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	Report to:
	Hamilton Area Committee 

	Date of Meeting:
	17 November 2021

	Report by:
	Executive Director (Community and Enterprise Resources)

	
	

	Application no.
Planning proposal:
	P/21/0340
Demolition of timber shed and erection of garage/store



1	Summary application information
	 [purpose]

	0. [bookmark: TextEntry]
	Application type: 
	Detailed planning application

	0. 
	
Applicant: 
	
Mr Roy Jackson

	0. 
	Location: 
	Fairholm Orchard
Access from Wee Sunnyside Road to Sunnyside and Fairholm
Larkhall
ML9 1RB

	[1purpose]


2	Recommendation(s)
2.1	The Committee is asked to approve the following recommendation(s):-
	[recs]


(1)	Grant detailed planning permission (subject to conditions) based on conditions attached.
	[1recs]


2.2	Other actions/notes

(1)	The Hamilton Area Committee has delegated powers to determine this application.


3	Other information
	♦
	Applicant’s Agent:
	Phil Birse

	♦
	Council Area/Ward:
	20 Larkhall

	♦
	Policy Reference(s):
	South Lanarkshire Local Development Plan 2 (Adopted April 2021) 
Policy 1 - Spatial Strategy
Policy 2 - Climate Change
Policy 4 - Green Belt and Rural Area
Policy 5 - Development Management and Placemaking
Policy DM1 - New Development Design







♦  	Representation(s):

	►
	10 
	Objection Letters

	►
	  0 
	Support Letters

	►
	  0 
	Comment Letters



♦  	Consultation(s):  

Roads Flood Risk Management

Countryside and Greenspace





Planning Application Report
1 Application Site

1.1 The planning application site extends to 0.75 hectares and relates to a registered agricultural holding.  

1.2 The site includes a traditional detached dwellinghouse, a detached garage, greenhouse, an agricultural shed and an area of hardstanding at the southern side of the house which previously contained a shed.  The topography of the site is relatively level at the western part of the site; the gradient of the site, however, falls steeply at the eastern side towards the Avon Water.  Access/egress is gained by a single width private access track with an unmade surface.

1.3	The site is situated within a rural setting and is located to the west of the settlement of Larkhall.  It is surrounded on all sides by grazing fields and is located within the designated Greenbelt. An established equestrian centre (Ross Dhu) is to the east of the site and ‘shares’ the private access.

2	Proposal(s)

2.1	The applicant seeks detailed planning consent for the demolition of a timber shed and the erection of a relatively large garage/store at their property.

2.2	The timber shed at the southern side of the house (constructed pre-1945 and in a poor state of repair) will be demolished. This area along with the footprint/ hardstanding of the previously demolished shed will be redeveloped with the proposed garage/store.  

2.3	The proposed garage/store will have a floor area of approximately 120 square metres.  It will be utilised as a workshop and to store vehicles, animal feed, fertiliser as well as tools and equipment related to the small agricultural holding.

2.4	The proposed building will have a traditional dual pitch roof and has been designed to accommodate the topography of the site.  The garage/storage will have two roller shutters for vehicle access and a door on the western elevation.  The building will be 16m long and 7.5m wide, the proposed materials being steel cladding (forest green) and concrete panels for the external walls and steel cladding (forest green) for the roof.

3	Background

3.1	Local Plan Status

[bookmark: _Hlk52872053][bookmark: _Hlk52872019]3.1.1	The site is designated as Greenbelt in the adopted Local Development Plan 2.  The site is affected by Policy 1 ‘Spatial Strategy,’ Policy 2 ‘Climate Change,’ Policy 4 ‘Green Belt and Rural Area,’ Policy 5 ‘Development Management and Place Making’ and Policy DM1 ‘New Development Design’ of the adopted Local Development Plan.



3.2	Relevant Government Advice/Policy

3.2.1	In terms of development within the Greenbelt, Scottish Planning Policy (SPP) establishes that Local Development Plans should describe the types and scales of development which would be appropriate within a Greenbelt.  These include development associated with agriculture, woodland and forestry, horticulture, recreational uses and essential infrastructure such as digital communications.  In addition, the SPP further identifies that appropriate Greenbelt development includes proposals which meet a national requirement or an established need and the intensification of established uses, subject to the new development being of a suitable scale and form.

3.3	Planning Background

3.3.1	In terms of the planning history of the site, planning consent was granted on 19 September 2014 for ‘demolition of existing timber sheds and erection of new agricultural shed/garage’ (HM/14/0337).  In addition, planning consent was granted on 18 September 2014 for the ‘erection of single storey side and rear extensions and alteration to existing garage to increase its height and depth’ (HM/14/0338).  

4	Consultation(s)

4.1	Roads Flood Risk Management - have offered no objection to the proposal subject to the imposition of a condition relating to the submission of a Flood Risk Assessment and the submission of further details relating to the proposed surface water drainage arrangements.
Response: Noted. It is advised that these requirements can be addressed through the use of a planning conditions, where appropriate.

4.2 	Countryside and Greenspace - have offered no objection to the proposal.
Response: Noted.

5	Representation(s)

5.1	Statutory neighbour notification was undertaken and subsequently ten letters of representation have been received in relation to the application.  The grounds of objection are summarised below:

a)	Concern that the demolition and construction works proposed will have an adverse impact on existing wildlife, including protected species at the site and within the surrounding area. 
Response:  An ‘Ecological Assessment,’ prepared by GLM Ecology, was submitted to the Planning Service in May 2021 in support of the planning application.  The assessment identifies that the site was surveyed for protected species, using a recognised methodology, and no signs of any protected species were recorded.  In addition, the report further establishes that within the context of the size of the site, its residential nature and the lack of suitable breeding habitat, the proposed development would have no adverse impact on any protected species or habitats.

b)	We are concerned that there are bats roosting within the roofspace of the remaining shed which is proposed to be demolished.
Response:  As identified in (a) above, a survey of the site has been undertaken and no signs were recorded of any protected species including bats.

c) 	Following the demolition of the shed on the site there has been an increase in vermin in the area.
Response: Noted.  However, this is a matter out with the remit of the Planning Service and the Council’s Environmental Services can be contacted for further advice in relation to this issue. That said given the rural nature of the site and the nearby River Avon the presence of vermin in the area is possible irrespective of the demolition of the structure.

d) 	The replacement building is substantially larger and higher than the existing outbuilding on the site and the previous demolished outbuilding.
Response: The proposed building will be constructed primarily within the footprint of the demolished shed and the one that is to be demolished.  The footprint of the proposed building has a similar footprint to the two outbuildings which it will replace but it is acknowledged that it will be higher than the existing timber outbuilding on the site. This itself, however, is no reason or justification on its own to resist the proposal given the agricultural setting of the site and the fact that the applicants existing garage at the northern side of the house is of a similar height to that proposed.

In addition to the above, the application site is a substantial area of ground, which includes a number of existing buildings of varying heights and the proposal is considered to be appropriately located within the site.  Furthermore a number of properties within the surrounding area have outbuildings of a similar height, scale and design to the outbuilding now proposed. Subsequently, it is not considered that the proposed garage/store will result in a significant adverse visual impact on the area. 

e) 	The replacement outbuilding should be of wooden construction as the new building will be out of keeping with the existing structures on the site.  
Response: The proposed materials for the outbuilding include steel cladding (forest green) and concrete panels.  It is considered that these materials have a greater longevity than timber and are commonly used for outbuildings within the rural area.  In addition, the green colour proposed for the steel cladding is commonly used in agricultural buildings. 

Subsequently, it is not considered that the materials proposed for the outbuilding will be out of keeping with the existing character of the rural area or result in an adverse visual impact. 

f) 	The applicant has access to their property via a private farm track which is not suitable for heavy goods or construction vehicles.  In addition, this road is used by walkers, equestrian riders and cyclists and the increase in traffic to the site may result in injury.
Response: It is noted that the site is located at the end of a single width private road. There is, however, an adequate turning area for vehicles.  Therefore, as long as all road users (including walkers and horse riders) exercise due care and attention (especially during the construction phase which will be time limited) it is considered that the constrains of the access are not insurmountable. Indeed the proposed garage/store is unlikely to generate additional traffic to the house once built. 

Notwithstanding the above, a condition can be attached to the consent which requires the submission and approval of a Construction Traffic Management Plan.  This document would provide details regarding the proposed arrangements for delivery and construction vehicles.

g) 	The applicant has previously damaged fencing on the access road and has refused to pay for the damage.  In addition, it is anticipated that the construction process is likely to result in further damage to the road. 
Response: This is a private matter out with the role and scope of the Planning Service. Ultimately any dispute which may arise over alleged damage to property (including a private road) is not a planning consideration but is a civil matter to be resolved between the parties involved.

h)	The applicant does not pay due care or caution around horses on this narrow area of road and has already caused a number of incidents.
Response: The applicant should be aware of the physicality of the road and the likelihood of horses using it. Allegations, however, of irresponsible driving/incidents/lack of due care and attention are not material planning considerations in the assessment of this planning application. Such matters should be reported to Police Scotland in the first instance as they are the responsible authority for such accusations.

i) An increase in construction traffic along the access track would have a detrimental impact on the horses at the Ross Dhu Equestrian Facility some of which are being rehabilitated, and ultimately this business.
Response:  The concerns regarding the impact of the construction traffic are noted, however, as with any development, it is accepted that there will always be a degree of disruption during the construction phase.  In this instance, the applicant has advised that the proposed garage/store would take approximately 11 days to construct.  In addition, it is noted that the existing equestrian centre and surrounding properties within the rural area will generate traffic including large vehicles such as tractors, horse transportation vehicles etc.  Subsequently, it is not considered that the proposed development would result in a significant detrimental impact on the equines or the operations of the equestrian facility. 

j) 	We are seeking clarification regarding what the applicant intends to store in the proposed shed as we are concerned about chemical spillages at the site. 
Response: The agent has advised that the garage/storage facility is proposed to accommodate vehicles, animal feed, fertiliser and tools.  The probability of chemical spills are, therefore, no greater at the proposed store/garage than they would be at any other residential property/site.

k) 	There are a number of outbuildings at the site and there is no need for another.  Therefore, we are concerned that the proposed building or the existing garage at the site will be utilised for residential accommodation or a commercial use in the longer term. 
Response:  The proposal relates solely to a garage/storage outbuilding and not for a residential dwelling or commercial use. The suggestion that another used is proposed is not based on the drawings submitted and is supposition only. That said any alternative use at the site would require to be the subject of a separate planning application.

5.2	These letters have been copied and are available for inspection in the usual manner and on the planning portal.

6	Assessment and Conclusions

6.1	The applicant seeks detailed planning consent for the demolition of a timber shed and the erection of a garage/store at Fairholm Orchard, Larkhall.

6.2	The determining issues in the consideration of this application are its compliance with the adopted South Lanarkshire Local Development Plan 2 and its impact on visual amenity, environmental matters and the Greenbelt.

6.3	With regards to Government guidance and advice, as detailed in section 3.2, the site relates to development associated with an established small agricultural holding and house within the Greenbelt.  The residential use of the site is lawful and the proposed store and garage is essentially residential in nature.  On this basis, it is considered that there are no significant issues raised by the proposal with regards to Government guidance and advice.

6.4	Policies 1 and 2 of the adopted Local Development Plan promote sustainable economic growth and regeneration, a move towards a low carbon economy, the protection of the natural and historic environment and mitigation against the impacts of climate change.  The proposal relates to a developed area of land associated with an established property/curtilage and it is not considered that it will have a significant adverse impact on the established rural environment.  In addition, the proposal would not result in a flood risk and there would not be an adverse impact on water, soils, habitat, air quality or green networks.  Therefore, it is considered that the proposal raises no issues within the context of Policies 1 and 2 of the adopted Local Development Plan.  

6.5 Policy 4 of the adopted Local Development Plan establishes that the Greenbelt and the rural area function primarily for agriculture, forestry, recreation and other uses appropriate to the countryside.  The proposal relates to the construction of an outbuilding associated with an established residential property/agricultural holding within the designated Greenbelt.  Subsequently, the proposed development does not challenge the provisions of Policy 4 of the adopted Local Development Plan.

6.6 Policy 5 of the adopted Local Development Plan identifies that all development proposals will require to take account of and be integrated with the local context and built form.  It is considered that the design, location and scale of the proposed outbuilding is acceptable and will not result in a significant material impact on the surrounding rural area.  Therefore, the proposal raises no issues within the context of Policy 5 of the adopted Local Development Plan.

6.7	Policy DM1 of the adopted Local Development Plan relates to the design and layout of all new developments.  The applicant owns neighbouring land and the application site is surrounded by green fields.  Therefore, given these physical characteristics, it is considered that the development will not result in an adverse impact on any nearby properties or the rural character of the area in general.  In addition, the external finishes of the proposed outbuilding are considered acceptable within the context of the established rural area being similar to many other agricultural buildings. Subsequently, the proposed development accords with the provisions of Policy DM1 of the adopted Local Development Plan.  

6.8	In terms of the planning history of the site, the principle of the construction of a new outbuilding at the site was acceptable in terms of consent HM/14/0337.

6.9	With regards to infrastructure considerations, the consultees have not raised any concerns in relation to the proposal and it is considered that any detailed requirements can be dealt with by the use of planning conditions.

6.10	In conclusion, the proposal relates to the erection of a replacement outbuilding associated within an established agricultural holding within the designated Greenbelt.  The layout, design and general appearance of the proposal is acceptable. Overall and in view of the above, it is recommended that planning consent be granted.

7	Reasons for Decision

7.1	The proposal will not significantly adversely impact on visual amenity, environmental matters or the character of the designated Greenbelt.  The proposal raises no issues within the policy context of 1, 2, 4, 5 and DM1 of the adopted Local Development Plan 2 and there are no other material considerations which would justify the refusal of planning permission.


Michael McGlynn
Executive Director (Community and Enterprise Resources)

Date: 3 November 2021

Previous references
· HM/14/0337
· HM/14/0338

List of background papers
►	Application form
►	Application plans
►	South Lanarkshire Local Development Plan 2 (adopted 2021)
►	Neighbour notification letter, dated 5 March 2021 
►	Ecological Assessment, prepared by GLM Ecology, dated May 2021


►	Consultations
	Roads Flood Risk Management
	10.05.2021

	Countryside And Greenspace
	18.10.2021 

	


►	Representations								   Dated:
	
	

	Mrs Margaret Colquhoun, Ross Dhu Cottage, Sunnyside Farm, Sunnyside Road, Larkhall, ML9 1RB

	

	Mrs Morag Higgins, Ross Dhu Cottage, Sunnyside Farm, Sunnyside Road, Larkhall, ML9 1RB

	15.03.2021 

	Mr Mark Higgins, Ross Dhu Cottage, Sunnyside Farm, Sunnyside Road, Larkhall, ML9 1RB

	15.03.2021 

	Jennifer L Smith, 34 Dunglass Square, East Kilbride, G74 4EN

	25.03.2021 

	Elise Smith, Received Via Email

	10.03.2021 

	Judith Donald, 11 Easter Hawhill Wynd, Broomhouse, G71 7TY 

	10.03.2021 

	Mr Brian Dixon, The Gables, Sunnyside Farm, Larkhall, ML9 1RB

	20.03.2021 

	Sandra McCulloch, Received Via Email

	29.03.2021 

	Nicola Taylor-Rowan, 23 Dee Place, East Kilbride, G75 8RZ

	29.03.2021 

	Ute Barrett, Received Via Email

	29.03.2021 

	
	




Contact for further information
If you would like to inspect the background papers or want further information, please contact:

Gail Neely, Planning Officer, Montrose House, 154 Montrose Crescent, Hamilton, ML3 6LB
Phone: 01698 455932			
Email: gail.neely@southlanarkshire.gov.uk


Detailed planning application

Paper apart – Application number: P/21/0340

Conditions and reasons

01.	That for the avoidance of doubt the use of the approved building shall be for garage and storage purposes only associated with the existing dwellinghouse at the site. 
	
	Reason: To ensure that the building is ancillary to the established use of the site and will not be used for commercial or residential purposes.

02.	That before any development commences on site a Flood Risk Assessment shall be submitted to and approved in writing by the Council as Planning Authority.
Reason: These details have not been submitted or approved.
03.	That no development shall commence until details of surface water drainage arrangements have been submitted to and approved in writing by the Council as Planning Authority; such drainage arrangements will require to comply with the principles of sustainable urban drainage systems and with the Council's Sustainable Drainage Design Criteria and shall include signed appendices as required.  The development shall not be occupied until the surface drainage works have been completed in accordance with the details submitted to and approved by the Council as Planning Authority.
			
	Reason: To ensure that the disposal of surface water from the site is dealt with in a safe and sustainable manner, to return it to the natural water cycle with minimal adverse impact on people and the environment and to alleviate the potential for on-site and off-site flooding.

[bookmark: _Hlk76372212]04.	That prior to the commencement of any works associated with the development, a Construction Traffic Management Plan shall be submitted to and approved in writing by the Council as Roads and Planning Authority and implemented thereafter.  
	Reason: in the interests of traffic and public safety as well as to preserve the amenity of the surrounding area.
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