their protection in the course of development

(d) details of wildflower species and grass varieties

(e) a detailed timetable for all landscaping works which shall provide for these works being carried out
contemporaneously with the development of the site.

Reason: To ensure the provision of suitable planting in the interests of the amenity and biodiversity of
the site.

That all works included in the scheme of landscaping and planting, approved under the terms of
Condition 8 above, shall be completed in accordance with the approved timetable, and any trees,
shrubs, or areas of grass which die, are removed, damaged, or become diseased, within two years of
the full occupation of the development hereby permitted, shall be replaced within the following year with
others of a similar size and species.

Reason: To ensure the provision and maintenance of suitable planting in the interests of the
amenity and biodiversity of the site.

That before the development hereby permitted starts, a management and maintenance scheme shall
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12.

13.

14.

15.

16.

17.

18.

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 communal grassed, planted and landscaped areas;
(b) any communal fences (including acoustic fences) and walls;

(c) play provision within the site, and

(d) all paths within open space areas.

Reason: To ensure the maintenance of the development in the interest of residential amenity and
biodiversity.

That BEFORE completion of the development hereby permitted, the management and maintenance
scheme approved under the terms of Condition 10 shall be in operation.

Reason: To ensure there is an adequate maintenance scheme in place in the interest of residential
amenity and biodiversity.

The development will be completed in accordance with the acoustic mitigation measures outlined in
Gartcosh Phase 3 Noise Impact Assessment by Envirocentre unless otherwise approved by the
Planning Authority. For the avoidance of doubt, this will include all glazing and ventilation requirements,
the installation of acoustic barriers and the completion of all other acoustic mitigation measures outlined
within the approved noise impact assessment.

Reason: To ensure that appropriate noise mitigation is in place in the interests of residential amenity.

No dwellinghouse will be occupied until the completion of the appropriate noise mitigation measures
related to that individual dwelling have been implemented and validated by a suitably qualified
acoustician. Any noise mitigation measures required will be installed to the satisfaction of the Planning
Authority.

Reason: To ensure that appropriate noise mitigation is in place in the interests of residential amenity.

That prior to any works commencing on site a suitably qualified Ecological Clerk of Works shall be
appointed and written confirmation of these details shall be provided to the Planning Authority.

Reason: To oversee construction works and help protect species, flora and fauna within the site by
securing best practice and ensuring the mitigation measures identified in the Ecological Assessments,
Habitat Management Plan, Biodiversity Enhancement Plan, Species Protection Plan and any required
NatureScot licenses are adhered to in the interest of nature conservation.

That prior to works starting on site the Johnston Road, Gartcosh — Phase 3 Updated Ecological
Assessment shall be updated. to determine the presence of any statutorily protected species, the said
surveys shall thereafter be submitted to and approved in writing by the Planning Authority before any
development commences on the site.

Reason: In the interests of Nature Conservation

Should any further mitigation measures be required for any protected species identified as a result of
condition 15, an updated Habitat and Species Management Plan in consultation with NatureScot shall
be submitted for the written approval of the Planning Authority. Thereafter mitigation shall be
implemented in accordance with the approved Habitat and Species Management Plan before works
commence on the site.

Reason: In the interests of Nature Conservation

That all mitigation measures identified within the Gartcosh Phase 3 Biodiversity Enhancement Plan by
Envirocentre, including any updates required as a result of Condition 15 above, shall be implemented
contemporaneously with the development and written confirmation of their delivery by a Chartered
Ecologist shall be provided to the Planning Authority.

Reason: In the interests of nature conservation
That all works identified as actions in the Habitat Management Plan by Envirocentre, including any

updates required as a result of Condition 15 above, shall be implemented and written confirmation of its
delivery by a Chartered Ecologist shall be provided to the Planning Authority.
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Reason: In the interests of nature conservation

That unless otherwise agreed in writing before any works commence on site a Scheme of Street Lighting
for the site shall be submitted for the written approval of the Planning Authority. For the avoidance of
doubt this shall take cognisance of the Preliminary Ecological Appraisal, Biodiversity Enhancement and
Habitat Management Plans by Envirocentre.

Reason: In the interests of Nature Conservation and Residential Amenity.

That before the development hereby permitted starts, a detailed scheme for the provision of the 1,110
sgm of equipped play area within the application site shall be submitted to, and approved in writing by
the Planning Authority, and this shall include:-

(a) details of the type and location of play equipment, seating and litter bins to be situated within the play
area;

(b) details of the surface treatment of the play area, including the location and type of safety surface to
be installed;

(c) details of the fences to be erected around the play area, and

(d) details of the phasing of these works.

The proposed play provision should be sympathetic to the site, support the proposed biodiversity plan
and may include natural elements and materials, ground modelling and features that encourage non
structured free play.

Reason: To accord with planning permission 22/00364/S42 and ensure adequate provision of play
facilities within the site.

That prior to the occupation of the 53rd unit of market housing within the development hereby permitted,
all works required for, and included in the scheme approved under the terms of Condition 20 above,
shall be completed to the satisfaction of the Council, including all footpath connections to the play area
through open space areas.

Reason: To ensure adequate provision of play facilities within the site.

That before works start on site full details of the proposed surfacing for the informal path network within
the open space shall be submitted for the written approval of the Planning Authority.

Reason: To consider this matter in detail.

The development hereby approved shall incorporate appropriate, universal, and future proofed digital
infrastructure that minimises visual impact through careful siting, design, height, materials and
landscaping.

Reason: To support local living and ensure compliance with Policy 24 of NPF4

That the approved Construction Environmental Management Plan shall be fully complied with during the
construction phase unless otherwise agreed in writing with the Planning Authority in advance.

Reason: To ensure the environmental protection measures incorporated within the Construction
Environmental Plan are implemented.



Background Papers:

Consultation Responses:

NLC Environmental Health (Pollution Control) 13.03.2026
Scottish Gas Network (SGN) 27.02.2026 and 27.04.2026

NLC Infrastructure & Transportation 23.03.2026 and 18.05.2026
NLC Affordable Housing 02.03.2026

NLC Education 12.03.2026
NLC Assistant Community Partnership Manager (Play) 23.03.2026 and 02.06.2026

Contact Information:

Any person wishing to inspect these documents should contact Susan Hunt at 01236 632500

Report Date:

5 June 2026
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Site Description

The application site lies within the Gartcosh and Glenboig Community Growth Area immediately east
of Lochend Road and has an area of 3.11 hectares. The site is bound to the north by a Garden Centre,
to the east by Lochend Road, to the south by existing housing on Inchnock Avenue and to the west by
housing comprising Phase 2 of the residential development granted under 21/01459/MSC which is
under construction but largely complete. The land consists of vacant open grassland with groups of
trees and individual trees around the periphery. The topography is undulating but generally falls from
a high point on the northern boundary (93 AOD) to a low point on the southern boundary (80 AOD).

Vehicular access to the adjacent Phase 2 residential development (granted under 21/01459/MSC)
named Cleek Avenue runs east to west through the site from Lochend Road and would serve the 75
additional units. Internally the site is laid out in a series of loops and is consistent with the principles
of Designing Streets.

An underground High Pressure Gas Transmission Pipeline runs east to west across the site, to the
south of the access road (Cleek Avenue).

The proposed open space is located to the south of the application site and shall include play provision.

Structural tree planning is proposed along the boundaries of the site with mixed native landscaping
throughout the site.

The application site includes an existing SuDs pond to the east of the main site area at the end of
Jigger Grove. adjacent to the Phase 2 residential development. It is in situ as it serves the adjacent
Phase 2 residential development and has capacity to accommodate a further 75 units.

Proposed Development

This is a Matters Specified by Condition application for 75 dwellinghouses forming part of the wider
Gartcosh, Glenboig Community Growth Area, at land north of Johnston Road, Gartcosh.

This application relates to part of a wider site that was granted Planning Permission in Principle
13/01958/PPP on 18 August 2016. This PPP permission was subsequently replaced by 22/00364/542
which was granted in December 2025 following appeal to the DPEA. 22/00364/S42 was refused at
Planning Committee as the application site was included as a housing site which was contrary to the
masterplan for the wider area where it was designated as a no build zone. However, the DPEA did not
support this decision and granted the appeal allowing housing development to be brought forward for
this site.

Cleek Avenue runs east to west through the site providing vehicular access to Phase 2 of the
development which is nearing completion. The proposal comprises 75 dwellinghouses located largely
to the north of Cleek Avenue and an area of landscaped open space and play provision to the south
of Cleek Avenue.

This application seeks permission for 75 residential units comprising a mix of 63 (3, 4 and 5 bedroom)
houses together with 12 affordable housing units comprising a mix of 1 bed cottage flats and 3
bedroom terraced houses. The affordable housing units lie to the north of Cleek Avenue largely
adjacent to the site’s south eastern boundary.

All houses share the same materials palette with a mix of stonework, render, grey and terracotta roof
tiles.

Applicant’s Supporting Information

Site Investigation Report

Air Quality Assessment

Noise Assessment

Detailed Landscaping Proposals
Ecological Appraisal
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Habitat Management Plan

Biodiversity Enhancement Plan

Arboricultural Impact Assessment
Construction Environmental Management Plan
Planning Statement

Site History

13/01958/PPP Residential Development of up to 450 Units, Access and Associated Works
granted 18 August 2016.

16/02234/MSC Erection of 155 no. Dwellinghouses and Associated Works (Phase 1)
granted 23 June 2017.

21/01459/MSC Erection of 105 homes with access road, formation of junction and
associated works (Phase 2) granted 22 June 2022.

21/01460/MSC Erection of 75 Homes with Associated Works (Phase 3) refused 03
February 2023. Dismissed on appeal, 12 September 2023.

21/01461/S42 Section 42 application for variation of Conditions 3(d), 3(f) attached to
planning permission in principle 13/01958/PPP regarding residential development of up to
450 units, access and associated works granted 03 March 2022.

22/00364/S42 Section 42 application for variation of Condition 16 'No Build Areas' attached
to planning permission in principle 13/01958/PPP regarding residential development of up
to 450 units, access and associated works granted at appeal on 12 December 2025.
23/00587/AMD Amendment to 21/01459/MSC by introducing 2 new house types (Aberfoyle
and Sherwood) to replace the Lomond (with detached garage) house type (7 plots total),
substitution of house types and additional 2 units totalling 107 units granted 27 July 2023.
23/01327/EIASCO Scoping Opinion - Planning Application - 22/00364/S42 - Section 42
Application for Variation of Condition 16 'No Build Areas' Attached to Planning Permission
in Principle 13/01958/PPP Regarding Residential Development of Up to 450 Units, Access
and Associated Works

Development Plan

The Development Plan consists of National Planning Framework 4 (NPF4) and the North Lanarkshire
Local Development Plan 2022 (LDP). NPF4 was adopted by the Scottish Government in February
2023 and prevails over any policies in the Local Development Plan that are incompatible with its aims
and objectives. The policies relevant to the application are:

National Planning Framework 4 (NPF4)

Policy 1 Tackling the climate and nature crisis
Policy 2 Climate mitigation and adaptation
Policy 3 Biodiversity

Policy 5 Soils

Policy 6 Forestry, Woodland and Trees
Policy 12 Zero Waste

Policy 13 Sustainable Transport

Policy 14 Design, Quality and Place

Policy 15 Local Living and 20 minute Neighbourhoods
Policy 16 Quality Homes

Policy 18 Infrastructure First

Policy 20 Blue and Green Infrastructure
Policy 21 Play, Recreation and Sport

Policy 22 Flood Risk and Water Management
Policy 23 Health and Safety

Policy 24 Digital Infrastructure

North Lanarkshire Local Development Plan (2022) (LDP)

PP3 - Purpose of Place (General Urban Area)
AD3 - Amount of Development

ClI - Contributions to Infrastructure

PROT A - Natural and Green Network Assets

EDQ1 -

Site Appraisal

EDQ2 - Specific Features for Consideration
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EDQ3 - Quality of Development
Other Guidance

Designing Streets: A Policy Statement for Scotland, Scottish Government 2010
NLC Supplementary Guidance Education Contributions 27 Feb 2025

NLC Minimum Space Standards: Play Provision and Active Open Space

NLC Active Travel Strategy 2021-2031

NLC Space Around Dwellings

NLC Parking Standards

Gartcosh Glenboig Community Growth Area Strategic Development Framework
Gartcosh Local Place Plan 2025

Consultations

NLC Infrastructure and Transportation has raised no objection to the application, advising that any
minor remaining details that require to be resolved relating to the internal layout can be addressed at
Road Construction Consent stage. They also advised that before Phase 3 begins the secondary
access linking Phases 1 and 2 at Finart Crescent allowing access to Johnston Road roundabout
approved under 21/01459/MSC will require to be completed. This can be controlled by condition.

NLC Environmental Health (Pollution Control) has reviewed the Noise Impact Assessment, Air
Quality Assessment and Site Investigation and Remediation Strategy and has raised no objection to
the application.

NLC New Supply (Affordable Housing) has advised that an Affordable Housing Agreement was put
in place for this site on 17/01/2022. This stipulated the provision of 12 social rented units on-site for
North Lanarkshire Council along with a commuted sum payment equating to 6 units This arrangement
was agreed before the North Lanarkshire Local Development Plan (LDP) was adopted and the
affordable housing requirement reduced. The current adopted LDP requires 20% affordable housing
provision in the Cumbernauld Sub Housing Market Area and NLC New Supply team are in discussions
with the Applicant to agree the delivery of the affordable housing required. As a result the commuted
sum is to be reduced to reflect the equivalent of 3 units and an updated valuation has been requested
from the District Valuer Service (DVS) to ensure this sum meets current values. In terms of on site
provision the same number of affordable housing units of 12 will still be required and it is only the
number of units for the commuted sum that requires to be reduced.

NLC Education advises that the proposed development is located within the catchment areas of
Gartcosh Primary School and St Barbara’s Primary School and that these pupils ordinarily transfer to
Chryston High School and Our Lady’s High School in Cumbernauld for their secondary education.
The Service is currently experiencing capacity pressures across both primary and secondary sectors
in this area arising directly from the cumulative impact of known and planned residential development
locally. Education has therefore requested a financial contribution of £646,352.72 in relation to the
application. This financial contribution can be delivered through the S75 Legal Agreement, that was
updated, as a result of the approval of the planning appeal by the DPEA for the development of the
site through application 22/00364/S42.

NLC Play has advised that in order to comply with condition 3(j) of 13/01958/PPP (replaced by
condition 5 (h) of 22/00364/S42) an equipped play area extending to 1,110 sqm is required to be
provided within the site. The proposed play provision should be sympathetic to the site and aid with
the proposed biodiversity plan and may include natural elements and materials, ground modelling and
features that encourage non structured free play. This can be controlled by planning condition.

Scottish Gas Network (SGN) initially raised an objection in relation to the High Pressure Gas
Transmission Pipeline. This objection was subsequently withdrawn following discussion between SGN
and the developer. SGN are satisfied the plans will not adversely affect the High Pressure pipeline.

PHADI — Do not advise against the proposed development.

Representations

Following standard neighbour notification and newspaper advertisement 20 letters of objection were
received. The main points raised can be summarised as follows:

Neighbour Notification and Public Consultation:
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e The short notice provided to residents raises concerns about whether there has been sufficient
opportunity for meaningful community engagement in line with the Town and Country Planning
(Development Management Procedure) (Scotland) Regulations 2013.

¢ Most residents only received notification of the application one week ago. This raises serious
concerns about whether the correct consultation period has been followed. My understanding is
that a 12 week notice period is required.

Response: This application was subject to standard neighbour notification and press advert
requirements. As this is a Matters Specified by Condition application there is no need for Pre-
Application Consultation prior to submission.

Safety concerns with the Gas Pipeline

Response: A high pressure gas pipeline (Provan/Glenmavis) runs east to west across the site and
continues through earlier housing Phases (1 and 2). The required buffer distance for built development
has been achieved, in line with that approved for Phases 1 and 2. Scottish Gas Networks initially
objected to the application but subsequently withdrew their objection due to sufficient clarification being
provided.

Flood Risk and Drainage Concerns:

e There are significant concerns regarding flood risk, particularly given the presence of natural
watercourses and existing drainage pressures:

— Surface water management
— Increased run-off due to loss of permeable land
— Adequacy of drainage infrastructure

¢ Drainage and Flood Risk — approval would conflict with Flood Risk Management (Scotland) Act
2009 and Water Environment (Controlled Activities) (Scotland) Regulations 2011. There is no
evidence that additional development can be accommodated without increasing flood risk.

e Ongoing Drainage Problems — Water from the site is known to flow into nearby roads, footpaths
and properties, year-round creating hazardous icy conditions in winter. These issues have been
repeatedly raised but not properly resolved. The recent drain clearing before this application
suggests a reactive approach rather than a long-term fix. Adding 75 more homes will increase
pressure on an already failing drainage system and risks making these problems worse.

Response: The Flood Risk Assessment undertaken in support of the 2013 Planning Permission in
Principle 13/01958/PPP, as updated for application 22/00346/S42 demonstrated that there is no risk
of flooding to the site or to neighbouring properties. A SuDS scheme which accords with the relevant
guidance has been designed to deal with surface water run-off. The proposed development is
therefore considered to be acceptable in this respect.

Vehicular Access, Road Safety Issues and Increased Traffic:

e No Transport Assessment has been submitted.

e Access to the estate is already difficult at peak times. An additional 75 homes would mean
increasing congestion and safety risks, for both drivers and pedestrians & children.

e The current road network cannot safely support this increase. At a minimum, traffic measures
such as a roundabout or traffic lights should be considered at the entrance near Johnston Road.

e Local roads are currently operating at or near capacity, and the addition of 75 further homes will
inevitably increase traffic congestion, reduce road safety, and place additional pressure on
parking and transport networks.

e Lack of sufficient access and transport mitigation measures

Response: Access to the site via a priority junction from Lochend Road was established through
applications 21/01461/S42 and 21/01459/MSC. NLC Infrastructure and Transportation did not request
a Transport Assessment for the proposed development. Planning Permission in Principle approved
through Application Ref. 22/00364/S42 found that 450 dwellinghouses could be developed across this
site and stipulated a series of off-site road improvements which are dealt with on a phased basis and
a financial contribution per unit will be secured via the S75 legal agreement that is already in place.
NLC Transportation and Infrastructure raised no concerns in relation to the capacity of the wider road
network. A condition is attached to ensure that the road approved between Phase 2 and Finart
Crescent (Phase 1) is completed prior to works starting on site.

‘No Build Zone’ and refusal of previous Planning Application:
e The site was previously refused due to concerns around coalescence and loss of green space.
e The current layout still extends development toward Lochend Road, with open space pushed into
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one area rather than acting as a meaningful buffer. This does not maintain separation between
communities. It reduces it.

e The proposal does not properly address the original concerns.

e Loss of Strategic Green Space and Settlement Separation — the development erodes the
separation between Gartcosh and Mount Ellen, conflicting with Local Development Plan Policy
PP3 (Purpose of Place).

e Object to the development of housing on land identified as green belt and previously considered
a ‘no build zone’. Approval of this application would set a concerning precedent and undermine
the purpose of such land use designations.

Response: On appeal, application 22/00364/S42 established the principle of residential development
on this former no build site. The buffer along the east of Lochend Road is considered to be acceptable
and it is not considered that the development will create visual coalescence between Gartcosh and
Mount Ellen. This site does not fall within the Green Belt and the principle of residential development
has been established.

It conflicts with the Gartcosh Local Place Plan (2025) (LPP):
e Page 6 of the LPP explicitly states the community requirement to ‘uphold the break in coalescence
with other communities, thus preserving our identity’.

Response: On appeal, application 22/00364/S42 established the principle of residential development
on this site. The DPEA reporter when considering the information on landscape and visual impact
determined that the development of this site would not represent coalescence but did recommend that
two plots be removed. Whilst the two plots have not been removed from the scheme their positioning
has been materially altered and they have been moved into the site and are further back from Lochend
Road. On this basis the proposed layout is considered acceptable. Given the Reporter’'s decision and
the proposed site layout it is not considered that the LPP justifies refusal of the application.

Inadequate Infrastructure and Overdevelopment:

e The proposed development represents a clear case of overdevelopment in an area where
infrastructure is already under significant strain.

e There is no clear evidence that existing utilities, drainage systems and public services have the
capacity to accommodate this expansion.

e The addition of a significant number of new homes will place further strains on Local Schools and
Services including:
— Primary and Secondary School availability
— GP and healthcare services
— Local amenities and community infrastructure

e There is no retail provision

Response:

e Interms of education provision and road infrastructure, financial contributions can be secured by
the 75 legal agreement already in place. A commuted sum in relation to affordable housing for
the 3 housing units that will not be formed on site however will be required and the applicant has
agreed to enter into a Section 69 legal agreement to deliver this;

e The applicant has demonstrated drainage infrastructure for surface and foul water can be
constructed to serve the site;

¢ No requirement for healthcare provision was attached to the Planning Permission in Principle for
this site and an indicative retail area and area for community facilities have been set aside within
the wider Gartcosh Glenboig Community Growth Area to the north of Skipness Drive, Gartcosh.
It would be possible for a medical or dental practice to locate within the retail area but that would
be subject to the NHS identifying a need and market forces delivering this. In terms of retail
provision planning application 26/00093/FUL for 5 retail units is currently under consideration on
land north of Skipness Drive;

e Interms of overdevelopment this application does not represent any increase in the unit numbers
granted via planning permission 22/00364/S42. Whilst it has located these units on a part of the
site which was previously to be a no build zone, application 22/00363/S42 demonstrated that the
housing could be accommodated on this site in terms of utilities drainage and the overall number
of housing units approved remains well below 450. Including this proposal it would result in 337
houses being built. Internally, the proposed layout does not represent overdevelopment as
adequate open space, landscaping buffer and garden ground is proposed.

Loss of Green Space and Impact on Biodiversity
. The proposed site includes natural greenspace that supports local wildlife and contributes
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significantly to the character of the area.

. The site represents one of the last remaining areas of open space in Gartcosh. Its loss would
reduce residential amenity, remove a valuable green buffer, and negatively impact wellbeing
and the character of the area. This conflicts with NPF4 policies on place quality and open space

protection.

3 This development would result in loss of, destruction of habitats for wildlife (including deer,
hedgehogs, birds of prey, and other species) and irreversible harm to biodiversity.

. The site functions as an important green corridor supporting local wildlife. Development would

result in permanent habitat loss and reduced biodiversity conflicting with Nature Conservation
(Scotland) Act 2004 and NPF4 policies on biodiversity and nature networks.

. The lower green space shown on the site plan is not a functional replacement for a wild
ecosystem and cannot be considered a ‘significant enhancement’.

Response: On appeal application 22/00364/S42 established the principle of residential development
on this site. The area of open space to the south of the site will be landscaped and provide an informal
path network. In determining the 22/00364/S42 appeal the reporter found that the linear Green
Network through the wider site would be maintained. In terms of Biodiversity the 22/00364/S42
application was supported by an updated Environmental Impact Assessment which found that the
development could be accommodated on site with appropriate mitigation measures and would not be
likely to have significant effects on habitats, mammals, amphibians or protected species interests. The
mitigation measures are appropriate and shall ensure effects are minimised as far as possible. This
application is supported by an appropriate Biodiversity Enhancement Plan, Habitat Management Plan
and Construction Environmental Management Plan.

Climate and Sustainability Concerns:
e The proposal appears to conflict with national planning priorities around climate change and
sustainable development. Concerns include:
— Increased carbon emissions from additional traffic
— Loss of carbon-absorbing green land
— Insufficient environmental mitigation

Response: It is considered that the site is in a sustainable location as it is located within the
Community Growth Area which forms part of the LDP’s spatial strategy and is considered to accord
with policies 1 and 2 of NPF4. This is discussed in the assessment below.

Issues within neighbouring Phases 1 and 2 and the condition of the adjacent disused Golf

Course Site:

e The disused golf course included within or adjacent to the development site contains small

streams and is currently impacted by debris left from earlier construction phases (phases 1 and

2).

Poor site management and environmental responsibility

Pollution risks to local watercourses

Lack of remediation in previous phases before further development

It is unreasonable to permit further development without first addressing the environmental

condition of land already affected by previous phases.

e Existing pathways are uneven, poorly maintained and inaccessible for wheelchair and pushchair
users, often becoming unsafe in adverse weather.

Response: The site management during construction of previous phases is not a material planning
consideration when assessing this application. Phase 2 is not yet completed and concerns should be
raised with the developer or where there are matters that breach planning conditions should be raised
with the Council’s Enforcement Officer. However, the concerns are noted and a condition is attached
requiring the developer to adhere to a Construction Environmental Management Plan.

Conflict with Planning Policy and Legal Framework:

e The Planning etc (Scotland) Act 2006 which requires proper consideration of development
impacts national and local development plans which prioritise sustainable growth and
infrastructure alignment. The principle that developments must not proceed where infrastructure
or environmental constraints are unresolved.

e Planning authorities may impose conditions requiring infrastructure improvements before
development begins however, in this case the scale of unresolved issues suggest the proposal is
premature.

e This application must not be considered in isolation. The cumulative impact of Phases 1, 2 and
the proposed phase 3 must be assessed in full. The continued expansion without adequate
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infrastructure upgrades demonstrates a pattern of unsustainable development that is detrimental
to the area.

e Although a previous application was allowed on appeal, there is no evidence that the underlying
constraints of the site have been resolved. Ongoing issues within Phases 1 and 2 demonstrate
that the site remains unsuitable for further development. Existing unresolved issues remain highly
material.

Response: As discussed above the principle of residential development on this site has been
established via planning application 22/00364/S42 which is subject to conditions. The s.42 application
considered the entirety of the site previously granted under 13/01958/PPP and therefore considered
Phases 1, 2 and 3 cumulatively both under the planning application assessment process and that of
Environmental Impact Assessment. As discussed in the body of the report it is considered that the
applicant has demonstrated that adequate infrastructure can be put in place to support the
development and that it can comply with national and local planning policy.

The proposal is inconsistent with North Lanarkshire Council’s Environmental Strategy.

Response: Noted. The proposed development’s impact on the environment has been fully considered
in the assessment below.

The proposal does not represent sustainable development and fails to meet key requirements
of Scottish Planning Policy.

Response: The site forms part of the Gartcosh Glenboig Community Growth Area which was subject
to extensive site selection criteria demonstrating that it is a suitable and sustainable site. As discussed
in the body of the report above it is considered that the proposed development can meet the
requirements of the development plan, including that of National Planning Framework 4 which replaces
the former Scottish Planning Policy.

It is unclear whether alternative brownfield or previously developed sites have been fully
considered, contrary to NPF4 Policy 9 (Brownfield, Vacant and Derelict Land).

Response: The site benefits from Planning Permission Principle (22/00364/S42) and as such no other
sites require to be considered. In determining 22/00364/S42 the reporter found that the application
site is not a ‘greenfield site’ as defined by NPF4 Policy 9. The site is identified in the LDP as being
within the General Urban Area and within the Gartcosh Glenboig Community Growth Area.

Economic benefits cited are not sufficient to outweigh the harm identified and do not align with
planning policy priorities.

Response: As discussed in the body of the report it is considered that the proposed development
accords with planning policy priorities. Economic benefits were also taken into account but were not
the determining factor in this application as it is considered that the proposal accords with planning

policy.

Construction Activity and Disruption:

¢ Residents of Gartcosh have already endured years of disruption from construction in this location
including persistent noise, dust/dirt pollution and frequent movement of heavy construction vehicles
through the area. This has had a sustained negative effect on the living conditions of the residents
in the area with the proposed development extending this disruption for several more years.

Response: It is acknowledged that construction activities to deliver the Gartcosh Glenboig Community
Growth Area have been ongoing for some time. Disruption is to be anticipated whilst any construction
is underway. However, these concerns are noted and a condition is attached requiring the developer
to provide a Construction Environmental Management Plan to minimise this whilst the site is being
constructed. Separate environmental legislation is also in place to control construction hours and
noise.

Impact on residential amenity:

e The proposed development is likely to lead to increased noise, reduced privacy and general
disturbance for neighbouring properties. These impacts have not been adequately addressed
within the application.

Response: As discussed above noise and general disturbance are anticipated during the construction
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period and a planning condition is attached requiring the developer to provide a Construction
Environmental Management Plan to minimise this whilst the site is being constructed. In terms of
residential amenity once the dwellinghouses are occupied it is not anticipated that there will be any
adverse noise impacts, privacy issues or disturbance.

Dust:

e The Site Investigation confirms ‘contaminated ash materials’ near Trial pits 14 & 16. Given
prevailing winds, there is a high risk of contaminated dust entering existing gardens. Real-time
air quality monitoring should be a condition of any earthworks.

Response: The site investigation and remediation strategy are considered to be satisfactory in terms
of their content and mitigation measures required. NLC Environmental Health (Pollution Control) were
consulted and raised no concerns in relation contaminated dust. A Construction Environmental
Management Plan requires to be adhered to and dust from the site during construction requires to be
minimised.

Planning Assessment

Section 25 of the Town and Country Planning (Scotland) Act 1997 requires that the application be
determined in accordance with the development plan unless material considerations indicate
otherwise. The Development Plan consists of National Planning Framework (NPF4) and the North
Lanarkshire Local Development Plan (LDP). NPF4 was adopted by the Scottish Government in
February 2023 and prevails over any policies in the Local Development Plan that are incompatible with
its aims and objectives.  With regard to decision making, development that accords with the
Development Plan should be approved unless the adverse effects of doing so would significantly and
demonstrably outweigh any benefits that the development could expect to deliver.

Background

The Gartcosh Glenboig Community Growth Area concept statement of April 2010 and the South
Cumbernauld Community Growth Area Strategic Development Framework, June 2016 set out the
Council’s guiding principles for development across the Community Growth Area.

The land to which the proposal relates lies within the Gartcosh Glenboig Community Growth Area
(CGA) in the North Lanarkshire’s Local Development Plan (LDP) 2022. There is not a masterplan or
planning permission in principle approval which covers the entirety of the CGA. Individual sites within
the CGA have been brought forward on their own merit.

The application site relates to Planning Permission in Principle 13/00698/PPP covering sites to the
north and south of Johnstone Road to deliver 450 dwellinghouses. Planning Permission in Principle
was granted in August 2016 and subsequently replaced by 22/00364/S42 on appeal in December
2025 which allowed for residential development to take place on an area of the site which had been
designated as a ‘no build zone’ in the Gartcosh:Glenboig Strategic Development Framework and
shown as an area of open space on the concept masterplan that supported 13/00698/PPP.

EIA Screening

In terms of Environmental Impact Assessment the application forms part of a wider site which was
subject to EIA. The EIA report dated 2013 and the EIA report dated December 2025 together with
additional information and species protection plans informed the decision taken on the Planning
Permission in Principle application 22/00364/S42. As this application is a Matters Specified by
Conditions application it must accord with the conditions applied to 22/00364/S42 which have been
applied having taken the EIA into account. An Environmental Statement is therefore not required to
support this application.

Community Consultation (PAC Report)

This application is a Matters Specified by Conditions application and therefore pre-application and pre-
application consultation prior to submission the application is not required in terms of the Town and
Country Planning (Development Management Procedure) (Scotland) Regulations 2021.

National Planning Framework 4

NPF4 polices 1 (Tackling the climate and nature crisis) & 2 (Climate Mitigation and adaptation) are
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over arching policies which seek to encourage, promote and facilitate development that addresses the
global climate emergency and nature crisis through encouraging, promoting and facilitating
development that minimises emissions and adapts to the current and future impacts of climate change.
The Gartcosh Glenboig Community Growth Area has been through a careful and thorough site
selection process which, whilst pre-dating NPF4, sought to achieve these outcomes. In determining
the s.42 appeal the DPEA reporter concluded that development of this area of the site would comply
with NPF4 policies 1 and 2.

The proposed homes will be well insulated and energy-efficient. Air source heat pumps and solar PV
are proposed which will minimise operational carbon emissions through low carbon technologies. The
material selection will be made with the aim of reducing Whole Life Carbon Emissions as far as
possible. Local suppliers will also be used where possible in order to minimise emissions during
construction. Overall, it is considered that the proposal is in accordance with the main principles of
NPF Policy 1 and 2.

In looking at NPF4 Policy 3 (Biodiversity) the site currently consists of neutral grassland split by an
access road, with unmanaged grassland to the north and areas of bare ground from earthworks to the
south. 22/00364/S42 required to be supported by an updated Environmental Impact Assessment
including a Preliminary Ecological Appraisal which was found to be acceptable and required a Species
Protection Plan, Habitat Management Plan and Habitat Protection and Enhancement Measures be
secured via conditions 15, 16 and 17 of 22/00364/S42. The submitted Habitat Management Plan and
Biodiversity Plan focus on maintaining and enhancing the site’s ecological connectivity and physical
habitats. Existing broadleaf trees and small woodland areas on the boundaries will be retained. The
proposal will create five ‘mini meadows’ and one larger meadow alongside the creation of native
hedgerow wildlife corridors. A wet meadow will be established along the northern boundary. The
application is supported by an Arboricultural report which identifies 12 diseased trees to be removed
and specifies a 2:1 replanting ratio. A condition shall be attached to secure the landscaping scheme
and biodiversity enhancement measures are implemented. As such it is considered that the proposal
complies with NPF4 3.

NPF4 Policy 5 seeks to protect carbon-rich soils and prime agricultural land. Carbon-rich soils are not
present within the application site and the soil is considered sub-prime in terms of agriculture. It is
therefore considered that the proposal complies with NPF Policy 5 — Soils.

NPF4 Policy 6 seeks to avoid adverse impacts on native woodlands, hedgerows and individual trees
of high biodiversity value. Condition 19 of the 22/00364/S42 permission requires that no trees to be
lopped, topped or felled without prior written approval.  The Arboricultural Impact Assessment
identifies 12 trees to be removed due to poor condition, disease or hazard concerns. These will be
replaced on a 2:1 ratio with a total of 151 new trees proposed along with hedgerow corridors. It is
considered that the proposal accords with Policy 6 and satisfies Condition 19 of 22/00364/S42.

NPF4 Policy 12 Zero Waste seeks to reduce, reuse or recycle materials in line with the waste
hierarchy. The applicant is committed to comprehensive waste recycling policy and seeks to include,
local materials sourced where possible, waste generation separated at source, seeks to follow the
waste hierarchy, contactors required to submit water management plans and an efficient strategy to
provide easy access for bin collection. Upon completion the development would require to meet
Council standards in terms of household waste.

Policy 13 Sustainable Transport seeks to encourage, promote and facilitate developments that
prioritise walking, wheeling, cycling and public transport for everyday travel and reduce the need to
travel unsustainably. The proposed layout includes pedestrian footways which will connect to the
wider network as well as into the proposed open space. The internal residential streets will have low
levels of traffic suitable for cyclists from age 12. The site is within walking distance of local amenities
including Gartcosh Primary School and bus network providing transport to Gartcosh train station.

Policy 14 (Design, Quality and Place) This policy intends to improve the quality of design within
development proposals regardless of location and indicates that development proposals will be
supported where they are consistent with the 6 qualities of successful places (healthy, pleasant,
connected, distinctive, sustainable and adaptable). The principles of this policy are enshrined, and
expanded upon, within the Environmental Design Policies EDQ1-3 of the North Lanarkshire Local
Development Plan and are discussed in more detail below. It is considered that the proposal, whilst
comprising standard Bellway house types, works with the topography of the site, offers a high quality
layout and design, provides connectivity and integrates well with the surrounding area which meets
the six qualities of successful places and therefore accords with this policy.
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Policy 15 (Local Living and 20 Minute Neighbourhoods) This policy intends to encourage, promote and
facilitate the application of the Place Principle and create connected and compact neighbourhoods
where people can meet the majority of their daily needs within a reasonable distance of their home,
preferably by walking, wheeling or cycling or using sustainable transport options. Being within an urban
area the site is well served by road, bus and footpath links. The site selection process for the
Community Growth Area took these principles into account and the DPEA reporter noted that the
proposal is supported by policy 15. It is therefore considered that this application accords with the
principles of policy 15.

Policy 16 (Quality Homes) seeks to encourage, promote and facilitate the delivery of high quality,
affordable and sustainable homes, in the right locations, providing choice across tenures that meet the
diverse needs of people and communities. The site falls within the Gartcosh Glenboig Community
Growth Area within the North Lanarkshire Local Development Plan and has Planning Permission in
Principle in place (altered by S42 application). The application is accompanied by a Statement of
Community Benefit, the proposal meets the affordable housing requirement and provides a range of
house types across the site. The proposal therefore accords with the requirements of Policy 16.

NPF4 Policy 18 Infrastructure First supports developments that provide (or contribute to) infrastructure
in line with that identified in LDPs and their delivery programmes. The site is located within the
Gartcosh:Glenboig Community Growth Area and as such agreed education and off-site road
improvements are applied and can be controlled by an existing s75 Legal Agreement. However in
terms of affordable housing it is recognised that a S69 Legal Agreement will be required to secure the
financial contribution for the equivalent of 3 units and this has been agreed with the developer. 12 on
site affordable homes will be constructed on site.

NPF4 Policy 20 Blue and Green Infrastructure seeks to protect and enhance blue and green
infrastructure and their networks. The wider PPP site is included in the LDP protect Map where there
is a general designation relating to the Seven Lochs Wetland Park project. In terms of blue
infrastructure the application site includes a SUDs pond in the north east of the site. In terms of green
infrastructure the site is not identified as being part of a green network , nor as a green network
improvement opportunity. However, the proposed open space will be landscaped and include tree
planting, hedgerows which will support the attenuation of surface water. This links with the wider
green corridor in Phase 1 and 2 sites and meets the terms of the Strategic Development Framework
in this regard. Furthermore, tall vegetation corridors and marshy grassland along the northern and
eastern boundaries will be maintained in order to protect water vole habitats.

NPF4 Policy 21 Play, Recreation and Sport looks to encourage, promote and facilitate spaces and
opportunities for play, recreation and sport. The proposed development provides a considerable area
of open space within the southern area of the site. The balance of equipped play provision required by
Condition 5 of 22/00364/S42 (which reflects condition 13 of the original 13/01958/PPP) is 1,110 sqm.
It is considered that the full details of play equipment or natural play can be conditioned and is
acceptable in terms of the requirements of this policy.

NPF 4 Policy 22 Flood Risk and Water Management seeks to strengthen resilience to flood risk by
promoting avoidance as a first principle and reducing the vulnerability of existing and future
development to flooding. Applications 13/01958/PPP and 22/00364/S42 were supported by Flood Risk
Assessment. The SUDS pond has already been constructed to serve phase 2 and has the capacity
to accommodate the additional 75 dwellinghouses in this application, ensuring that surface water run-
off can be sustainably managed in a 1:200 year high-rainfall event (accounting for climate change
without risk of flooding). The information submitted to date addresses conditions 8, 11 and 12 in
relation to flooding and water management and a condition securing the implementation of the SUDs
scheme and verification of its installation remains in place via condition 9 of the s42 application.

NPF4 Policy 23 Health and Safety seeks to protect people and places from environmental harm,
mitigate risks arising from safety hazards and encourage, promote and facilitate development that
improves health and wellbeing. Criteria (e) notes that development proposals that are likely to raise
unacceptable noise issues will not be supported and that a Noise Impact Assessment may be required
where the nature of the proposal or its location raise the potential need for noise to be considered. A
Noise Assessment has been submitted for the site which includes acoustic mitigation measures.
Criteria (g) requires development proposals within the vicinity of a major accident hazard site or major
accident hazard pipeline will consider the associated risks and potential impacts of the proposal of
being located in proximity to one another. It is noted that a major high pressure gas pipeline runs east
to west across the site. Scottish Gas Network has been consulted and has no objection to the
development. These matters are discussed further below against the LDP Environmental and Design
Qualities policies EDQ1-3 but it is considered that it has been demonstrated the proposal complies
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with NPF4 23.

Policy 24 Digital Infrastructure supports development that provides future proofing by ensuring that
appropriate ducting is in place within new development sites that can be used by different broadband
providers and the like. An appropriate condition has been imposed to control this matter to ensure the
development complies with NPF4 24,

Planning Permission in Principle 13/01958/PPP replaced by 22/00364/S42 application were granted
subject to conditions. The information submitted in respect of this Matters Specified by Condition
application requires to be assessed both in terms of its adherence to the conditions attached to the
PPP and in terms of its site specific environmental and design qualities.

The site falls within the Gartcosh Glenboig Community Growth Area in the North Lanarkshire Local
Development Plan and sits within a wider area zoned as PP3 Purpose of Place General Urban Area
that seeks to encourage development in keeping with their residential character.  The principle of
housing on this site has been established through approval of application 22/00364/S42 and is
therefore compliant with policies PP3 and AD3 Amount of Development of the local development plan.

ClI Contributions to Infrastructure seeks to secure developer contributions for new developments, that,
individually or cumulatively, generate a requirement for new or enhanced infrastructure services. The
Community Growth Area as whole is subject to agreed contributions for education and off-site road
improvements described in the Strategic Development Framework. The S.42 application updated and
secured these required contributions via the S75 process. The agreed Education Contribution is set at
£7,800 (subject to indexation) per unit and the Roads Contribution is set at £993 (subject to indexation)
per unit. The Affordable Housing agreement includes 12 on site dwellinghouses and a commuted sum
equivalent to 3 dwellinghouses. The Affordable Housing Commuted Sum can be secured by S.69
legal agreement which requires payment of the financial contribution prior to the issuing of any
Decision Notice. It is therefore considered that the proposed development meets the terms of policy
Cl.

PROT A - Natural and Green Network Assets seeks to protect natural and resilient sustainable places
by safeguarding natural heritage assets. Category A5 requires an appraisal to demonstrate that
protected species would not be compromised or any significant adverse effects on the protected
species are appropriately mitigated. The Ecological Chapters of the EIA were updated in 2024/25 as
part of the s.42 application (22/00364/S42) and found residential development to be acceptable on
this site subject to conditions relating to securing mitigation measures, habitat protection and
enhancement. Conditions attached to the s.42 permission (22/00364/S42) shall be carried forward
requiring that the prior to commencement any mitigation measures set out in the EIA report dated
December 2024 and Species Protection Plan dated May 2025 shall be submitted and approved
(Condition 15 of (22/00364/S42), the habitat protection and enhancement measures outlined in
Chapter 4 of the EIA Report dated December 2024 shall be implemented contemporaneously with the
development (Condition 16 of (22/00364/S42). Condition 17 of 22/00364/S42 required submission of
a Habitat Management Plan and this has been submitted with the application and found to be
acceptable. In assessing the s.42 application (22/00364/S42) the reporter noted that the green
corridor network at the centre of the wider CGA would be retained and is maintained, as are the links
to the green network and to Johnston Loch to the south west. It was also noted that the site falls
within the Seven Sisters Green Network and Green Infrastructure Planning Study which reflect the
NLLDP designation and that the proposals broadly comply with the Seven Lochs Design Guide 2022.

The Environmental & Design Qualities policies EDQ1-3 within the North Lanarkshire Local
Development Plan apply to this application. The supporting Planning Statement accompanying the
planning application provides an acceptable site appraisal upon which the design has been developed
and therefore complies with EDQ1.

Policy EDQ2 Specific Features for Consideration states that consideration will be given to development
in areas subject to hazards (hazardous zones) and other specific features such as in accordance with
plans and protocols of the relevant managing agencies. In this case the High Pressure Gas Pipeline,
Flood Risk, Contaminated Land and Ground Instability (Coal Mining) are considered.

A High Pressure Gas Transmission Pipeline Glenmavis/Provan runs east to west across the site. SGN
initially objected to the application but subsequently withdrew their objection on the basis of further
discussions with the developer. SGN are satisfied that there is sufficient distance between the
proposed housing and the pipeline and that footpath links within its vicinity can be designed to meet
their standards.
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In terms of Flood Risk, the PPP and subsequent s.42 application (13/01958/PPP and 22/00364/S42)
were supported by a Flood Risk Assessment demonstrating that the developable area is outwith the
flood plain in a 1:200 year high rainfall event and the proposal is not anticipated to increase flood risk
for adjacent properties. The SUDS pond has already been constructed to serve phase 2 and has the
capacity to accommodate the additional 75 dwellinghouses in this application, ensuring that surface
water run-off can be sustainably managed in a 1:200 year high-rainfall event (accounting for climate
change without risk of flooding). The information submitted to date addresses conditions 8, 11 and 12
of 22/00364/S42 in relation to flooding and water management and a condition securing the
implementation of the SUDs scheme and verification of its installation remains in place via condition 9
of the s42 application.

In terms of contaminated land condition 6 of the s.42 permission (22/00364/S42) required a Site
Investigation to be submitted together with any remediation strategy prior to works starting on site.
The Site Investigation covers Phase 2 and Phase 3 and concludes that the site is uncontaminated
with respect to criteria for residential development and remedial works are not required in this regard.
However, soil gas levels mean that gas protections measures are required across parts of the Phase
2 site. Pollution Control were consulted and referred to their previous comments in relation to the
phase 2 planning application 21/01459/MSC where they are satisfied with the SI and remediation
strategy for both Phase 2 and Phase 3.

The site does not fall within a High Risk area in terms of previous mining activity and as such a Coal
Mining Risk Assessment is not required.

The site does not fall within any other EDQ2A, 2B or 2C categories.

Taking the above, into account it is considered that the application accords with the requirements of
policy EDQ2.

Turning to Policy EDQ 3 - Quality of Development, the proposed siting, overall layout, density, form,
scale, height, massing, proportion, detailing, colour and materials, whilst considered to be of standard
residential design, are considered acceptable. The plots meet the minimum space standards set out
in NLC Open space guidelines; space around dwellings and the required level of in-curtilage and
visitor parking provision is met.

In terms of vehicular access, the PPP required a roundabout junction to provide access to the Phase
2 development site from Lochend Road. However, this was subsequently amended by planning
application 21/01461/S42 which demonstrated that vehicular access could be served by a priority
junction which has been constructed and is currently serving Phase 2 of the development. NLC
Transportation and Infrastructure were consulted on the application and raised no objection in terms
of junction capacity when adding the 75 proposed dwellinghouses. Pedestrian connections are
provided through the site to phases 1 and 2 and there is pedestrian access to Lochend Road. The
site is in close proximity to the bus network and Gartcosh railway station.

NLC Transportation and Infrastructure had no objections to the application but advised that before
Phase 3 begins the secondary access linking Phases 1 and 2 at Finart Crescent allowing access to
Johnston Road roundabout approved under 21/01459/MSC requires to be completed. A condition is
attached to control this matter.

It is recognised that the application does not meet the design guidance contained within the Strategic
Development Framework for the CGA as it is located in an area identified as a ‘no build zone'.
However, as the principle of residential development on this site was approved on appeal via
application 22/00354/S42, it is accepted.

In terms of overall housing numbers this application seeks 75 dwellinghouses on an area of the site
which was not previously going to be developed for housing. However, it still does not exceed the
maximum 450 dwellinghouses controlled by condition 5 (a) of 22/00364/S42 as it would leave a
balance of 113 dwellinghouses remaining. The last site that could come forward as an application for
permission for additional matters specified in condition is ‘Site 3’ to the south of Johnston Road. There
is no application at this time for this site and any layout submitted in respect of the remaining units
would have to demonstrate it was acceptable in terms of residential amenity, safety and impact on the
environment.

In determining the 22/00364/S42 appeal the DPEA reporter stated that ‘the topography indicates to
me that Phase 2 would be visually linked to proposed Phase 3 and not to the residential areas of
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Mount Ellen. The area would be adjacent to each other for a minimal area, and | find would read as
two separate neighbourhoods. There is a substantial set back proposed to Lochend Road, north of
Cleek Avenue, but in order to minimise any perception of coalescence, | am recommending that
indicative plots 343 and 342 be removed from the indicative layout submitted for the proposed
development, and an area of landscaping substituted’. Condition 5 (i) of 22/00364/S42 secures this.

It is noted that the house plot numbers have changed with 343 and 342 now 442 and 443. Plots 343
and 342 were previously set 18m back from Lochend Road. The proposed layout plan does not
remove these two plots but sets them further back into the site and provides a deeper landscaped
buffer. Plots 442 and 443 have been set back a further 5m in line with plot 441 (was plot 341) taking
the distance from Lochend Road to just over 23m. Furthermore, when taking into account the width
of Lochend Road this increases to 36m and again to 50m to the principal elevations of 203 and 205
Lochend Road. It is therefore considered they would not represent visual coalescence. Whilst not
strictly in compliance with Condition 5 (i) it is considered that the aims of the condition have been
satisfactorily secured.

The layout includes an area of open space to the south of the application site which is designed to
provide a series of informal paths through natural wildlife planting and connects to Phase 2. The area
of open space is sufficient to accommodate play provision. Planning permission 22/00364/S42
requires 2,000sgm of equipped play space to be provided across the entirety of the area identified as
‘Site 1. Phase 1 and Phase 2 of Bellway’s development already provide 890sgm of equipped play
space and as such the balance of 1,110 sqm requires to be provided on this site. It is acknowledged
that this area of the site may be suitable for provision of natural play features rather than formal play
equipment. It is considered that the full details of play equipment or natural play features can be
conditioned and assessed with NLC Play.

In terms of sustainability, the proposed dwellinghouses will be well insulated and energy-efficient. Air
Source heat pumps and solar PV are proposed to minimise operational carbon emissions through low
carbon technologies. The material selection shall be made with the aim of reducing Whole Life Carbon
Emissions as far a possible. Local suppliers will be used where possible in order to minimise emissions
during construction. EV charging is provided. The developer is committed to reducing waste in terms
of the waste hierarchy.

The site is not located in an Air Quality or Noise Management Area. An Air Quality Assessment
covering both Phases 2 & 3 concludes that no significant effects are predicted in relation to traffic
associated with the proposed development and therefore there is no requirement for any mitigation
measures. Pollution Control advise that their comments on this report made in respect of Phase 2
(21/01459/MSC) remain valid for this application and they have no objection.

In terms of Noise, the applicant submitted a Noise Impact Assessment with the application which
found road noise from Lochend Road reached a level which requires mitigation measures to be put in
place for certain houses along the western extent of the site. The mitigation measures, when using a
closed windows approach, include acoustic barriers between 2.1-2.4m along certain plots and
enhanced trickle vents (total 7 dwellinghouses). With the mitigation measures in place the internal day
and night time traffic noise levels meet agreed criterion. Pollution Control advised that their comments
reflect what was previously said in response to 21/01460/MSC. It is considered that the submission
of the Noise Impact Assessment meets the requirements of Condition 13 of 22/00364/S42 and that
the identified mitigation measures are acceptable. A condition requiring the implementation of the
mitigation measures and verification certification can be applied.

In terms of protecting water body status the site does not build over any culverts and accords with
Condition 12 of 22/00364/S42. The SUDs pond already built to serve Phase 2 can accommodate the
proposed 75 dwellings and associated surface water run-off from the site and drainage drawings
submitted satisfy Condition 8 of 22/00364/S42. The foul water will drain by gravity and connect to the
foul infrastructure constructed as part of Phase 2 works before draining to the new pumping station
located adjacent to the SuDS pond and then pumped into the existing foul network. A condition
requiring confirmation that all of Scottish Water’s requirements have been met can be applied in this
regard.

Adequate provision can be made for the development and maintenance of landscaped areas, SUDs,
play areas and biodiversity and can be controlled by suitably worded conditions. The application is
supported by a Landscape and Ecological Management Plan.

Taking the above into account it is considered that the proposal complies with policies EDQ1-3.
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For the reasons discussed above it is considered that the proposal complies with the development
plan.

Material Considerations

Gartcosh Local Place Plan 2025 is a material consideration in assessing this application and is a
community-led framework outlining the vision, priorities, and actions for the village’s development and
is formally registered with North Lanarkshire Council.

The Local Place Plan shows an icon representing ‘potential public open space’ on the application site
and a separate icon indicates that the site is subject to constant flooding due to the gradient of the site.

In terms of general themes the Local Place Plan raises concerns about lack of affordable housing,
overwhelming concern about too many new homes being built without matching services, concerns on
over development and insufficient infrastructure to support new housing, a desire for Gartcosh to retain
its village character and support a strong sense of community.

The Gartcosh Glenboig Community Growth Area is a long standing housing priority and is supported
by the North Lanarkshire Local Development Plan. This site has planning permission in principle in
place for residential development dating back to 2016. The proposed development will deliver 12
affordable homes on-site and it is not considered that the development would represent coalescence
between settlements.

The site is in private ownership and is being brought forward by a housing developer. The open space
proposed is to serve the development and whilst considered useable by the public would not constitute
public open space as it will be privately maintained by residents. In the assessment of the application
matters relating to flooding have been considered acceptable and the site would be served by a SuDS
scheme to manage surface water.

Whilst it is recognised that the proposed development does not align with the LPP, in so far as it applies
to the LPP’s aspirations for the application site, as application 24/00364/S42 (approved on appeal)
allowed development to be brought forward on the site, this is a material consideration that carries
significant weight. This appeal decision taken in conjunction with the above assessment is such that
the proposed development is considered acceptable and the content of the LPP is not considered
sufficient reason to justify refusal of the application.

Conclusions

Taking the above into account, it is considered that the proposed housing development is in
accordance with the relevant policies of the development plan. The design and layout is of high quality,
will offer biodiversity enhancements to the site and will integrate satisfactorily with the surrounding
area. The technical supporting documents demonstrate that the proposal can be accommodated within
the site without adverse impacts on the surrounding area. Consideration has been given to the
comments from consultees and no matters have been raised which would merit the refusal of the
application and appropriate conditions can be applied to address matters raised. Due consideration
has also been given to issues raised in objections but these are not upheld or carry such weight as to
merit the refusal of the application. On this basis, it is recommended that planning permission be
granted subject to conditions and a S69 legal agreement for a commuted sum equivalent to 3 housing
units as this is a matter that cannot be controlled by condition.
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Proposed Conditions:-

APPROVED DRAWINGS

1. That, except as may otherwise be agreed in writing by the Planning Authority, the development shall be
implemented in accordance with drawing numbers:-

LOCATION PLAN

20010

SITE LAYOUT PLAN

MCNDM-MSA-SI-ZZ-DR-A-20011-PL01

SITE LEVELS

AP3/04/Topo/01 - TOPOGRAPHICAL STUDY - LEVELS INFORMATION
J5842-BSA-P1-ZZ-DR-C-0100-P01 - EXTERNAL LEVELS LAYOUT SHEET 1 OF 2
J5842-BSA-P1-ZZ-DR-C-0101-P01 - EXTERNAL LEVELS LAYOUT SHEET 1 OF 2

DRAINAGE LAYOUT AND MAINTENANCE

J5842-BSA-P1-ZZ-DR-C-0300-P01 - DRAINAGE LAYOUT

J5842-BSA-P1-ZZ-DR-C-0180-P01 - PRE DEVELOPMENT OVERLAND FLOW LAYOUT
J5842-BSA-P1-ZZ-DR-C-0190-P01 - POST DEVELOPMENT OVERLAND FLOW LAYOUT

DOCUMENT - ATTENUATION STORAGE TANKS OPERATION AND MAINTENANCE REQUIREMENTS
DOCUMENT - FILTER DRAIN OPERATION AND MAINTENANCE REQUIREMENTS

DOCUMENT - POROUS PAVING OPERATION & MAINTENANCE REQUIREMENTS

DOCUMENT - PROPRIETARY TREATMENT SYSTEM OPERATION & MAINTENANCE REQUIREMENTS
DOCUMENT - SWALE OPERATION & MAINTENANCE REQUIREMENTS

SITE PLAN & PROPOSED MECHANICAL SERVICES LAYOUT
315728-HAH-XX-XX-D-M-05010

PROPOSED ELECTRICAL SERVICES SITE PLAN & LAYOUT
315728-HAH-XX-XX-D-M-06010

ROOF PLAN & PROPOSED LAYOUT OF PV PANELS
315728-HAH-XX-XX-D-M-09010

GENERAL ARRANGEMENT LANDSCAPE AND PLANTING PLAN AND BIODIVERSITY
Bat Roost and Breeding Bird Surveys for Trees April 2026 by Acorna Ecology Associates
Biodiversity Statement - IFL Job Number — 82285 (Amended)

General Arrangement - 64153-00-001 Rev. P04

Planting Plan - 64153-00-002 Rev. P04

Planting Plan - 64153-00-003 Rev. P04

Planting Plan - 64153-00-004 Rev. P04

SITE EXTERNAL FINISHES PLAN
MCNDM-MSA-SI-ZZ-DR-A-20012-PL01

UNIT 1 PLANS

MCNDM-MSA-U1-WA-DR-A-20100-PLO2 - UNIT 1 - GROUND FLOOR PLAN
MCNDM-MSA-U1-ZZ-DR-A-20101-PLO2 - UNIT 1 - OFFICE FLOOR PLANS
MCNDM-MSA-U1-RF-DR-A-20102-PL0O1 - UNIT 1 - ROOF PLAN
MCNDM-MSA-U1-ZZ-DR-A-20103-PL0O2 - UNIT 1 — ELEVATIONS
MCNDM-MSA-U1-ZZ-DR-A-20104-PL02 - UNIT 1 - ILLUSTRATIVE COLOURED ELEVATIONS
MCNDM-MSA-U1-ZZ-DR-A-20105-PLO1 - UNIT 1 - CYCLE STORE DETAILS
MCNDM-MSA-U1-ZZ-DR-A-20106-PLO1 - UNIT 1 - REFUSE STORE DETAILS

UNIT 2 PLANS

MCNDM-MSA-U2-WA-DR-A-20200-PL0O1 — UNIT 2 - GROUND FLOOR PLAN
MCNDM-MSA-U2-ZZ-DR-A-20201-PL0O1 — UNIT 2 - OFFICE FLOOR PLANS
MCNDM-MSA-U2-RF-DR-A-20202-PL01 — UNIT 2 - ROOF PLAN
MCNDM-MSA-U2-ZZ-DR-A-20203-PL02 — UNIT 2 - ELEVATIONS
MCNDM-MSA-U2-ZZ-DR-A-20204-PL02 - UNIT 2 - ILLUSTRATIVE COLOURED ELEVATIONS
MCNDM-MSA-U2-ZZ-DR-A-20205-PL01 - UNIT 2 - CYCLE STORE DETAILS
MCNDM-MSA-U2-ZZ-DR-A-20206-PL01 - UNIT 2 - REFUSE STORE DETAILS

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



MINERAL STABILITY

2. No development shall commence on site until any remediation works and/or mitigation measures required
to address the mine entry and the shallow mine workings, as may be necessary, have been implemented on
site in full and the intrusive site investigations and remedial works shall be carried out in accordance with
authoritative UK guidance.

Reason: To ensure that the site is safe and stable for the development proposed.

MINERAL STABILITY - VERIFICATION

3. Notwithstanding the terms of condition 2 above and 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 the recorded mine entry.

Reason: To ensure that the site is safe and stable for the development proposed.

SITE INVESTIGATION

4.That BEFORE any works of any description start on the application site, unless otherwise agreed in writing
with the Planning Authority, a comprehensive site investigation report shall be submitted to and for the approval
of the said Authority. The investigation must be carried out in accordance with current best practice advice,
such as BS 10175: 'The Investigation of Potentially Contaminated Sites', LCRM and North Lanarkshire
Council's Contaminated Land for Developers Guide. The report must include a site specific risk assessment
of all relevant pollution linkages and a conceptual site model. Depending on the results of the investigation, a
detailed Remediation Strategy may be required and, if so, should be submitted as part of the fulfilment of this
condition.

Reason: To establish whether or not site decontamination is required in the interests of the amenity and
wellbeing of future occupants.

MINE GAS ASSESSMENT

5. That BEFORE any works of any description start on the application site, unless otherwise agreed in writing
with the Planning Authority, a detailed mine gas risk assessment (DMGRA) must be carried out in accordance
with the CL:AIRE Good Practice for Risk Assessment for Coal Mine Gas Emissions — October 2021 and
undertaken by a suitably competent person as defined in the current legislation. The DMGRA should take
cognisance of North Lanarkshire Council’'s Contaminated Land for Developers Guide.

Reason: Suitable assessment and precautions require to be taken as the Mine Gas Risk Assessment Tool
has indicated that this application falls within an area of significant potential risk for mine gas.

REMEDIATION

6. That any remediation works identified by the site investigation and DMGRA required in terms of Conditions
4 and 5 shall be carried out to the satisfaction of the Planning Authority in accordance with North Lanarkshire
Council's Contaminated Land for Developers Guide. A detailed Remediation Strategy outlining the required
remedial measures must be submitted to the Planning Authority, this should include an updated Conceptual
Site Model, to ensure the site will be made suitable for its intended end use. The remediation strategy

should include description of ground conditions (soil, gas, water),

remediation method, including gas protection systems, if required. List a program of works

including any phasing and approximate timescales as required to fulfil this planning condition. Including site
plans/drawings, materials management plan, asbestos management plan, if required.

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

VERIFICATION REPORT

7. That unless otherwise agreed in writing BEFORE the development is brought into use a Verification report,
signed by a suitably competent person (Environmental Engineer) shall be submitted to the Planning Authority
confirming that any remediation works have been carried out in accordance with the terms of the Remediation
Strategy approved under the terms of condition 6 above.

This may include but is not limited to Laboratory and in situ test results including original lab datasheets and
chain of custody documents. Monitoring results for groundwater and gases.
Comparison and interpretation with remediation criteria. Plans showing treatment areas, locations of any
verification samples, and details of any differences from agreed remediation strategy. Photographs showing
the remedial work undertaken.



Verification of gas protection systems in accordance with BS8485, if required.

Evidence that the boreholes are fully sealed should be provided once all monitoring rounds have been
completed. SEPA Good Practice for Decommissioning Redundant Boreholes and wells, 2014 or Note 4 of
BS8576 should be followed.

Confirmation that remediation objectives have been met and the site is suitable for use must be provided.

Reason: To ensure that the site is free of contamination in the interests of the amenity and wellbeing of
future occupants

FLOOD RISK ASSESSMENT / DRAINAGE STRATEGY

8. For the avoidance of doubt the development shall be carried out in accordance with the recommendations
of the Flood Risk Assessment by KAYA Consulting dated October 2025 and the Drainage Strategy Report by
Bayne Stevenson Associates Ltd dated February 2026 and the following drawings and details:
J5842-BSA-P1-Z2Z-DR-C-0300-P01 - DRAINAGE LAYOUT

J5842-BSA-P1-Z2Z-DR-C-0180-P01 - PRE DEVELOPMENT OVERLAND FLOW LAYOUT
J5842-BSA-P1-Z2Z-DR-C-0190-P01 - POST DEVELOPMENT OVERLAND FLOW LAYOUT

DOCUMENT - ATTENUATION STORAGE TANKS OPERATION AND MAINTENANCE REQUIREMENTS
DOCUMENT - FILTER DRAIN OPERATION AND MAINTENANCE REQUIREMENTS

DOCUMENT - POROUS PAVING OPERATION & MAINTENANCE REQUIREMENTS

DOCUMENT - PROPRIETARY TREATMENT SYSTEM OPERATION & MAINTENANCE REQUIREMENTS
DOCUMENT - SWALE OPERATION & MAINTENANCE REQUIREMENTS

And all works required under this condition shall be implemented contemporaneously with the development in
so far as is reasonably practical.

Reason: In the interest of a providing a sustainable design solution

VERIFICATION REPORT - SUDS

9. That 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.

For the avoidance of doubt, The Surface Water Drainage Strategy detailed within the Drainage Strategy Report
by Bayne Stevenson Associates Ltd dated February 2026 and in drawings approved under the terms of
condition 6 above shall be implemented contemporaneously with the development in so far as is reasonably
practical. All SUDS serving the application site is to be designed and constructed to enable adoption for future
maintenance by Scottish Water or a suitable factor. SUDS infrastructure will not be considered for adoption by
the Roads Authority/North Lanarkshire Council.

Reason: To ensure the provision of satisfactory sewerage and surface water drainage arrangements.

TRANSPORT SCOTLAND

10. There shall be no direct pedestrian or vehicular access to the trunk road, and the existing trunk road
boundary fence shall be retained with its integrity maintained at all times.

Reason: To ensure all movement of traffic and pedestrians is confined to the permitted means of access,
thereby safeguarding the safety and free flow of trunk road traffic, while maintaining secure and unobstructed
access for the inspection and maintenance of trunk road boundary infrastructure.

11. There shall be no drainage connections to the trunk road drainage system. Prior to the commencement of
development, full details of the proposed drainage arrangements shall be submitted to, and approved by, the
Planning Authority in consultation with Transport Scotland.

Reason: To ensure the efficiency of the existing trunk road drainage network is not compromised and that all
drainage infrastructure is designed and constructed to the standards required within the trunk road boundary.

12. Prior to commencement of the development, details of all fencing or barrier proposals and the landscaping
treatment along the trunk road boundary shall be submitted to, and approved by, the Planning Authority in
consultation with Transport Scotland. All fencing, barriers, and landscaping must be designed and located so
they can be installed and maintained entirely from within the development site and must not result in distraction
or dazzle to drivers on the trunk road. These measures shall be implemented prior to the operation of the
development.



Reason: To minimise risks of uncontrolled access to the trunk road, prevent driver distraction, and ensure safe
and unobstructed access for future inspection and maintenance of the trunk road boundary.

13. Prior to the commencement of the development, details of the lighting within the site shall be submitted for
the approval of the Planning Authority, after consultation with Transport Scotland.

Reason: To ensure that there will be no distraction or dazzle to drivers on the trunk road and that the safety of
traffic on the trunk road will not be diminished.

14. Prior to commencement of the development, a Construction Traffic Management Plan (CTMP) shall be
submitted to and approved in writing by the Planning Authority, in consultation with Transport Scotland. All
construction traffic shall operate in full accordance with the approved CTMP. The CTMP shall include
measures to ensure that all construction vehicles transporting dry or loose materials are fully sheeted or
otherwise covered, and shall provide for wheel-cleaning facilities or other appropriate measures to prevent
mud and debris being deposited on the trunk road. These measures shall be implemented and operational
prior to any works commencing.

Reason: To ensure that construction traffic does not adversely affect the safe and efficient operation of the
trunk road network and to prevent materials, mud, or debris being deposited on the trunk road to the detriment
of road safety.

ARCHAEOLOGY

15. No development shall take place within the application site until the developer has secured the
implementation of a programme of archaeological work in accordance with a Written Scheme of Investigation
(WSI). The WSI shall be submitted by the applicant, agreed in writing with the local Archaeology Service, and
approved by the Planning Authority. The resulting mitigation shall include, but not be limited to, a photographic
record of the current site condition, targeted trial trenching (four 10m by 2m trenches) over the former coal pit,
and where necessary proposals for further excavation, post-excavation analysis, publication and archiving.
The development shall thereafter be carried out in full accordance with the approved WSI.

Reason: To ensure that any archaeological remains associated with the historic coal-mining activity recorded
on the site are identified, investigated and appropriately preserved by record prior to development, in the
interests of protecting the historic environment.

CONFIRM COMPLETION OF ALL ROAD WORKS

16. That BEFORE occupation of the development, or it being brought into beneficial use, all road works (access
junction, internal roads, parking provision and road signage) shown on drawing MCNDM-MSA-SI-ZZ-DR-A-
20011-PLO1 shall be completed in full and written confirmation (signed by a suitably qualified Engineer) shall
be submitted to the Planning Authority.

Reason: In the interests of traffic and pedestrian safety.

CONSTRUCTION ENVIRONMENTAL MANAGEMENT PLAN

17. That BEFORE the development commences, a Construction Environmental Management Plan (CEMP)
shall be submitted to the Planning Authority for approval in writing. Once approved the CEMP shall be
implemented in full. For the avoidance of doubt, the CEMP shall include details of:

a) implementation of Noise, Dust and Vibration Plan

b) implementation of the Pollution Prevention Plan

c) onsite wheel washing facilities for construction traffic

d) monitoring procedures for air quality, water quality, noise levels, and other relevant parameters.

e) the responsible contractors who are accountable for environmental management and implementation of the
CEMP (or individual workstreams within the CEMP) during the construction phase.

~— — ~— —

Reason: To ensure suitable mitigation of impacts during the construction phase.

IMPLEMENTATION OF BOUNDARY TREATMENTS

18. That BEFORE occupation of the development, or it being brought into beneficial use, the boundary
treatments shown within drawing MCNDM-MSA-SI-ZZ-DR-A-20012-PL01 shall be implemented in full.

Reason: In the interest of the amenity of the site and the general area.

LANDSCAPING & BIODIVERSITY



19. That BEFORE occupation of the development all landscaping works and biodiversity enhancements the
terms of the following documentation shall be implemented in full:

Bat Roost and Breeding Bird Surveys for Trees April 2026 by Acorna Ecology Associates

Biodiversity Statement - IFL Job Number — 82285 (Amended)

General Arrangement - 64153-00-001 Rev. P04

Planting Plan - 64153-00-002 Rev. P04

Planting Plan - 64153-00-003 Rev. P04

Planting Plan - 64153-00-004 Rev. P04

64153-00-005-P02 — PLANTING AND MAINTENANCE SCHEDULE

Any trees, shrubs, or areas of grass which die, are removed, damaged, or become diseased, within two years
of the full occupation of the development, shall be replaced within the following planting season with others of
a similar size and species.

Reason: In the interests of protecting nature conservation interests and the amenity of the site.

20. That BEFORE the development hereby permitted starts, tree protection measures in accordance with
British Standard 5837:2012 "Trees in relation to design, demolition and construction.” shall be erected along
the drip line of the trees adjacent to the application site and shall not be removed until construction is
completed.

Reason: In the interests of protecting nature conservation interests and the amenity of the site.

DETAILS OF MANAGEMENT AND MAINTENANCE

21. That BEFORE occupation of the development, full details of the party to act as the appointed managing
agent for the development shall be submitted in writing to the Planning Authority for approval, together with
details of a management and maintenance scheme which shall include proposals for the continuing care,
maintenance and protection of:-

(a) Surface water and drainage

(b) Landscaped areas as detailed in the approved drawings

(c) Trees and biodiversity

(d) Internal roads and footways, including cleansing

(e) External appearance of all buildings

Thereafter, the approved management and maintenance scheme shall remain in operation permanently.

Reason: In the interest of the long-term amenity and maintenance of the development.

UPDATED ECOLOGICAL SURVEYS

22. Should the development not commence before 18 months have elapsed from the date of the Ecological
Appraisal (12 May 2027), an updated Ecological Appraisal shall be submitted to the Planning Authority for
approval. Should the development not commence before 18 months have elapsed from the date of the Bat
and Breeding Bird survey (April 2026), an updated Survey shall be submitted to the Planning Authority for
approval. For the avoidance of doubt, the development shall not commence until the updated Ecological
Appraisal or updated Bat Survey has been approved by the Planning Authority. Thereafter, any agreed
mitigation works and/or and biodiversity enhancements shall be implemented in full.

Reason: In the interests of protecting nature conservation interests.



Background Papers:

Consultation Responses:
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Site Description

The application site comprises approximately 4.25 hectares of land located on the eastern edge of the
Eurocentral Strategic Business Centre, within an established industrial and logistics environment north
of Motherwell.

The site appears undeveloped, albeit with evidence of limited former activity including a historic coal
pit in the northwest and an area of made ground associated with a former refuse tip in the southeast.
The land comprises predominantly unmanaged grassland with small areas of scrub, opportunistic
vegetation, and scattered trees. The topography falls gently from east to west. The site presently lacks
any built development or internal infrastructure and is enclosed by the adjacent road network.
Vehicular, pedestrian, and cycle access is currently taken directly from McNeil Drive, which provides
connectivity both westwards to Townhead Avenue and M8 Junction 7, and eastwards to Chapelhall
Junction and M8 Junction 6A.

The site occupies a prominent position immediately north of McNeil Drive, the principal internal
distributor road serving the wider Eurocentral estate and lies adjacent to the A8 trunk road and the
Chapelhall Junction roundabout to the east and northeast. The site therefore benefits from immediate
access to Junctions 6A and 7 of the M8, forming part of Scotland’s primary east/west transport corridor.

The surrounding area is characterised by large-scale commercial, industrial, and distribution uses
typical of the Eurocentral environment. To the west, the site is bounded by the existing Next distribution
facility, while further west and south lie additional established industrial operators and areas of
commercial activity. To the north and northeast, the character is dominated by the A8 corridor and
associated transport infrastructure. An area of woodland lies to the northwest of the site and is
identified as the Blacklands Plantation, which is a designated SINC.

Proposed Development

The application seeks full planning permission for the development of two industrial and distribution
units with associated infrastructure on an approximately 4.25-hectare site at McNeil Drive, Motherwell.
The proposal includes the erection of two industrial buildings with a combined floorspace of 19,545
sqm for Use Classes 5 (General Industrial) and 6 (Storage and Distribution), along with ancillary office
accommodation, service yards, parking, access arrangements, drainage, landscaping, and related
enabling works.

Unit 1 has a gross external area of 11,674 sgm, including 936 sgm of first-floor office space and
measures a maximum height of 16.2m, while Unit 2 has a gross external area of 7,871 sgm, including
677 sgm of office accommodation and measures a maximum height of 15.6m. Both buildings are
designed to provide warehouse space suitable for a range of occupiers, incorporating a clear internal
height of 12.5m, loading areas, and service yards. Unit 1 includes 10 dock levellers and 2 level access
doors, and Unit 2 includes 6 dock levellers and 2 level access doors. Each service yard is accessed
from the internal road network and enclosed by 2.4m high weldmesh fencing.

The proposal includes new vehicular access points from an internal access road connected to McNeil
Drive, with segregated pedestrian and cycle routes forming part of the access arrangements. A total
of 116 car parking spaces are proposed, with 70 serving Unit 1 and 46 serving Unit 2. The parking
provision includes accessible bays, motorcycle spaces, and electric vehicle charging facilities. Cycle
parking for 72 bicycles - 40 spaces for Unit 1 and 32 for Unit 2. This is positioned near the main building
entrances and supported by shower and changing facilities.

The proposed buildings are designed with a contemporary industrial appearance, incorporating
profiled metal cladding in grey and silver tones, curtain walling to the office elements, and parapet-lined
roofs that screen the pitched roof profiles. The design is intended to form a built frontage to McNeil
Drive while reflecting the established industrial character of the wider Eurocentral area.

The proposal includes a landscape strategy intended to integrate the development within its
surroundings and provide planting and habitat features. The landscaping comprises native tree and
shrub planting, hedgerow reinforcement, and areas designed for employee use. Ecological measures
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include the provision of native species planting, wildflower and grassland habitats, and the installation
of bat and bird boxes.

The development incorporates a range of sustainability measures, including building fabric designed
to improve energy efficiency, reduced air permeability, rooftop photovoltaic panels, and high-efficiency
heating and ventilation systems. Modern construction methods are proposed with the aim of reducing
waste and embodied carbon. The development is designed to meet BREEAM Excellent and EPC A+
performance targets.

Applicant’s Supporting Information

In support of the application the applicant has provided the following information:

PAC Report

Planning Statement

Design and Access Statement
Transport Assessment

Site Investigation Report (Including Mineral Stability)
Drainage Strategy Report

Flood Risk Assessment
Eurocentral Travel Plan
Preliminary Ecological Appraisal
Bat Survey

Energy Statement

Site History
The application has no site history of note with relevance to the proposed development.

Development Plan

The development plan consists of National Planning Framework 4 2023 (NPF4) and the North
Lanarkshire Local Development Plan 2022 (NLLDP).

The NPF4 policies considered to have particular relevance for the proposals are as follows:

Policy 1 Tackling the climate and nature crises
Policy 2 Climate mitigation and adaptation
Policy 3 Biodiversity

Policy 4 Natural places

Policy 5 Soils

Policy 6 Forestry, woodland and trees
Policy 12 Zero waste

Policy 13 Sustainable transport

Policy 14 Design, quality and place

Policy 18 Infrastructure first

Policy 20 Blue and green infrastructure
Policy 22 Flood risk and water management
Policy 23 Health and safety

Policy 26 Business and industry

The relevant policies within the NLLDP are as follows:

PROM LOC2 Business Development Sites — Existing Business Site (NLS00362)
PP 2A Policy Purpose of Place

AD 2A Policy Amount of Development

PROT A Policy Natural Environment and Green Network Assets

Category A3 Local Sites - Site of Importance for Nature Conservation (SINC)
Category A5 Protected Species

CI Contributions to Infrastructure

EDQ 1 (Site Appraisal)

EDQ 2 (Specific Features for Consideration)

EDQ 3 (Quality of Development)
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Consultations

NLC Infrastructure and Transportation confirm that the proposed access arrangements are acceptable
in this instance. The applicant has satisfactorily addressed all previous concerns through submission
of updated traffic surveys, traffic modelling for both the 2025 base year and 2038 forecast year, a
DMRB-compliant preliminary access design, and an Independent Stage 1 Road Safety Audit, none of
which identified adverse impacts on the local road network or junction performance. The proposed
right-turn lane from McNeil Drive provides adequate storage and would not adversely affect the
operation of the Bo’ness Road / McNeil Drive roundabout.

NLC Protective Services advise that the site lies within a high-risk mine gas zone and that a detailed
mine gas risk assessment will be required to fully assess ground conditions and inform appropriate
mitigation measures. Advisory comments are also provided in relation to the construction phase,
including the need to control noise, dust, lighting and smoke emissions to prevent nuisance, with
restricted working hours due to the proximity of sensitive receptors. The consultee further highlights
the need for appropriate procedures to manage any unexpected contamination encountered during
groundworks and confirms that development should accord with relevant environmental protection
guidance and best practicable means.

NLC Greenspace raised concerns in relation to the site’s proximity to Blackland’s Plantation SINC and
the loss and fragmentation of existing habitats that currently provide connectivity between adjacent
designated sites. They advised that further ecological information is required prior to determination,
including a bat survey. Concerns were also raised regarding the proposed loss of an identified ancient
hedgerow and the adequacy of mitigation for the loss of woodland, grassland and wetland habitats.
While biodiversity measures are proposed, Greenspace consider that insufficient detail has been
provided to demonstrate biodiversity enhancement in accordance with NPF4 Policy 3, and request
further information on habitat provision, buffering to the SINC, and long-term landscape and
biodiversity management.

On submission of an amended Biodiversity Statement, Bat Report (plus breeding bird survey) and
updated landscaping information by the applicant’s agent Greenspace have no objections to the
proposed development. This is on the basis that best practice is followed to ensure there will be no
adverse impact to Blackland’s Plantation SINC directly adjacent to the boundary of the proposed
development during and post construction phase. They have requested that the terms of BS5837:2012
‘Trees in relation to design, demolition and construction’ are applied and appropriate conditions
imposed to mitigate impacts and to ensure all enhancements proposed are delivered. Appropriate
conditions are attached.

NLC Water Management Team advise that the Flood Risk Assessment prepared on behalf of the
applicant is acceptable and the drainage details are sufficient. Appropriate conditions are attached to
control these matters.

NLC Climate Change Team advise that, while the proposal acknowledges requirements for
biodiversity net gain, insufficient information has been provided to demonstrate delivery, particularly
given the site’s potential to disrupt species movement between adjacent woodland areas. Further
assessment of biodiversity enhancement options is requested. The consultee welcomes commitments
to renewable energy measures, including solar provision, high energy efficiency standards and heat
pump use, but seeks clarification on whether battery storage and agrivoltaics have been considered.
While compliance with minimum EV charging standards is noted, increased provision is encouraged
to support modal shift. Additional information is also sought in relation to embodied carbon, including
quantified whole-life carbon data and commitment to recognised standards, and it is noted that
serviced and operational emissions remain uncertain pending identification of end users.

In summary on submission of further information by the applicant’'s agent Climate Change made the
following comments:

— The applicant should provide verification that there is a net biodiversity gain.
Response: Greenspace have been consulted and subject to the attached conditions have no
objection to the proposed development.

— They note that mine gas risk will be addressed by the applicant
Response: Appropriate planning conditions have been imposed to control this matter.

— They encourage the installation of additional ducting and additional EV chargers to facilitate
EV uptake amongst site employees
Response: Additional ducting has been provided as part of a scheme to provide tenant
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flexibility.

— They advise the exploration of battery storage based on the site’s final energy needs and
that installing a green roof as additional habitat and greenspace can still support SuDS and
biodiversity net gain.

Response: Due to the speculative nature of the buildings these matters have not been
brought forward, but does not prevent an end user coming forward with such proposals.

— They request the embodied carbon calculations are shared with the NLC Planning and
Climate & Energy Teams for documentation.
Response: Noted.

— They recommend the applicant commit to prioritising leasing to future tenants who
demonstrate lower Scope 3 emissions to ensure overall site sustainability.

Response: Scope 3 emissions can be reduced for future tenants through the proposal’s
sustainable transport design elements, such as the cycle storage and EV charging. This will
reduce emissions associated with commuting to the building. The proposed heat pump
system will include leak detection to mitigate against unchecked F-gas leaks.

SEPA note that comments were requested as the site may be at risk from surface water or small
watercourse flooding, but this consultation falls below the thresholds for which SEPA provides site
specific advice and refer to their flood risk standing advice which is available at SEPA's Flood Risk
Standing Advice. In accordance with SEPA Development Management Consultation Thresholds and
Standing Advice guidance, they request that in the first instance local authority flood risk management
colleagues assess the proposal against any information they hold to determine whether it may be at
fluvial flood risk from the small watercourse, and if so, only consult SEPA if they subsequently
recommend that SEPA advice is required. As noted above NLC Water Management accept the
content of the Flood Risk Assessment and Drainage Strategy subject to suitable conditions.

Scottish Water has no objection to the proposed development. There is sufficient water and foul
wastewater treatment capacity to accommodate the proposal at this stage, although further
assessment will be required once a formal connection application is submitted. Scottish Water
confirms that surface water connections to the combined sewer will not be accepted, except in
exceptional brownfield circumstances requiring significant justification. The applicant is advised that
live Scottish Water infrastructure may be present within or near the site, and any potential conflicts
must be assessed through the Asset Impact Team. Capacity cannot be reserved, and all connections
will be reassessed following any future technical applications.

Originally Transport Scotland sought to control new signage on the site through this application but no
longer wish this condition attached as it is recognised this would be subject to a separate application.
Transport Scotland has advised that they no objection to the proposed development subject to
conditions designed to protect the operational safety and integrity of the trunk road network. These
include ensuring there is no direct pedestrian or vehicular access to the trunk road, no drainage
connections to trunk road infrastructure, and that detailed proposals for drainage, boundary fencing,
barriers, landscaping, and lighting are agreed in consultation with Transport Scotland prior to
development commencing. Additional conditions require appropriate construction traffic management,
prevention of debris on the trunk road, and other restrictions. Collectively, these measures are
intended to safeguard road safety, maintain efficient trunk road operations, and ensure that
construction and operational activities do not adversely impact the strategic network.

Coal Mining Remediation Authority notes that the applicant has obtained appropriate and up-to-date
geological and mining information, as well information from the results of intrusive site investigations
undertaken. From a review of the site investigations undertaken, the Report confirms that identified
shallow mine workings pose a risk to ground stability, and that the shaft, which has been located, will
also require remediating. On the basis that the development layout has clearly been designed around
the recorded mine entry and its respective zone of influence and subject to the imposition of a planning
condition to ensure the recommended remediation, the Coal Authority has no objections to this
planning application.

Archaeology note that historic mapping indicates that the proposed development site contains the
remains of an ‘old coal pit’, first recorded on the mid-19th-century Ordnance Survey. This feature is
likely to be earlier in origin - potentially dating to the 18th century - and may relate to the early phases
of the local coal industry, which played a nationally significant role in shaping the area’s economy and
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landscape. While there are no Scheduled Monuments nearby and therefore no anticipated setting
impacts, the development has the potential to disturb previously unrecorded archaeological remains
associated with early coal mining activity. As the extent and condition of any surviving remains are
unknown, Archaeology note that there are insufficient grounds to object to the proposal. However,
archaeological mitigation is required to ensure any remains are properly investigated and recorded.
They therefore recommend that, prior to any development, the applicant secures a programme of
archaeological works in accordance with a Written Scheme of Investigation agreed with the local
Archaeology Service. This is expected to include a photographic record of the current site condition,
targeted trial trenching over the coal pit location, and the provision for further excavation, analysis and
archiving should significant remains be identified.

Representations

Following standard neighbour notification and press advertisement, no representations have been
received.

Planning Assessment

Sections 25(1) (a) and 37(2) of the Town and Country Planning (Scotland) Act 1997 require that this
application be determined in accordance with the development plan unless material considerations
indicate otherwise. The development plan consists of National Planning Framework 4 2023 (NPF4)
and the North Lanarkshire Local Development Plan 2022 (NLLDP).

National Planning Framework 4 (2023)

The proposed development demonstrates a generally strong alignment with the requirements of NPF4
Policy 1 - Tackling the climate and nature crises, which requires significant weight to be given to the
climate and nature crises in decision-making. The development reuses a vacant brownfield site within
an established strategic employment area, supporting the principle of conserving and recycling land
assets and minimising additional land take.

In relation to climate mitigation, the submitted energy information confirms a fabric-first, low-energy
design incorporating high insulation standards, airtightness, zero direct-emission heating systems and
provision for rooftop solar PV. Both units achieve or exceed the relevant target delivered energy rates,
indicating reduced operational carbon emissions and climate adaptation measures are appropriately
embedded in line with Policy 1 expectations. The site is not at significant flood risk, and a robust SUDS
strategy incorporating attenuation and controlled discharge will manage surface water without
increasing off-site flood risk, consistent with NPF4’s resilience objectives. Regarding the nature crisis,
ecological assessment and landscaping proposals indicate that although some vegetation will be lost,
the scheme delivers some meaningful biodiversity enhancements. These include new native planting,
strengthened hedgerow networks, species-rich grassland, and provision for bats and nesting birds,
supporting NPF4’s requirement for positive biodiversity effects and strengthened ecological
connectivity. Overall, the proposal shows that substantial weight has been given to climate mitigation,
climate adaptation and biodiversity enhancement, and it is therefore considered to accord with the
aims of NPF4 Policy 1.

The proposals show strong compliance with NPF4 Policy 2 — Climate Mitigation and Adaptation, which
requires development to minimise lifecycle greenhouse gas emissions and adapt to current and future
climate risks. The submitted Energy Statement confirms a fabric-first design with high thermal
performance, airtight construction and zero direct-emission heating systems, with both units achieving
delivered energy performance that meets or exceeds the relevant regulatory targets. These measures
demonstrate meaningful reductions in operational energy demand and emissions consistent with the
policy’s mitigation requirements.

Adaptation considerations have also been embedded within the design. The Flood Risk Assessment
identifies no significant fluvial or coastal flood risk, and a comprehensive SUDS strategy is proposed
to manage surface water through attenuation and controlled discharge, with exceedance routes safely
accommodated within the site. This accords with Policy 2’s requirement for development to respond
to climate-driven risks such as more intense rainfall and increased surface water pressures. The
Design & Access Statement further demonstrates that the buildings have been designed to
accommodate future climate conditions, including measures relating to ventilation, thermal comfort,
robust materials and layout decisions informed by site-specific risk appraisal. These considerations
align with Policy 2’s emphasis on future-proof, resilient development capable of adapting to changing
climatic conditions over its lifetime. Overall, the proposals exhibit a clear and proportionate response
to the climate mitigation and adaptation expectations of NPF4 Policy 2 and are therefore considered
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to accord well with this policy.

The proposals demonstrate a generally good level of alignment with NPF4 Policy 3 - Biodiversity,
which requires major developments to conserve, restore and enhance biodiversity and to ensure that
sites are left in a demonstrably better ecological condition than without intervention. The ecological
appraisal identifies that the site supports a mix of predominantly low to moderate value habitats,
including species-poor grassland, hedgerows and areas of scrub, with nearby non-statutory woodland
designations providing local ecological context. This baseline assessment fulfils the requirement to
understand the site’s ecological characteristics prior to determining appropriate mitigation and
enhancement measures.

While some existing vegetation, including priority hedgerows, will be lost to facilitate development, the
landscaping proposals incorporate substantial compensatory and enhancement planting. These
include new native hedgerow corridors, native tree and shrub belts, species-rich grassland, and
biodiversity features such as bat boxes and bird-nesting provision. The landscape strategy also
improves ecological connectivity by strengthening links between nearby woodland habitats, thereby
supporting nature network functionality in accordance with Policy 3 requirements. The development
avoids significant adverse effects through design and mitigation, applying the mitigation hierarchy
before introducing enhancements. The proposed measures result in a net gain in habitat quality
relative to the current baseline and contribute to long-term biodiversity management on the site. This
approach accords with Policy 3’s requirement that major developments provide significant biodiversity
enhancements secured over an appropriate timescale and integrated with site layout and green
infrastructure functions. Overall, the proposals are considered to respond appropriately to NPF4 Policy
3 by demonstrating proportionate ecological assessment, avoidance and mitigation of impacts, and a
coherent package of biodiversity enhancement measures.

The proposals are considered to generally comply with NPF4 Policy 4 — Natural Places, which seeks
to protect, restore and enhance natural assets and ensure that development does not result in
unacceptable impacts on valued natural features or designated areas. The ecological appraisal
confirms that there are no statutory natural heritage designations within the application site, with
nearby assets (such as Blacklands Plantation and woodland to the north-west identified as local nature
conservation sites rather than nationally or internationally protected areas. As such, Policy 4’s more
stringent protections for national and international designations are not engaged.

The appraisal identifies a range of local-value habitats on the site, including species-poor grassland,
hedgerows, scrub and scattered trees, and confirms the presence of priority hedgerows that contribute
to local ecological connectivity. The proposed development results in some loss of these features;
however, the landscaping strategy provides for compensatory native planting, strengthened hedgerow
networks and biodiversity enhancements designed to maintain ecological function and minimise
adverse effects in line with the mitigation hierarchy required by Policy 4. There is no evidence that the
development would undermine the integrity or qualifying interests of any natural heritage designation,
nor are there indications of unacceptable impacts on protected species, subject to implementation of
standard mitigation. The proposal incorporates measures such as sensitive lighting, new habitat
provision, and landscape buffers which help to safeguard the wider natural environment in accordance
with Policy 4’s precautionary approach. Overall, the development is assessed as compatible with
NPF4 Policy 4, with potential impacts on local natural features appropriately mitigated and no
significant effects anticipated on designated natural assets.

The proposal is assessed as generally consistent with NPF4 Policy 5 — Soils, which requires
development to avoid and minimise disturbance to soils, protect carbon-rich soils, and ensure that
undeveloped land is not unnecessarily degraded . The application site comprises previously developed
brownfield land with areas of made ground associated with historic tipping and mining activity, rather
than undisturbed or carbon-rich soils.

The development integrates appropriate mitigation informed by the site’s ground conditions, including
measures for gas protection, foundation design, and management of made ground, ensuring that soil
disturbance is limited to that necessary to enable safe development. Overall, the proposal
demonstrates appropriate and proportionate soil management measures consistent with NPF4 Policy
5, with no identified adverse impacts on valued soil resources.

The proposals are broadly consistent with NPF4 Policy 6 Forestry, Woodland and Trees, which seeks
to protect existing woodlands and trees, avoid habitat fragmentation, and support appropriate
enhancement and compensatory planting where removal is necessary. The ecological appraisal
confirms that the site itself contains only limited areas of scrub, scattered trees and hedgerow
vegetation, with no ancient woodland, veteran trees or designated woodland features within the site
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boundary. The nearest woodland resources - Blacklands Plantation to the northwest - lies outwith the
site and is not directly impacted by the development.

Some vegetation removal, including sections of hedgerow, is required to facilitate the layout. However,
the landscaping strategy provides for extensive native tree and shrub planting, strengthened hedgerow
corridors and linear woodland/scrub belts. These measures help maintain and improve ecological
connectivity, in line with Policy 6’s emphasis on avoiding woodland fragmentation and enhancing
woodland networks where possible. The proposals also introduce new planting in areas identified as
appropriate for green infrastructure, reflecting the policy requirement that development on sites
containing woodland should integrate enhancement and new tree planting into the design. No loss of
ancient, long-established or high-value native woodland has been identified, and the scale of proposed
compensatory planting is considered proportionate to the limited vegetation lost. As a result, the
development is assessed as compliant with NPF4 Policy 6.

The proposals are assessed as generally compliant with NPF4 Policy 12 — Zero Waste, which requires
development to prioritise the reduction, reuse and recycling of materials, support the circular economy,
and ensure that operational waste is managed sustainably. The Design & Access Statement confirms
that modern methods of construction, prefabricated elements, and the use of materials with recycled
content will be employed where possible, helping to minimise construction waste and reduce embodied
emissions. The Planning Statement also highlights the preparation of a material efficiency statement
and a Resource Management Plan, ensuring a structured approach to managing construction waste
in accordance with the waste hierarchy.

In terms of operational waste, each unit provides dedicated storage areas for recyclable and general
waste, sized and designed in accordance with relevant standards, with access arrangements suitable
for efficient refuse collection. This supports Policy 12’s requirement for development to incorporate
measures enabling waste separation at source and convenient servicing of waste facilities. Overall,
the proposals demonstrate an appropriate and proportionate response to the principles of waste
minimisation and the circular economy set out in NPF4 Policy 12 and are therefore considered to
comply with the policy.

The proposals are assessed as broadly compliant with NPF4 Policy 13 — Sustainable Transport, which
seeks to prioritise walking, wheeling, cycling and public transport, reduce car-dependence, and ensure
that transport impacts are fully understood and mitigated . The site lies within the established
Eurocentral employment area and benefits from direct access to the internal road network and the M8
corridor, with existing bus services and active travel routes available within the wider area. The
Transport Assessment confirms that the development can be safely accommodated on the
surrounding network and that predicted vehicle trip generation would not result in any significant
adverse impacts on junction performance or road safety.

Active travel provision is incorporated within the layout, including dedicated pedestrian connections,
covered cycle parking and shower/changing facilities, supporting Policy 13’s requirement for direct,
safe and convenient non-car access to the site. The development also provides electric vehicle
charging infrastructure, meeting the policy expectation for low-emission vehicle support. A full Travel
Plan accompanies the application and outlines measures to encourage modal shift, including travel
information, monitoring arrangements and the appointment of a Travel Plan Coordinator, in line with
Policy 13’s requirements for significant travel-generating uses. Parking levels are proportionate to the
operational needs of Class 5/6 uses, and pedestrian and vehicular movements are clearly segregated
to ensure safe internal circulation. Overall, the development integrates appropriate active travel
facilities, public-transport accessibility, electric vehicle provision and travel-planning measures. When
combined with the findings of the Transport Assessment, the proposal is considered to comply with
the aims of NPF4 Policy 13.

The proposals demonstrate broad compliance with NPF4 Policy 14 — Design, Quality and Place, which
requires new development to contribute positively to place quality, respond to local character, and
reflect the six qualities of successful places. The Design & Access Statement explains that the site
layout, massing and architectural approach have been shaped by a detailed appraisal of site
characteristics, surrounding industrial context and operational requirements, ensuring the
development integrates appropriately within the established Eurocentral business environment

The layout provides clear movement hierarchies, separating pedestrian, car and HGV routes, with
active frontages delivered through articulated office elements facing McNeil Drive. This helps reinforce
legibility and visual quality in line with Policy 14’s expectation for safe, pleasant and well-structured
places. The architectural treatment adopts contemporary industrial materials with fagade articulation
to break down massing and uses durable finishes consistent with the area’s character while enhancing
the appearance of the site. Landscape proposals introduce structured planting, enhanced boundaries
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and biodiversity-led green infrastructure that soften building edges and contribute to wellbeing and
placemaking, supporting the policy’s emphasis on nature-rich and healthy environments. Inclusive
design principles are evident through level access, accessible parking, clear pedestrian routes and
provision for cyclists. Overall, the development provides a coherent and high-quality employment
environment that reflects its strategic industrial setting while embedding placemaking principles
required by NPF4 Policy 14.

The proposals are considered to comply with NPF4 Policy 18 — Infrastructure First, which requires
development to be supported by the infrastructure needed to ensure that places function effectively
and safely, and that proposals do not outstrip existing infrastructure capacity. The application is
accompanied by a comprehensive suite of technical assessments - including transport, drainage,
utilities, energy and flood risk - which together confirm that the site can be serviced efficiently using
existing strategic and local infrastructure within the Eurocentral employment area.

The Transport Assessment demonstrates that the surrounding road network has sufficient capacity to
accommodate development traffic and that no off-site mitigation is required, supporting the policy
requirement for infrastructure capacity to be fully appraised at an early stage. The drainage strategy
similarly confirms that foul and surface water can be managed via existing public networks and on-site
SUDS, ensuring that the development does not place undue pressure on local water or drainage
systems. Utility reviews undertaken as part of the design process confirm the availability of energy,
water and service connections within the existing business park, with the layout accommodating
necessary easements and service corridors in line with the infrastructure-first approach promoted by
Policy 18. Provision for electric vehicle charging, cycle facilities and energy-efficient building systems
further supports long-term infrastructure resilience. Overall, the proposal demonstrates that relevant
transport, drainage, utilities and servicing infrastructure can support the development without adverse
impact, and that infrastructure considerations have been embedded from the outset. It therefore
accords with the aims of NPF4 Policy 18.

The proposals are considered to comply with NPF4 Policy 20 — Blue and Green Infrastructure, which
requires development to enhance, integrate and expand blue and green infrastructure networks,
support nature restoration, and contribute to climate resilience. The Design & Access Statement and
ecological appraisal confirm that the landscape strategy has been developed to deliver multifunctional
green infrastructure across the site, including native structural planting, reinforced hedgerow corridors,
species-rich grassland, and new habitat features aimed at strengthening ecological connectivity to
nearby woodland areas.

The drainage strategy incorporates a Sustainable Drainage System (SUDS) with attenuation and
controlled discharge, and exceedance flow routes have been designed to manage extreme rainfall
events safely within the site. This satisfies Policy 20’s expectation that blue-green infrastructure is
used to support natural surface water management and improve climate adaptation potential. The
landscape proposals also create Amenity areas, breakout spaces and green edges that soften the
development and contribute positively to the wider green network within the Eurocentral area. Planting
design prioritises native species and long-term ecological enhancement, supporting Policy 20’s
requirement for nature-positive design and improved access to naturalised spaces for site users.
Overall, the integration of SUDS, habitat enhancement and well-structured landscape planting
demonstrates that the development has designed blue and green infrastructure within the scheme.
The proposal is therefore assessed as compliant with NPF4 Policy 20.

The proposals are assessed as compliant with NPF4 Policy 22 — Flood Risk and Water Management,
which requires development to avoid increasing flood risk, incorporate sustainable drainage, and
safeguard the water environment. The Flood Risk Assessment confirms that the site does not lie within
an area of medium or high fluvial or coastal flood risk and is therefore suitable for the proposed use in
accordance with the risk-based approach promoted by Policy 22.

A comprehensive Sustainable Drainage System (SUDS) is incorporated into the scheme, including
attenuation and controlled discharge designed to ensure post-development runoff does not exceed
greenfield rates. The drainage strategy also demonstrates that exceedance flows can be safely routed
within the site, avoiding impacts on buildings and critical infrastructure, and aligning with Policy 22’s
requirement for responsible surface water management and climate-resilient design. The development
connects to the existing public sewer network for foul drainage, subject to agreement with Scottish
Water, and drainage infrastructure has been carefully coordinated with landscape measures to form
part of a wider blue-green infrastructure approach. Ground investigation work has been used to inform
the feasibility of infiltration and attenuation solutions, ensuring the proposed system is technically
robust and responsive to site-specific hydrological conditions. Overall, the submitted assessments
demonstrate that the proposals avoid areas of flood risk, manage surface water sustainably and
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protect the water environment. The development is therefore considered to accord with the
requirements of NPF4 Policy 22.

The proposals are considered to comply with NPF4 Policy 23 — Health and Safety, which seeks to
ensure that new development protects people and places from environmental harm, avoids introducing
unacceptable health risks, and incorporates appropriate mitigation where necessary. The policy
requires planning authorities to consider matters such as air quality, noise, pollution, hazardous sites,
and overall impacts on health and wellbeing.

The submitted technical assessments confirm that the proposed industrial use can be accommodated
on the site without generating significant adverse health-related effects. The Transport Assessment
demonstrates that traffic associated with the development can be absorbed within the existing strategic
road network without unacceptable impacts on air quality or road safety, supporting Policy 23’s
requirement to avoid harm arising from transport emissions or unsafe movement patterns. The site
layout also separates pedestrian, car and HGV movements, improving safety within the development.
Flood risk and surface-water management have been addressed through a comprehensive SUDS
strategy, ensuring that the development does not increase flood risk to people or property. This aligns
with the policy’s emphasis on managing environmental hazards and supporting safe, resilient places.
No hazardous installations, pipelines or other regulated sites are identified as being directly affected
by or in conflict with the proposed development, and the site does not introduce sensitive receptors
that would be exposed to undue risk. The Design & Access Statement sets out clear measures relating
to site security, lighting and crime-prevention design, further supporting safe access and movement
on site. Overall, the proposals are considered to appropriately address health, safety and
environmental risk factors and therefore accord with the aims of NPF4 Policy 23.

The proposals are assessed as fully consistent with NPF4 Policy 26 — Business and Industry, which
supports business and industrial development in appropriate, well-serviced locations that contribute to
a productive and resilient economy. The application site lies within the Eurocentral-Mossend-
Newhouse Strategic Business Centre, an established industrial and logistics hub where Class 5 and
6 uses are explicitly supported by the Development Plan. The Planning Statement confirms that the
site is identified for business development and forms part of a nationally significant employment area
with excellent strategic connectivity via the M8 corridor.

The development provides modern, flexible industrial floorspace capable of accommodating a range
of general industrial and storage/distribution operations, aligning with Policy 26’s encouragement of
employment-generating uses within established business locations. The proposal makes effective use
of previously developed land and existing infrastructure, reducing the need for greenfield expansion
and supporting efficient land use in line with national policy objectives. The Planning Statement
highlights that the scale, form and operational characteristics of the scheme are consistent with the
surrounding industrial context and reinforce Eurocentral's strategic economic role. Infrastructure
requirements have been appropriately considered. The Transport Assessment demonstrates that the
surrounding road network can safely accommodate development traffic, and utility reviews confirm
that the site can be serviced without undue pressure on existing infrastructure - consistent with Policy
26's requirement for well-supported business growth. The design provides good internal circulation,
HGV yard arrangements and staff facilities, ensuring operational efficiency for future occupiers.
Overall, the proposal represents an appropriate, well-located business and industrial development that
supports economic productivity and aligns with the strategic employment function of Eurocentral. It is
therefore considered to comply with the aims of NPF4 Policy 26.

North Lanarkshire Local Development Plan

The site lies within the Eurocentral-Mossend-Newhouse Strategic Business Centre, which is identified
in the Local Development Plan as a core location for Class 4, 5 and 6 uses and forms part of the
Council’'s established Industrial & Business Land Supply. Policy PROM LOC 2 - Business
Development Sites directs business development to these strategic locations and supports the
development of marketable and previously developed land where proposals are compatible with the
centre’s role and function.

The proposed Class 5/6 industrial and distribution use is fully aligned with the Purpose of Place for
Strategic Business Centres (Policy PP 2A), which specifically encourages large-scale industrial and
logistics activity and seeks to safeguard these areas from dilution by non-ancillary uses. The
development does not introduce any high-footfall or town-centre uses, and therefore no sequential
assessment is required. Measures assessed under NPF4 Policies 1 and 2 demonstrate that the
proposal makes efficient use of a serviced, brownfield site and delivers modern, low-carbon industrial
floorspace consistent with the upgrading and reinvestment aspirations for strategic business locations.
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Matters assessed under NPF4 Policies 3, 4 and 20 confirm that ecological effects are limited and can
be mitigated, with proposed native planting and green infrastructure enhancements consistent with
the LDP’s requirement that development should not compromise local environmental assets.

Transport and access arrangements assessed under NPF4 Policy 13 show that the site is
appropriately connected to the strategic road network and that internal arrangements for HGVs, cars
and active travel meet expected standards. These findings align with PROM LOC 2 and PP 2A, which
require that development supports the operational effectiveness of business centres and does not
undermine their accessibility. Infrastructure and servicing, including drainage and utilities (NPF4
Policies 18 and 22), have been demonstrated as capable of being accommodated within existing
networks with appropriate on-site SUDS and servicing solutions. This supports the Policy PROM LOC
2 requirement that development in business locations should be compatible with available
infrastructure and wider environmental policies.

Overall, the proposals constitute an appropriate form of business and industrial development within a
designated Strategic Business Centre. When considered alongside the positive findings under the
relevant NPF4 policies, the development is assessed as compliant with Policy PROM LOC 2 and is
consistent with the strategic economic role of Eurocentral within the adopted Local Development Plan.

In terms of policy PROT A — Natural Environment and Green Network Assets the site does not contain,
nor is it immediately adjacent to, any internationally or nationally designated natural heritage assets,
such as SACs, SPAs or SSSis, as identified within Policy PROT A Categories A1 and A2. The site
does, however, contain elements of the local natural environment, including hedgerows and general
urban green network features that fall under Policy PROT A Categories A3 and A4. The ecological
appraisal supporting the application confirms that these habitats are of local ecological value, and
while some will be lost to accommodate the development, appropriate mitigation and enhancement
measures are proposed. This aligns with the policy requirement that proposals affecting local nature
conservation assets should demonstrate either no adverse impact or impacts that can be suitably
mitigated in environmental terms.

The measures proposed - including new native planting, strengthened habitat corridors, biodiversity
features and integrated SUDS - are consistent with the positive assessment already established
against NPF4 Policies 3, 4 and 20, which address biodiversity enhancement, natural place protection
and blue-green infrastructure and confirm that significant adverse ecological effects are unlikely and
that the development incorporates meaningful nature-positive design interventions. Policy PROT A
also requires consideration of protected species and the wider green network. The ecological
assessment identifies no unmitigable impacts on protected species and provides an evidence-based
mitigation hierarchy, supported by landscape proposals that retain and enhance green network
connectivity. This approach is compatible with both PROT A (Categories A4 and A5) and the NPF4
assessments of biodiversity, green infrastructure and flood-resilient landscape design. Overall, the
proposal demonstrates that effects on the natural environment and green network have been
appropriately assessed and mitigated, and that the development incorporates enhancements
consistent with both national and local policy expectations. The proposal is therefore considered to
comply with Policy PROT A of the North Lanarkshire Local Development Plan.

Policy Cl requires new development to contribute to any additional infrastructure needs it generates,
and in this case the relevant matters for consideration are impacts on transport and green
infrastructure given that the development is for Class 5/6 employment uses and does not introduce
new residential population.

In terms of transport infrastructure, the Transport Assessment confirms that the surrounding road
network has sufficient capacity to accommodate the development and that no off-site mitigation works
are required and aligns with the assessment under NPF4 Policy 13 above, which demonstrates that
the proposal supports safe and efficient movement and does not place undue pressure on existing
infrastructure. With regard to green infrastructure, in this case, the proposed landscaping, SUDS
ponds, habitat provision and green infrastructure corridors provide an appropriate level of on-site
enhancement and aligns with the assessment under NPF4 Policies 3, 4 and 20, which collectively
confirm that the development strengthens biodiversity and contributes to local green-network
functions. No requirements have been identified in respect of utilities infrastructure, with the drainage
and utilities assessments confirming that connections can be made to existing networks without
generating additional capacity pressures and as noted above accords with NPF4 Policies 18 and 22
relating to infrastructure capacity and water management.

Overall, the proposal does not give rise to any identifiable off-site infrastructure deficiencies requiring
developer contributions. The development is therefore assessed as compliant with Policy Cl, with all
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infrastructure matters satisfactorily addressed through on-site design measures and the supporting
technical assessments.

Policy EDQ 1 requires all development proposals to be informed by a thorough appraisal of the site
and its surroundings, ensuring that new development integrates successfully, avoids adverse impacts
on amenity, and responds to the physical, environmental and contextual factors present on and around
the site. The policy sets out a broad list of matters to be addressed including massing, surrounding
land uses, access and movement, utilities, green network features, ground conditions, flood risk,
biodiversity, and built/natural features of interest.

The submitted Planning Statement, Design & Access Statement and supporting technical reports
collectively provide an appraisal consistent with the expectations of EDQ 1. The site is a previously
developed plot within the Eurocentral Strategic Business Centre, and the assessment of context
confirms that the surrounding area is characterised by large-format industrial and logistics buildings.
This aligns with earlier NPF4 findings that the proposal is compatible with the established character
and use of the wider area (NPF4 Policies 1, 2, 14 and 26).

Ground conditions, contamination, and stability have been considered through the site investigation,
consistent with EDQ 1 requirements relating to ground quality and utilities infrastructure. Flood risk
and drainage matters have been addressed through a Flood Risk Assessment and SUDS strategy,
which satisfy both EDQ 1 considerations and under NPF4 Policy 22. Access, movement and transport
matters have been appropriately appraised, with safe and efficient vehicle, HGV and pedestrian routes
incorporated within the design. These matters align with EDQ 1’s requirement to consider accessibility
and connections, and are supported by the Transport Assessment, which concluded (in line with NPF4
Policy 13) that the surrounding network can accommodate the development without adverse impact.
In relation to landscape, biodiversity and green network assets, the submitted ecological appraisal and
landscape strategy identify the site’s existing habitats and set out mitigation and enhancement
measures. This satisfies the EDQ 1 requirement to identify natural features, green network assets and
biodiversity interests on and around the site and is consistent with the assessment above under NPF4
Policies 3, 4 and 20. No heritage constraints have been identified on or adjacent to the site, and the
proposal therefore raises no conflict with EDQ 1 criteria relating to built heritage or archaeological
interest.

Overall, the submitted information demonstrates that the proposal is founded on a comprehensive and
proportionate site appraisal, addressing the full range of considerations required by EDQ 1. The
development therefore complies with Policy EDQ 1 of the North Lanarkshire Local Development Plan.

Policy EDQ 2 requires development proposals to demonstrate that any site-specific constraints -
including hazardous zones, flood risk, contaminated land, ground instability, utilities infrastructure, air
quality and noise management areas - have been fully considered and appropriately mitigated. The
policy emphasises that development must accord with the requirements of relevant regulatory bodies,
including HSE, SEPA and utility providers, and that proposals in constrained areas must be supported
by proportionate technical assessment.

The site does not fall within any Health and Safety Executive (HSE) consultation zones, nor is it
affected by major hazard pipelines or installations. Ground conditions have been fully assessed
through the submitted site investigation, which identifies made ground and historic disturbance but
confirms that appropriate foundation design and gas protection measures can be implemented. This
aligns with EDQ 2 requirements to assess contamination and ground instability and to secure
necessary mitigation where required. The Flood Risk Assessment confirms that the site is not located
within a functional floodplain and that flood risk from all sources is low. The proposed SUDS strategy
appropriately manages surface water and ensures safe exceedance routing. These findings are
consistent with both EDQ 2 obligations and the assessment already made under NPF4 Policy 22.

The site layout has been designed to avoid conflict with existing utilities and to allow appropriate
service connections, in line with EDQ 2 requirements relating to pipelines, cables and service
infrastructure. No utility conflicts or constraints have been identified that cannot be accommodated
within the proposed design. The site does not lie within an Air Quality Management Area or Noise
Management Area as defined in the Local Development Plan. The proposed operational use is
compatible with the industrial/business character of Eurocentral and is not expected to introduce
sensitive receptors. This aligns with EDQ 2, which requires that development in or near such areas
demonstrate mitigation or avoidance of impacts. The assessment under NPF4 Policy 23 also identifies
no unacceptable health or amenity effects.

Overall, the proposal appropriately identifies and responds to the specific site constraints outlined in
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Policy EDQ 2, and all issues are shown to be capable of mitigation. The development is therefore
considered to comply with NLLDP Policy EDQ 2.

Policy EDQ 3 requires development to achieve high standards of site planning and sustainable design,
informed by the site appraisal (EDQ 1) and any identified constraints (EDQ 2). The policy sets out
detailed expectations relating to place quality, accessibility, climate mitigation and adaptation, water
management, landscape, biodiversity, heritage protection and resource efficiency.

The layout provides clear internal circulation routes, appropriately separates HGV, car and pedestrian
movements, and reflects the established scale and form of modern industrial buildings within the
Eurocentral Strategic Business Centre. This is consistent with EDQ 3’s requirement for a coherent
approach to siting, layout, massing and materials, and aligns with NPF4 Policy 14 regarding design
quality and contextual response. Connections for walking and cycling, level access arrangements, and
covered cycle parking contribute to a safe and inclusive environment. These measures satisfy EDQ
3’s requirements relating to movement, safety and accessibility and reinforce the compliance already
identified under NPF4 Policy 13 on sustainable transport. The development incorporates a fabric-first
approach, air-tight construction, zero-direct-emission heating and provision for rooftop PV, meeting
EDQ 3 requirements on energy efficiency, carbon reduction and low-carbon technologies and align
with NPF4 Policies 1 and 2, demonstrating that the proposal meaningfully contributes to climate
mitigation and adaptation.

EDQ 3 requires provision for next-generation digital connectivity. Service corridors and infrastructure
layouts accommodate the installation of fibre connections in line with modern industrial standards. No
details are provided but it is anticipated that the modern nature of the proposed new building will
incorporate such standards. The site is not within an Air Quality or Noise Management Area, and the
proposed use is compatible with the surrounding industrial context. Noise and air-quality effects are
therefore expected to be minimal, consistent with EDQ 3 and the assessment under NPF4 Policy 23,
which identified no unacceptable health or amenity impacts. Surface-water management through a
sustainable drainage system, attenuation features and defined exceedance routing complies with EDQ
3 requirements to protect waterbody status and implement SUDS. These conclusions mirror the
assessment already reached under NPF4 Policy 22 on flood risk and water management. New native
planting, species-rich grassland, strengthened hedgerows and biodiversity features ensure that the
development contributes positively to the green network. These measures satisfy EDQ 3’s
requirements for landscape enhancement and the safeguarding of existing features, and align with
earlier conclusions under NPF4 Policies 3, 4 and 20, which confirmed that the proposal delivers
biodiversity and green-infrastructure benefits. No historic environment assets are present on or
adjacent to the site, and ecological features have been assessed and mitigated in accordance with
PROT A and NPF4 requirements. EDQ 3’s expectations regarding protection and enhancement of
natural and historic interests are therefore met.

Overall, the proposal demonstrates that high-quality, sustainable design principles have been applied
across layout, landscape, energy, movement and environmental management. The development is
therefore considered to comply with NLLDP Policy EDQ 3.

Conclusions

In conclusion, it is considered that the proposal accords with the development plan and represents an
appropriate reuse of serviced brownfield land within a designated Strategic Business Centre and has
been demonstrated to comply with the relevant policies of NPF4 and the North Lanarkshire Local
Development Plan. Technical assessments confirm that environmental, infrastructure, design and
amenity considerations can be satisfactorily addressed, and the development will deliver modern
industrial floorspace that aligns with the area’s strategic economic function.



