
 North Ayrshire Council, Cunninghame House, Irvine KA12 8EE

Cunninghame House,
Irvine.

9 August 2012

Local Review Body

You are requested to attend a  Meeting of the above mentioned Committee of North 
Ayrshire Council  to be held in the Council Chambers, Cunninghame House, Irvine 
on WEDNESDAY  15 AUGUST 2012  at  2.30 p.m., or at the conclusion of the 
meeting of the Planning Committee, whichever is the later to consider the 
undernoted business.

Yours faithfully

Elma Murray

Chief Executive

1. Declarations of Interest
Members are requested to give notice of any declarations of interest in respect 
of items of business on the Agenda.

2. Minutes
The Minutes of the previous meeting of the Committee held on 20 June 2012 
will be signed in accordance with paragraph 7(1) of Schedule 7 of the Local 
Government (Scotland) Act 1973 (copy enclosed).

3. Notice of Review: 11/00784/PP: Erection of one 55 kwh wind turbine on 
25m high mast: Low Ballees Farm, West Kilbride
Submit report by the Chief Executive on a Notice of Review by the applicant in 
respect of the refusal of a planning application by officers under delegated 
powers (copy enclosed).



 North Ayrshire Council, Cunninghame House, Irvine KA12 8EE

4. Notice of Review: 12/00012/PP: Erection of one and a half storey 
extension to front of semi-detached dwellinghouse
Submit report by the Chief Executive on a Notice of Review by the applicant in 
respect of the refusal of a planning application by officers under delegated 
powers (copy enclosed).

5. Notice of Review: 12/00106/PP: Erection of detached dwellinghouse and 
formation of a new access road
Submit report by the Chief Executive on a Notice of Review by the applicant in 
respect of the refusal of a planning application by officers under delegated 
powers (copy enclosed).  
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 North Ayrshire Council, Cunninghame House, Irvine KA12 8EE

Local Review Body

Sederunt:
Matthew Brown
Elizabeth McLardy
Robert Barr
John Bell
John Bruce
Joe Cullinane
John Ferguson
Ronnie McNicol
Tom Marshall
Jim Montgomerie

(Chair)
(Vice-Chair) Chair:

Attending:

Apologies:

Meeting Ended:
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AGENDA ITEM 2
Local Review Body

20 June 2012
                
IRVINE, 20 June 2012  -  At a Meeting of the Local Review Body of North Ayrshire 
Council at 2.30 p.m.

Present
Matthew Brown, Elizabeth McLardy, Robert Barr, Joe Cullinane, Ronnie McNicol and 
Tom Marshall.

In Attendance
J. Miller, Senior Planning Services Manager, K. Smith, Senior Planning Officer A. 
Craig, Senior Solicitor (Litigation) (Corporate Services); M. McKeown, Committee 
Services Manager and D. McCaw, Committee Services Officer (Chief Executive's 
Service).

Chair
Councillor Brown in the Chair.

Apologies for Absence
John Ferguson and Jim Montgomerie.

1. Declarations of Interest

1.1 Advice to Elected Members

Submitted report by the Chief Executive on the requirements of Standing Orders and 
Section 5 of the Code of Conduct for Councillors in relation to declarations of 
interest.

Standing Order 16 provides that if any Member of the Council has a financial or 
non-financial interest in any contract or any other matter as defined by Section 5 of 
the Councillors' Code of Conduct, and is present at any meeting at which that matter 
is to be considered, he or she must, as soon as practicable after the meeting starts, 
disclose that he or she has an interest and importantly, state the nature of this 
interest.  Section 5 of the Code, which was appended to the report, sets out the rules 
in relation to declarations of interest.

To facilitate any declarations, a heading of "Declarations of Interest", routinely 
appears as the first item on agendas for all meetings of the Council and its 
Committees.  Any Member making a declaration is expected to make a statement 
which is sufficiently informative as to enable those at the meeting, or anyone reading 
the Minute, to understand the nature of the interest.
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The Committee agreed (a) to note the report; and (b) that Members ensure (i) they 
are familiar with the requirements of Standing Orders and Section 5 of the Code of 
Conduct for Councillors in relation to declaring interests and (ii) consider the need to 
declare financial or non-financial interests in any contract or any other matter as 
defined by Section 5 of the Councillors' Code of Conduct when attending meetings of 
the Council and its committees.

1.2 Declarations

There were no declarations of interest by Members in terms of Standing Order 16 
and Section 5 of the Code of Conduct for Councillors.

2. Notice of Review Procedure

Prior to consideration of the Notices of Review, the Senior Solicitor, as Legal Advisor 
to the Local Review Body, advised Members of the procedure to be followed.

3. Notice of Review: N/11/00815/PP: Amendment to Planning Application 
10/00643 to increase the depth of fascias: 5 Hyndman Road, Seamill West 
Kilbride

Submitted report by the Chief Executive on a Notice of Review by the applicant in 
respect of conditions attached to the granting of planning application N/11/00815/PP 
by officers under delegated powers for an amendment to planning application 
10/00643/PP to increase the depth of fascias at 5 Hyndman Road, Seamill, West 
Kilbride.  The Notice of Review documentation, further representations from 
interested parties, the Planning Officer's Report of Handling, a location plan and copy 
of the Decision Notice, were provided as Appendices 1-5 to the report.

The Senior Planning Officer, as Planning Advisor to the Local Review Body, 
introduced the matter under review, confirming that the Notice of Review had been 
submitted timeously by the applicant.  Photographs and plans of the proposed 
development were displayed.

Members agreed that the Local Review Body had sufficient information before it to 
determine the matter without further procedure.

Having considered all the information, the Local Review Body agreed (a) to uphold 
the review request; (b) to remove the condition attached to the granting of planning 
permission N/11/00815/PP in relation to the painting of the zinc fascias; and (c) that 
the Decision Notice be drafted by Officers, agreed by the Chair and, thereafter, 
signed by the Proper Officer for issue to the applicant.
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4. Notice of Review: N/11/00767/PP: Erection of 20kW Wind Turbine 
measuring 15m to hub and 22m to blade tip: Craigdhu Farm, Shannochie, Isle 
of Arran

Submitted report by the Chief Executive on a Notice of Review by the applicant in 
respect of the refusal of planning application N/11/00767/PP by officers under 
delegated powers for the erection of a 20kW wind turbine measuring 15m to hub and 
22m to blade tip at Craigdhu Farm, Shannochie, Isle of Arran.  The Notice of Review 
documentation, further representations from interested parties, the Planning Officer's 
Report of Handling, a location plan and copy of the Decision Notice, were provided 
as Appendices 1-5 to the report.

The Senior Planning Officer, as Planning Advisor to the Local Review Body, 
introduced the matter under review, confirming that the Notice of Review had been 
submitted timeously by the applicant.  Photographs and plans of the proposed 
development were displayed.

Members agreed that the Local Review Body had sufficient information before it to 
determine the matter without further procedure.

Councillor McLardy, seconded by Councillor Brown, moved that the application be 
refused on the ground detailed in the planning decision notice at Appendix 5 to the 
report.

As an amendment, Councillor Barr, seconded by Councillor Cullinane, moved that 
the application be approved.

On a division, there voted for the amendment 3 and for the motion 3.  On the casting 
vote of the Chair, the motion was declared carried. 

Accordingly, having considered all the information, the Local Review Body agreed (a) 
to uphold the decision to refuse planning permission on the following ground:-

That, the proposed development would not accord with Policies INF 8, BE 7, BE 8 
and the Development Control Statement of the Isle of Arran Local Plan, the Ayrshire 
Supplementary Planning Guidance on Wind Farm Development and the Council's 
adopted Landscape Capacity Study for Wind Farm Development in North Ayrshire 
(Phase 2 Repm1) 2009, in that by reason of its height, design, appearance and 
isolated siting in open countryside  on the seaward side of the C147 road, it would: (i) 
intrude upon an area of relatively open countryside, detracting from its natural 
appearance and scenic quality, which would be detrimental to visual amenity; (ii) 
detract from key views from the C147 to coastal and historically important features 
and interrupt key views from the coast road; (iii)  would have a significant adverse 
impact on the historic environment constituting an adverse impact on the setting of 
Craigdhu Fort; and (iv) establish an undesirable precedent for further wind farm 
development in isolated locations, thereby detracting from the amenity and 
appearance of the countryside; and
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(b) that the Decision Notice be drafted by Officers, agreed by the Chair and, 
thereafter, signed by the Proper Officer for issue to the applicant.

5. Notice of Review: 11/00784/PP: Erection of one 55 kwh wind turbine on 
25m high mast: Low Ballees Farm, West Kilbride

Submitted report by the Chief Executive on a Notice of Review by the applicant in 
respect of the refusal of a planning application by officers under delegated powers for 
the erection of one 55kwh wind turbine on a 25m high mast at Low Ballees Farm, 
West Kilbride.

The Notice of Review documentation, the Planning Officer's Report of Handling, a 
location plan and copy of the Decision Notice, were provided as Appendices 1-4 to 
the report.

The Senior Planning Officer, as Planning Advisor to the Local Review Body, 
introduced the matter under review, confirming that the Notice of Review had been 
submitted timeously by the applicant.  Photographs and plans of the proposed 
development were displayed.

The Local Review Body agreed (a) to proceed to a site familiarisation visit; and (b)  to 
so advise the applicant and interested parties.

The meeting ended at 3.05 p.m.
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NORTH AYRSHIRE COUNCIL

Agenda Item 3           
15 August 2012

                                                                                                                                                           

Local Review Body                   

Subject:  Notice of Review: 11/00784/PP: Erection of one 55 
kwh wind turbine on 25m high mast: Low Ballees 
Farm, West Kilbride

Purpose: To submit, for the consideration of the Local Review 
Body, a Notice of Review by the applicant in respect 
of a planning application refused by officers under 
delegated powers.

Recommendation: That the Local Review Body considers the Notice.

1. Introduction

1.1 The Town and Country Planning (Scotland) Act 1997, as amended by 
the Planning (Scotland) Act 2006, provides for certain categories of 
planning application for "local" developments to be determined by 
appointed officers under delegated powers. Where such an 
application is refused, granted subject to conditions or not determined 
within the prescribed period of 2 months, the applicant may submit a 
Notice of Review to require the Planning Authority to review the case. 
Notices of Review in relation to refusals must be submitted within 3 
months of the date of the Decision Notice.

2. Current Position

2.1 A Notice of Review has been submitted in respect of Planning 
Application 11/00784/PP for the erection of one 55 kwh wind turbine 
on a 25m high mast at Low Ballees Farm, West Kilbride.

2.2 The application was refused by officers for the reasons detailed in the 
Decision Notice at Appendix 4.

2.3 The following related documents are set out in the appendices to this 
report:-
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Appendix 1 - Notice of Review documentation;
Appendix 2 - Report of Handling;
Appendix 3 - Location Plan; and
Appendix 4 - Decision Notice.

2.4 The above documentation was submitted for consideration by the 
Local Review Body at its meeting on 20 June 2012.  The LRB agreed 
that a site familiarisation visit be undertaken.  A site familiarisation visit 
was duly arranged for 13 August 2012.  Only those Members of the 
Local Review Body who attended the site visit are eligible to 
participate in the determination of the review request.

3. Proposals

3.1 The Local Review Body is invited to consider the Notice of Review. 

4. Implications

Financial Implications

4.1 None arising from this report.

Human Resource Implications

4.2 None arising from this report.

Legal Implications

4.3 The Notice of Review requires to be considered in terms of the Town 
and Country Planning (Scotland) Act 1997, as amended by the 
Planning (Scotland) Act 2006, and the Town and Country Planning 
(Schemes of Delegation and Local Review Procedure) (Scotland) 
Regulations 2008.

Equality Implications

4.4 None arising from this report.

Environmental Implications

4.5 None arising from this report.

Implications for Key Priorities

4.6 None arising from this report.
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5. Consultations

5.1 Interested parties (both objectors to the planning application and 
statutory consultees) were invited to submit representations in terms 
of the Notice of Review.  No such representations have been 
received.

6. Conclusion

6.1 The Local Review Body is invited to consider the Notice of Review 
including any other procedure which may be required prior to 
determination.

ELMA MURRAY
Chief Executive

Reference :                                    
For further information please contact Diane McCaw, Committee Services 
Officer on 01294 324133

Background Papers
Planning Application 11/00784/PP and related documentation is available to 
view on-line at www.north-ayrshire.gov.uk or by contacting the above officer.
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Planning Review Statement

Site at Low Ballees Farm, West Kilbride 

North Ayrshire Council 

Council Reference N/11/00784/PP

Blueprint Planning & Development Ltd              

Blueprint Planning & Development Ltd
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Review Statement - Application Reference N/11/00784/PP – Erection of one 55kWh wind turbine on 

a 25m high mast at Low Ballees Farm, West Kilbride, Ayrshire KA23 9PG

1.0 Introduction

1.1     This application was refused under delegated powers on 3 February 2012 on the following 

 grounds:-      

1. That the proposed development would be contrary to Policy INF7 in the adopted North 

Ayrshire Local Plan in that it would have an adverse impact on the landscape quality of the 

area.

2. That the proposed development would be contrary to ENV1 in the adopted North Ayrshire 

Local Plan in that it would result in Development in the Countryside for which there is no 

justification.

3. That due to its siting, design and appearance, the proposed development would fail to 

satisfy criteria (a), (b) and (c) of the Development Control Statement of the adopted North 

Ayrshire Local Plan in that it would have an adverse impact on visual amenity and the 

landscape character of the area.

1.2     These reasons for refusal are strongly contested as set out below.

2.0 Reason number 1 - Policy INF7

2.1 Policy INF7 sets out the criteria which an application for renewable energy development must 

 satisfy:

2.2     (a) design & scale appropriate to surroundings

2.3 The site lies in farmed countryside surrounded by hills. To the north lie the Crosbie Hills which 

 rise to over 300m AOD and to the south lies Blackshaw Hill (217m) with Law Hill (178m) to the 

 south west. Drummiling Hill at 104m AOD prevents views up the Ballees valley from the west. 

 There are also a number of summits to the west such that the site lies effectively within a bowl. 

 There are no views of other turbine development from the vicinity of Low Ballees Farm as can 

 be noted when the site is visited. The turbine proposed is a small scale 55kW Endurance 

 model with a maximum height to blade tip of 34.2m. It would be sited on land at 

 approximately 105m AOD, meaning that the total height above sea level for the turbine 

 would be 130m to hub height, 140m for the blade tip. Given that the hills to the south, east 

 and north rise above this height, the turbine would effectively be screened from longer views. 

 The topography to the west would also hide the turbine from all but a few properties in West 

 Kilbride, the A78, the Firth of Clyde and the Islands beyond. The turbine would be 

 backclothed by the farm buildings and the hills so it would at no point appear against the 

 skyline. The turbine could be seen from a short stretch of the B781, but it is a small turbine - a 

 single structure. Unlike the numerous pylons in the area it would not be a distinctive feature, 

 nor would it be inappropriately out of scale or character with its surroundings. 

Blueprint Planning & Development Ltd

Low Ballees Farm Wind Turbine Planning Review Statement, April 2012
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2.4   (b) no significant adverse effect on landscape quality

2.5     The site is not part of a designated landscape and as such the landscape has no protection 

 or designated significance. The nearest designated landscape is the Clyde Muirsheil Regional 

 Park and Sensitive Landscape Area which includes the slopes of Blackshaw Hill to the south of 

 the site. The influence of a single, relatively small turbine would not be so detrimental as to 

 have a significant effect on the landscape character of the area. This is borne out in the 

 Policy Statement by SNH who’s strategic locational guidance for onshore wind farms 

 “excludes small wind developments of a domestic or small business scale, typically single 

 turbines of under 50kW capacity, which may be accommodated satisfactorily in most 

 landscapes.” (The proposed turbine is 55kW capacity which is very close to this definition.)

2.6 The landscape context of the site is a bowl of farmland surrounded by hills. This bowl has 

 been traversed by numerous power lines and pylons which have industrialised the landscape. 

 The area is already heavily influenced by human activity - i.e. agriculture and electricity 

 transmission lines, with Hunterston power station also visible. The site would be screened from 

 long views by the hills that surround it, so the only visual impact of the turbine would be at a 

 local level within the valley bowl. It is only intermittently visible from the B781 and the few 

 properties in West Kilbride that may have views of the turbine are located over 1.5km from 

 the site. The view from these properties includes numerous pylons in the foreground and 

 middle distance as two separate sets of transmission lines pass through the “bowl”. (This is 

 shown on the photographs attached at appendix LB1.) The review site, in the far distance, is 

 associated with the farm buildings and backclothed by Gill Hill.

2.7  The proposal would therefore have no significant adverse effect on landscape quality.

2.8 (c) no unacceptable intrusion or adverse effect on the natural heritage of the locality

2.9  There are no natural heritage designations on the site and no cultural features in the locality. 

 The site is currently a small part of a field put to grass and used as grazing land for the dairy 

 farm. The turbine would be a temporary structure and the land would be reinstated when it is 

 no longer required. The proposal would therefore have no adverse effect on natural heritage.

2.10   (d) no adverse effect on telecommunications, transmitting, receiving or radar systems

2.11 There were no objections or adverse comments received by North Ayrshire Council to this 

 proposal. The Report of Handling notes that Glasgow Prestwick Airport had “indicated 

 verbally that it is unlikely that the proposed turbine would be detected by their radar system 

 due to higher intervening ground levels to the south of the proposed site.” The proposal 

 would therefore have no adverse effect on radar systems.

Blueprint Planning & Development Ltd

Low Ballees Farm Wind Turbine Planning Review Statement, April 2012
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2.12  (e) satisfactory connection to national grid

2.13 The turbine would be connected to the National Grid supply by underground cable to the 

  nearest transformer, approximately 200m distant, at the farm building, to enable Mr 

  Campbell to initially use the electricity generated for running the farm (80,000kWh currently), 

  and then to allow any surplus energy generated (approximately 20,000kWh) to be fed into 

  the grid. (Mr Campbell intends to increase the number of cattle over the next three years 

  and this surplus energy will be required by the expanding agricultural activity.) The proposal 

  can be satisfactorily connected to the grid. 

2.14  (f) assessment of cumulative impact

2.15 The landform around the site as described above would mean that the small turbine would 

 be seen in isolation with no other turbines visible from the site. The hills between the site and 

 the wind farms in the area protect the turbine site from inter-visibility. There are few points 

 along the B781 where other turbine development is visible and at these points there are only 

 glimpses of the blades of 2 turbines at the Ardrossan Wind Farm. It is unlikely that the small 

 turbine at Low Ballees Farm would be seen in the same view as the large turbines at the 

 Ardrossan Wind farm. Visual separation from the wind farms in the area is maintained by the 

 landform. Moreover, the proposed turbine would not be visible from journeys along the A78 or 

 down the Clyde. The proposal is therefore satisfactory in terms of cumulative impact.

2.16 Having assessed the proposal against each of the criteria of Policy INF7, it is clear that the 

 proposed development is in accordance with Policy INF7. The Local Review Body is 

 encouraged to carry out a full site visit to the farm and its surroundings in order to appreciate 

 that the proposal would not result in a significant adverse impact on the quality of the 

 landscape in this area. 

2.17 Given that the Scottish Executive is committed to renewable energy (with the current aim for 

 100% of Scotland’s electricity to be generated from renewable sources by 2020) there is a 

 need for wind turbine development to come forward. This proposal epitomises the aspirations 

 of the Scottish Government - it enables a farming business operating under low margins to 

 become viable, with the additional advantage of becoming carbon neutral, thus 

 contributing to the renewable energy target. This is a significant benefit which needs to be 

 given particular weight in the balancing of the arguments in this case.

3.0 Reason number 2 – Policy ENV1
3.1 It may not have been clarified sufficiently in the planning application, but the applicant, Mr 

 Campbell, is a third generation dairy farmer with a herd of 100 Holstein Friesian cows and 150 

 followers (250 cattle). He produces over 700,000l of milk per year from his 210 acres at Low 

 Ballees Farm. He has plans to expand his dairy herd to over 300 cows within the next 3 years. 

 He is Vice Chairman of First Milk Ltd and Past Chairman of Assured Dairy Farms. 

Blueprint Planning & Development Ltd

Low Ballees Farm Wind Turbine Planning Review Statement, April 2012
 3

20



3.2 Mr Campbell supplies milk to ASDA and Wm Morrison. These companies demand that their 

 suppliers produce their milk using either low or zero carbon energy. Currently, over 80,000kWh 

 of electricity is consumed on the farm annually. Mr Campbell wishes to fulfill his obligations to 

 reduce carbon emissions and reduce costs at the farm by supplying his own electricity from a 

 renewable source – a single small wind turbine. This would have the joint outcome of allowing 

 the farming business, the last dairy farm in the area, to be viable enough to survive and to be 

 sustainable. Please see the letter from Mr Campbell attached at Appendix LB2.

3.3 Policy ENV1 has a presumption against development in the countryside unless it is related to a 

 legitimate rural enterprise such as farming. It is clear that Mr Campbell operates a genuine 

 agricultural farming business which has a justified need for the development proposed, and 

 as such the principle of development in the countryside can be accepted in this instance. 

 The proposal is therefore in compliance with Policy ENV1.

4.0 Reason number 3 - Criteria (a), (b) and (c) of the Development Control Statement

4.1 The Development Control Statement sets out the criteria for assessing all development 

 proposals in North Ayrshire. The decision notice specifies criteria (a), (b) and (c). 

4.2 Criterion (a) - Siting, Design and External Appearance

4.3 The siting of the wind turbine was chosen to be closely associated with the farm buildings to 

 have a relationship with the farm that it supplies and to reduce the distances for cabling. It is 

 sited slightly downhill from the farm buildings in order to reduce its visual impact. A 55kW 

 turbine was chosen as it was the smallest turbine available to provide the farm with its energy 

 requirements. It is considered that the scale of the proposal is acceptable within the context 

 of its surroundings as discussed above. The Endurance wind turbine is finished in galvanised 

 steel with fibreglass/epoxy blades, and coloured matt white.

4.4 Criterion (b) - Amenity

4.5 Levels and effects of noise and vibration - the Endurance E-3120 turbine manufacturer 

 information states that the turbine is inaudible at 160m from the tower base at wind speeds of 

 5m/s and 10m/s. As the blades turn slowly (42 rpm) and high quality components are used, 

 the Endurance turbine is the quietest in its class. The nearest neighbouring property is 500m 

 from the turbine so noise nuisance would not be an issue. Mr Campbell would be  happy to 

 have a standard noise condition attached to any permission in order to protect amenity, 

 should this be deemed necessary.

4.6 Smell or Fumes - there would be no smell or fumes associated with the development.

4.7 Levels of Emissions - there would be no emissions from the turbine, indeed the reason for the 

 development is to provide energy for the farm from renewable resources in order to reduce 

 environmental pollution and carbon emissions.

Blueprint Planning & Development Ltd
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4.8 Traffic Disturbance - the turbine would be managed on site by Mr Campbell and controlled 

 from equipment within the farm buildings, with an annual maintenance visit from the

 manufacturer, so there would be no additional traffic associated with it on a day to day 

 basis. Construction would involve the turbine being delivered by a single HGV journey to the 

 farm. There may be some additional traffic movements to prepare the ground for the turbine 

 but these would be minimal. This would be in the context of a busy working farmyard which 

 already has large vehicular movements associated with it. As such, there would be no 

 additional traffic disturbance.

4.9 Preservation of trees and hedgerows - no trees or hedgerows would be affected by the 

 proposal.

4.10 Privacy, sunlight and daylight to neighbouring properties - the nearest neighbour is 500m from 

 the site so would not be affected by these issues.

4.11 It should be noted that no objections have been received to this proposal, which is an 

 indication that the neighbours are satisfied that their amenity would not be affected.

4.12 Criterion (c) - Landscape Character

4.13 The policy refers to the Ayrshire Landscape Character Assessment 1998 in which the 

 landscape is classified as “Raised Beach Coast” where tall structures should not impact on 

 the skyline. It also recognises that the pylons serving Hunterston are a major landscape 

 feature. However, it appears from the Council’s Report of Handling that the document now 

 used for this purpose is the approved SPG - “North Ayrshire Landscape Capacity Study for 

 Windfarm Development: Phase 1 Report 2009” (NALCSWD). The NALCSWD identifies the 

 landscape character of the area as “Rugged Moorland”. This character is broken down into 

 a number of sub-divisions and the site lies on the edge of the “Haupland Muir” classification 

 and on the edge of the area identified as having a high sensitivity to wind farm 

 development.

4.14 The document states that smaller turbines here would contrast with the Ardrossan Wind Farm 

 turbines and exacerbate the visual confusion of disparate elements. This would not, however, 

 be the case on the application site as the proposed turbine would not be seen at the same 

 time as the Ardrossan turbines as there is no inter-visibility and therefore no contrast. The small 

 turbine would be backclothed against the hills and the farm buildings with the pylons in the 

 foreground so it would be hidden amongst existing development rather than adding to visual 

 confusion in the area.  The grouping of pylons beyond the site to the east, would also help to 

 disguise the turbine in views across the landscape. The fact that the landscape has already 

 been developed in this way means that it has lost its natural landscape quality and is 

 therefore suitable for a small single turbine to be located. This is an ideal location as there are 

 no landscape designations and the turbine would only be visible in the immediate locality 

 with few viewers.

4.15 The NALCSWD goes on to state that there is no scope for separate wind farm developments 

 to be accommodated in this area. It should be noted, however, that this proposal is for a 

 small  single turbine, not a wind farm.

Blueprint Planning & Development Ltd
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4.16 Figure No 9 of the NALCSWD (Appendix LB3) shows that the site is contained within the 

 landscape with separation from wind farm developments being maintained by the hills. The 

 site lies in the area surrounded by the purple, blue and green notations. The turbine would be 

 sited in the valley and not on the slopes or tops of the hills. 

4.17 In addition, the wireframes contained in this document are also a useful indication of how 

 well hidden the site is in long views. Particularly of interest is the cumulative visualisation from 

 The Lion Rock on Great Cumbrae (Appendix LB4). The site is located just to the left of the 

 area  highlighted as Ardrossan (Phase1 & 2).

4.18 The NALCSWD is a general document looking at the whole of Ayrshire and as such it does not 

 take account of individual small landscapes that can be appropriate for small turbine 

 development associated with a farm unit. It is therefore important that the Review Body visit 

 the site in order to see the special circumstances and benefits of this particular location.

4.19 Once the site visit has been carried out it will become clear that the proposal is in 

 accordance with  criteria (a), (b) and (c) of the Development Control Statement.

5.0 Conclusion

5.1 As the proposed wind turbine is not considered to be contrary to policies ENV1, INF7 or the 

 Development Control Statement, it is respectfully requested that the Local Review Body 

 overturns the delegated decision made by the Council and grants planning permission, in 

 the interests of the significant benefits that the turbine offers in terms of the commitment to 

 generating energy from renewable resources and the viability and sustainability of Low 

 Ballees Farm.

David Innes

Blueprint Planning & Development Ltd

April 2012

Blueprint Planning & Development Ltd
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Appendices

LB1 - Photographs 

LB2 - Letter from Mr Tom Campbell dated 20 March 2012

LB3 - Extract from “North Ayrshire Landscape Capacity Study for Windfarm Development: Phase 1 Report 2009” 

Figure No. 9 - Key Landscape and Visual Constraints

LB4 - Extract from “North Ayrshire Landscape Capacity Study for Windfarm Development: Phase 1 Report 2009”

Figure No. 7 - Cumulative Visualisations from the Lion Rock, Great Cumbrae.
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REPORT OF HANDLING 

Reference No:   11/00784/PP 

Proposal: Erection of one 55kwh wind turbine on 25m high 
mast   

Location: Low Ballees Farm, West Kilbride, Ayrshire, KA23 
9PG

Local Plan Allocation: Countryside/Rural Community 

Policies: POLICY ENV1POLICY INF7Development Control 
Statement

Consultations: Yes

Neighbour Notification: None Required   

Advert: Not Advertised   

Previous Applications: 11/00427/EIA for Screening Opinion  for the 
erection of one 10kW wind turbine measuring 15m 
to hub and 19.8m to tip with a blade swept 
diameter of 9.6m was Scoping/Screening Agreed 
on 21.10.2011 

Description

This application relates to the proposed erection of a single wind turbine on a hill top 
site some 100 metres south west of the steading of Low Ballees Farm, which is 
located on the southern side of the B781 West Kilbride - Dalry road some 2 Kms 
east of West Kilbride.

Appendix 2
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11/00784/PP 

The proposed turbine would be 24.6 metres high to hub height and 34.2 metres high 
to blade tip, with each of its three blades being 9.6 metres long and would have a 
rated output of some 55kw.  The applicant has also confirmed that the proposed 
turbine would be connected to the National Grid to enable surplus energy generated 
to be fed into the grid system.  No indication has been provided in the submission in 
relation to the proposed colour of either the tower or blades. 

The application site lies within an agricultural field at an elevation of some 105 
metres AOD and, with the exception of a dwellinghouse immediately adjacent to the 
farm steading, is relatively removed from other properties, the nearest to it, being 
Blackshaw, some 500 metres to the east and Faulds, some 650 metres to the south 
west of the application site.

In the Adopted Local Plan the application site lies within an area identified as 
Countryside where Policy ENV1 applies.  This policy indicates a general 
presumption against development in the countryside unless satisfying supporting 
criteria, one of which allows developments relating to renewable energy where they 
can be justified against Policy INF7.   

INF7 states that renewable energy developments would accord with the Plan subject 
to satisfying criteria including, being of appropriate design and scale to their 
surroundings; having no significant adverse impact on the intrinsic landscape 
qualities of the area; causing no intrusion or adverse effect on the natural or built 
heritage of the locality; having no significant adverse effect on telecommunications, 
transmitting, radar systems etc; having adequate grid connection; and, having no 
negative cumulative impact.

The proposal also requires assessment against the relevant criteria of the 
Development Control Statement of the Local Plan. 

Consultations and Representations 

There was no requirement to undertake neighbour notification due to the significant 
extent of land ownership of the applicant surrounding the site, nor was it necessary 
to advertise the application.  No public objections have been received.   

Glasgow Prestwick Airport: No formal response received to date.  They have 
however indicated verbally that it is unlikely that the proposed turbine would be 
detected by their radar system due to higher intervening ground levels to the south 
of the proposed site.

Response – Noted.   

Analysis 

Policy ENV1 of the Local Plan indicates a presumption against development in the 
countryside but does however permit renewable energy developments where they 
can be justified against Policy INF7.   
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It is considered that the proposed development conflicts with one of the criterion of 
INF7 namely (b) significant adverse impacts on the intrinsic landscape qualities of 
the area.  The other criteria are either considered to be acceptable or, able to be 
mitigated by condition or through further discussions with the applicant.  In relation 
to criterion (b) above, the Council’s approved supplementary planning guidance 
(SPG) “landscape capacity stuffy for windfarm development: Phase 1 Report” of 
2009 is considered to be a material planning consideration.  The above study was 
commissioned in response to a high number of windfarm and individual wind turbine 
development proposals within North Ayrshire and provides advice to the Council and 
renewable energy developers, on landscape and visual issues, identifying areas 
where turbines could be located causing the least visual intrusion and impact on 
landscape character and also highlighted where developments would be 
unacceptable in terms of potential significant landscape and visual impact.  Within 
the stuffy the application site lies within the “haupland muir” classification.  This 
particular area is identified as having a high overall sensitivity rating where there is 
considered to be no scope for separate windfarm developments to be 
accommodated due to the close proximity of the existing Ardrossan Windfarm and 
the accumulative impacts that would occur between developments of potentially 
different scales.  Accordingly, the proposed development is considered to conflict 
with the Council’s approved landscape guidance and therefore also failed to satisfy 
criterion (b) of Policy INF7.

In failing to satisfy policy INF7 the proposal also therefore fails to satisfy Policy 
ENV1 as an acceptable form of development in the countryside.

In relation to the Development Control Statement, the relevant criteria are (a) siting, 
design and appearance, (b) amenity, (c) landscape character and (f) safeguarding 
zones.  It has already been demonstrated above that the siting of the proposed 
development would be in appropriate at this location due to the scale and 
appearance of the turbine having a detrimental impact on landscape and visual 
amenity and contributing to the detrimental cumulative impact of wind turbine 
development in the area, thereby failing to satisfy criteria (a), (b) and (c).  Further 
consideration under criterion (b) is that of the potential for the proposed wind turbine 
to adversely impact on noise levels reaching neighbouring dwellinghouses.  No 
detailed noise data has been submitted by the applicant with the application 
however it was not considered necessary to ask for further detailed information to be 
provided given the clear conflict with the landscape capacity guidance.

In view of the above it is recommended that the application be refused as it would be 
contrary to Policies ENV1 and INF7 and would fairly to satisfy the requirements of 
the Development Control Statement of the Adopted Local Plan. 

Decision: Refuse. 

Decision

Refused

Case Officer - Mr Gordon Craig 
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Appendix 1 - Drawings relating to decision 

Drawing Title Drawing Reference  
(if applicable) 

Drawing Version 
(if applicable) 

Location Plan    

Block Plan / Site Plan    

Proposed Elevations    
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NORTH AYRSHIRE COUNCIL

Agenda Item 4           
15 August 2012

                                                                                                                                                           

Local Review Body                   

Subject:  Notice of Review: 12/00012/PP: Erection of one 
and a half storey extension to front of 
semi-detached dwellinghouse: 11 Torrlinn 
Terrace: Kilmory: Brodick: Isle of Arran

Purpose: To submit, for the consideration of the Local Review 
Body, a Notice of Review by the applicant in respect 
of a planning application refused by officers under 
delegated powers.

Recommendation: That the Local Review Body considers the Notice.

1. Introduction

1.1 The Town and Country Planning (Scotland) Act 1997, as amended by 
the Planning (Scotland) Act 2006, provides for certain categories of 
planning application for "local" developments to be determined by 
appointed officers under delegated powers. Where such an 
application is refused, granted subject to conditions or not determined 
within the prescribed period of 2 months, the applicant may submit a 
Notice of Review to require the Planning Authority to review the case. 
Notices of Review in relation to refusals must be submitted within 3 
months of the date of the Decision Notice.

2. Current Position

2.1 A Notice of Review has been submitted in respect of Planning Appli
cation 12/00012/PP for the erection of a one and a half storey 
extension to the front of the semi-detached dwellinghouse at 11 
Torrlinn Terrace, Kilmory, Brodick, Isle of Arran.

2.2 The application was refused by officers for the reasons detailed in the 
Decision Notice at Appendix 4.

2.3 The following related documents are set out in the appendices to this 
report:-
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Appendix 1 - Notice of Review documentation;
Appendix 2 - Report of Handling;
Appendix 3 - Location Plan; and
Appendix 4 - Decision Notice.

3. Proposals

3.1 The Local Review Body is invited to consider the Notice of Review.

4. Implications

Financial Implications

4.1 None arising from this report.

Human Resource Implications

4.2 None arising from this report.

Legal Implications

4.3 The Notice of Review requires to be considered in terms of the Town 
and Country Planning (Scotland) Act 1997, as amended by the 
Planning (Scotland) Act 2006, and the Town and Country Planning 
(Schemes of Delegation and Local Review Procedure) (Scotland) 
Regulations 2008.

Equality Implications

4.4 None arising from this report.

Environmental Implications

4.5 None arising from this report.

Implications for Key Priorities

4.6 None arising from this report.
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5. Consultations

5.1 There were no interested parties (objectors to the planning application 
and/or statutory consultees) in respect of this application and, 
therefore, no consultations were required in this instance.

6. Conclusion

6.1 The Local Review Body is invited to consider the Notice of Review 
including any other procedure which may be required prior to 
determination.

ELMA MURRAY
Chief Executive

Reference :                                    
For further information please contact Diane McCaw, Committee Services 
Officer on 01294 324133

Background Papers
Planning Application 12/00012/PP and related documentation is available to 
view on-line at www.north-ayrshire.gov.uk or by contacting the above officer.
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REPORT OF HANDLING 

Reference No:   12/00012/PP 

Proposal: Erection of one and a half storey extension to front 
of semi-detached dwellinghouse   

Location: 11 Torrlinn Terrace, Kilmory, Brodick, Isle Of 
Arran KA27 8PQ 

Local Plan Allocation: Settlement 

Policies: Development Control Statement 

Consultations: None undertaken

Neighbour Notification: Neighbour Notification carried out on 09.01.2012  
Neighbour Notification expired on 30.01.2012 

Advert: Regulation 20 (1) Advert  
Published on:- 20.01.2012  
Expired on:-     10.02.2012  

Previous Applications: None

Description

The semi-detached bungalow is situated on the north side of Torrlinn Terrace, 
Kilmory.  It is adjoined by residential properties to the east, west and south and by 
open countryside to the north.   

The one and a half, almost two storey, extension would provide an entrance porch 
on the ground floor and an additional bedroom on the upper floor.  The extension 
would project 1.5 m beyond the front wall of the dwellinghouse and it would have a 
width of 3.1 m. It would be gable-fronted with a dual pitch roof approximately 6.1 m 
to ridge height.  The ground floor of the extension would be finished externally in 
roughcast and the upper floor in weather boarding; the roof would be clad with tiles.   

Appendix 2
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The site is located within the settlement of Kilmory as identified within the Isle of 
Arran Local Plan.  The proposal requires to be assessed against the Development 
Control Statement of the adopted Local Plan, which states that the development 
should have regard to the amenity of the surrounding area with respect to siting, 
design and privacy etc.

The applicants are registered foster carers and the additional single bedroom is 
required to provide privacy for their existing foster children. South Ayrshire Council, 
Fostering and Adoption Team, advise that the applicants are permanent carers for 
South Ayrshire Council and that the provision of another bedroom would not only 
benefit the children placed there at present, but also any family placed in the future. 

Consultations and Representations 

Neighbour notification has been carried out and the application was advertised in the 
local press on 20th January 2012.  No objections/representations have been 
received and no consultations were undertaken. 

Analysis 

The application site relates to extending an existing residential property and 
therefore the principle of the development would be acceptable.  

The proposal requires to be assessed against the relevant criteria of the 
Development Control Statement of the adopted Local Plan, relating to siting, design 
and external appearance and impact on amenity. 

The siting of the extension to the front of the dwellinghouse would it is considered 
significantly detract from the appearance of the dwellinghouse and visual amenity 
due to its scale and incongruous design.  The dwellinghouse is a semi-detached 
bungalow of simple design and appearance. The proposed extension would 
significantly disrupt its principal elevation by the introduction of a dominant, almost 2 
storey, unsympathetic extension, which would both detract from the appearance of 
the dwellinghouse and the amenity of the area due to its visual prominence.

With regard to amenity, there would be no significant adverse impacts with regard to 
overshadowing, overlooking and loss of privacy.  However, it is considered that the 
front extension would have a significant adverse impact on both the appearance of 
the dwellinghouse and the amenity of the area due to its visual prominence.

The proposal is therefore contrary to the Development Control Statement of the Isle 
of Arran Local Plan and planning permission should be refused. 

The applicant was advised that the current proposal was unacceptable in terms of its 
siting, massing and design and it was suggested that a single storey extension to 
the rear or side where there appears to be ample curtilage ground would be more 
appropriate.
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The applicant considers that this would not be appropriate due to supervision 
requirements which for foster children can be greater than normal and safety 
implications associated with access from a ground floor bedroom through the 
kitchen. A rear extension would also take away some of the much needed garden 
space and a side extension would have an impact on the existing kitchen. The only 
way to provide additional bedroom space on the first floor is by creating a dormer to 
the front. The adjoining house furthermore has box dormers to the front and rear. 
The extension would not be in a prominent position. 

In response, supervision requirements for children are not a material planning 
consideration. Nevertheless, a ground floor extension could be linked through the 
rear dining room. As noted above sufficient garden ground would remain if the 
house was extended to the rear to form a bedroom of the size proposed. 
Furthermore there would be no objection in principle to an entrance porch of 
appropriate scale and design. The adjoining semi-detached property has a large box 
dormer to the rear - as does the applicant’s - which has limited public visibility and is 
therefore acceptable in terms of its visual impact. It also has a box dormer to the 
front but unlike the proposed extension is of acceptable scale and appearance. 
Being on the front elevation, the extension would be visually prominent.  

Accordingly, planning permission should be refused as it would not accord with 
criteria (a) and (b) of the Development Control Statement of the Isle of Arran Local 
Plan.

Decision

Refused

Case Officer - Ms Julie Hanna 

75



12/00012/PP 

Appendix 1 - Drawings relating to decision 

Drawing Title Drawing Reference  
(if applicable) 

Drawing Version 
(if applicable) 

Location and Block Plan 1109/01   

Existing Plan 1109/02   

Proposed Floor Plans 1109/03   

Proposed Floor Plans 1109/04   

Proposed Elevations 1109/05   

Proposed Elevations 1109/06   
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NORTH AYRSHIRE COUNCIL

Agenda Item 5           
15 August 2012

                                                                                                                                                           

Local Review Body                   

Subject:  Notice of Review: 12/00106/PP: Erection of 
detached dwellinghouse and formation of a new 
access road: Site to North of Hillhome: 
Portencross: West Kilbride

Purpose: To submit, for the consideration of the Local Review 
Body, a Notice of Review by the applicant in respect 
of a planning application refused by officers under 
delegated powers.

Recommendation: That the Local Review Body considers the Notice.

1. Introduction

1.1 The Town and Country Planning (Scotland) Act 1997, as amended by 
the Planning (Scotland) Act 2006, provides for certain categories of 
planning application for "local" developments to be determined by 
appointed officers under delegated powers. Where such an 
application is refused, granted subject to conditions or not determined 
within the prescribed period of 2 months, the applicant may submit a 
Notice of Review to require the Planning Authority to review the case. 
Notices of Review in relation to refusals must be submitted within 3 
months of the date of the Decision Notice.

2. Current Position

2.1 A Notice of Review has been submitted in respect of Planning 
Application 12/00106/PP for the erection of a detached dwellinghouse 
and the formation of a new access road on a site to the north of 
Hillhome, Portencross, West Kilbride.

2.2 The application was refused by officers for the reasons detailed in the 
Decision Notice at Appendix 4.

2.3 The following related documents are set out in the appendices to this 
report:-
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Appendix 1 - Notice of Review documentation;
Appendix 2 - Report of Handling;
Appendix 3 - Location Plan; and
Appendix 4 - Decision Notice.

3. Proposals

3.1 The Local Review Body is invited to consider the Notice of Review.

4. Implications

Financial Implications

4.1 None arising from this report.

Human Resource Implications

4.2 None arising from this report.

Legal Implications

4.3 The Notice of Review requires to be considered in terms of the Town 
and Country Planning (Scotland) Act 1997, as amended by the 
Planning (Scotland) Act 2006, and the Town and Country Planning 
(Schemes of Delegation and Local Review Procedure) (Scotland) 
Regulations 2008.

Equality Implications

4.4 None arising from this report.

Environmental Implications

4.5 None arising from this report.

Implications for Key Priorities

4.6 None arising from this report.

5. Consultations

5.1 Interested parties (both objectors to the planning application and 
statutory consultees) were invited to submit representations in terms 
of the Notice of Review.  No such representations have been 
received.
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6. Conclusion

6.1 The Local Review Body is invited to consider the Notice of Review 
including any other procedure which may be required prior to 
determination.

ELMA MURRAY
Chief Executive

Reference :                                    
For further information please contact Diane McCaw, Committee Services 
Officer on 01294 324133

Background Papers
Planning Application 12/00106/PP and related documentation is available to 
view on-line at www.north-ayrshire.gov.uk or by contacting the above officer.
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APPENDIX 2 

REPORT OF HANDLING 

Reference No:   12/00106/PP 

Proposal: Erection of detached dwelling house and 
formation of a new access road   

Location: Site To North Of Hillhome, Portencross, West 
Kilbride, Ayrshire  

Local Plan Allocation: Countryside/Rural Community 

Policies: POLICY H2 

Consultations:   Yes 

Neighbour Notification: Neighbour Notification carried out on 27.02.2012  
Neighbour Notification expired on 19.03.2012 

Advert: Regulation 20 (1) Advert   
Published on:- 07.03.2012  
Expired on:-     28.03.2012  

Previous Applications: None

Description

The proposed detached villa would comprise two bedrooms, an office, utility room 
and entrance hall on the ground floor and an open plan living/kitchen area leading to 
a terrace on the upper floor.  It is rectangular in plan with a flat roof and a single 
storey extension to one side containing an en-suite bathroom and dressing room, 
also with a flat roof.  A detached double garage is proposed which would be square 
in plan with a flat roof. 

The proposed external finishes would be off-white render to the walls while windows 
and doors would be black aluminium framed.  Roof parapets would be finished with 
granite stone square edged coping.
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The site is located less than 1 mile to the north-west of West Kilbride and on the 
north side of Portencross Road.  It is currently garden ground attached to a large, 
three storey Art Deco style inter-war villa known as Hillhome which has been sub-
divided into a number of residential units.  The site is bisected by the driveway 
leading to Hillhome from a single track road to the north. The proposed house, an 
independent driveway and private garden would lie to the west of the driveway while 
the garage and an attached area of decking, further areas of garden and a pond lie 
to the east.

In the adopted North Ayrshire Local Plan (excluding Isle of Arran) the site is located 
within a countryside area.  Policy ENV1 is opposed to new housing in the 
countryside unless related to agriculture, forestry or other rural activity where there 
is an occupational need to be resident on the site.  The site furthermore is at the 
southern extremity of a larger area where Policies IND4 and TRA6B specifically 
apply.

Policy IND4 safeguards the site for large scale trading and industrial development of 
significant national importance requiring deep water access.  Development unrelated 
to the deep water access and considered to be otherwise acceptable should, the 
policy states, be located to the south of the electricity pylon lines.  Policy TRA6B 
states that proposals for industrial development of significant national importance 
Hunterston shall be subject to an integrated transport study.

Policy H2 is also relevant as it relates to single new houses in rural areas.  It states 
that such developments shall not accord with the local plan unless it can be 
demonstrated that: 

(a) The proposal is distinctive and responsive to its setting, making a positive design 
contribution to the locality of the area; 
(b) The proposal integrates and complements and enhances the established 
character of the area and the cumulative impact on the landscape of the 
development is acceptable; and 
(c) It is demonstrated that account has been taken of the possibility of converting, 
rehabilitating or replacing an existing building in the countryside or of locating a new 
building on Brownfield.

All development proposals require to be assessed against the relevant criteria of the 
Development Control Statement of the Local Plan.

A design and access statement has been submitted in support of the application, as 
required by Policy H2, which analyses the site and landscape, outlines the design 
process and applicant brief and explains the reasoning behind the siting/orientation 
– at an angle to Hillhome to ensure privacy between neighbouring properties and the 
new dwelling – and the building design which takes influences from Hillhome and 
complements the 1930’s style, form and structure.  It points out that the building has 
been “kept simple with mass formed by three cuboid units of varying heights, 
utilising linier shapes, vertical forms and cubic structures as reflected within the 
adjacent building.”  The southern elevations feature large expanses of fenestration 
to benefit from solar gain, while east and north elevations would be “solid providing 
for heat storage and enhanced insulation surpassing current standards.”   
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Solar panels would also be deployed on the flat roof structure tilted at an angle but 
hidden by the feature parapet walls.  The document concludes that a house in this 
location can be justified on both design and live/work grounds in line with Policy H2 
and the prepared Local Development Plan.  The proposal is in line with national 
planning policies which aim to promote good quality design in new housing and the 
creation of live/work opportunities in rural areas.  The garden ground at Hillhome 
has capacity to take a new house without detrimentally impacting on the amenity of 
the original house or its neighbours.  The house can be justified in terms of its 
unique design potential and maintenance of residential plot ratios commensurate 
with other garden ground development in North Ayrshire. 

The Design Statement notes that the visual impact on road users, both vehicular 
and pedestrian would be non existent as the building would be screened by existing 
hedgerows, tree line and buildings. However new tree, shrub and landscaping to the 
proposed development would enhance the setting in conjunction with the existing 
pond and water feature. 

A Landscape Capacity Evaluation has been submitted in addition which analyses 
the site and its surroundings and the impact of the dwelling on the landscape.  It 
concludes that the landscape character of the area will be largely unaffected by the 
proposal and indeed would be enhanced. The landscape capacity it states is able to 
accommodate the proposed alterations and changes without negative impact on its 
character.

Consultations and Representations 

Neighbours were notified on 27th February 2012 and an application was placed in 
the local newspaper on 7th March 2012 for neighbour notification purposes.  No 
objections were received.  Three letters of support were received from a firm of 
architects, an architect and the managing director of a local construction company. 

Reasons for support: 

1. The design has been carefully thought out and the building has been designed to 
suit the site.  The garage adjacent to the pond offers good visual and material links 
between the garden areas on either side of the driveway.

Response: The Design Statement as noted above details the process that led to the 
selection of the proposed design. 

2. The design statement makes reference to the history of the property suggesting 
that originally a chauffeur’s dwelling was proposed in the grounds.  Without this 
realisation the development at Hillhome remains incomplete. 

Response: The original intention in the 1930’s regarding development of the ground 
is not a material planning consideration in this case. 

3. The design complements the simple cubic form of Hillhome which is based on the 
Art Deco style.  The finishes are also in Art Deco style.  The architecture is in 
context with the existing dominant building and its setting.   

Response: Noted.  See Analysis. 

115



12/00106/PP 

4. The sympathetic orientation of the proposed dwelling minimises overlooking of 
neighbouring properties.

Response: Noted. This was indicated in the Design Statement.

5. The live/work concept, incorporating an office with an independent access 
accords with Scottish Government Policy on new housing in the countryside. 

Response: While it has an independent external access the office is also linked 
internally to the house and is therefore ancillary to the main use as a residence. 

6. The plot size is generous, the site is well concealed and the development 
proposed would not cause offence to anyone.

Response: It is accepted that the plot size is generous. The site is visible from 
nearby rural roads and a core footpath/national cycle route some 200m to the east.   

7. The house would make full use of renewable energy sources and would utilise 
passive energy thereby in line with Scottish Government’s zero carbon objectives. 

Response: Noted.   

Infrastructure & Design Services (Roads): No objection. 

Response: Noted.   

Office for Nuclear Regulation: No objection.  The site does not fall within the 
consultation criteria for a development in the middle zone of a nuclear installation. 

Response: Noted. 

SEPA: No objection.  SEPA’s preferred method for disposal of septic tank effluent is 
the provision of sub-soil soakaway system.  The possibility of this should be 
investigated.  Percolation testing will also be required.  To comply with the Water 
Environment (Controlled Activities) (Scotland) Regulations 2011 the applicant must 
register the discharge of treated sewage effluent with SEPA.  Surface water from the 
site should be treated in accordance with SUDS.  Construction works associated 
with the development site must be carried out with due regard to SEPA’s guidelines 
on avoidance of pollution.

Response: Conditions could be imposed with regard to disposal of foul and surface 
water drainage.  The applicants could be advised by note to contact SEPA with 
regard to registering the discharge of treated sewage effluent with SEPA and also 
with regard to their guidelines on avoidance of pollution. 

Analysis 

The site is located within a countryside area in the adopted local plan. Policies IND4 
and TRA6B are specifically applicable to this area. They relate to large scale trading 
and industrial development of significant national importance and are therefore not 
relevant to the current application.   
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Policy ENV1 is opposed to new residential development in the countryside other 
than housing for workers in agriculture, forestry or other established rural business 
where there is a genuine operational need for the worker to live on the site. The 
applicant is not seeking permission for a house due to an employment related need 
and therefore the proposal does not accord with Policy ENV1.

The main determining issues therefore are whether the proposal accords with Policy 
H2 and the relevant criteria of the Development Control Statement of the Local Plan.  
The Council’s recently approved Guidance on Single Houses in Rural Areas is also 
a material consideration.

The aim of Policy H2 is to permit development of stand alone dwellings of exemplar 
design within their own setting in a rural location.  As indicated in the Design 
Statement, the style of the house proposed is substantially influenced by that of 
Hillhome and it cannot therefore be considered to be unique or distinctive.  It is 
situated within garden ground attached to Hillhome and some 60m from it. Rather 
than making a positive design contribution to the locality, it mimics Hillhome. 
Furthermore it is considered that it would detract from its architectural significance 
and setting. While it is noted that the house would make full use of renewable 
energy sources and would utilise passive energy this is not sufficient to overcome 
the shortcomings of the development in relation to Policy H2. 

With regard to the criteria of policy H2, (a) requires that the proposal is distinctive 
and responsive to its setting, making a positive design contribution to the locality of 
the area. While the proposal is unusual in form it is not considered to be distinctive 
as it makes reference to the unique design of Hillhome which with its distinctive Art 
Deco style is inconsistent with the general scale and design of properties in this rural 
area. This “non-conforming” building stands in isolation thereby contributing to its 
uniqueness and appeal. It is considered that given the proximity of the proposed 
house to Hillhome, it would result in a negative cumulative impact which would 
contribute to an increased level of residential development in the locality.  As such it 
is not considered that the proposal meets with the requirements of criterion (a).

Criterion (b) requires the proposal to integrate with and complement and enhance 
the established character of the area and the cumulative impact on the landscape of 
the development should be acceptable.  The character of the area is that of 
relatively open farmland. As noted above, Hillhome is inconsistent with the general 
scale and design of properties in the area. The proposed dwellinghouse reflects the 
unique style of Hillhome and accordingly it is considered that it does not complement 
or enhance the established rural character of the area. The cumulative impact on the 
landscape would not therefore be acceptable.

Criterion (c) requires that it is demonstrated that account has been taken of the 
possibility of converting, rehabilitating or replacing an existing building in the 
countryside or of locating a new building on Brownfield land.  There are not in this 
case any suitable buildings for a conversion, rehabilitation or replacement to provide 
a new building on the site.

In view of the foregoing therefore it is considered that the proposed development 
can not be justified in terms of Policy H2. Essentially, the house is not in an 
appropriate location nor is it of exceptional architectural quality to merit approval 
under policy H2. 
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The relevant criteria of the Development Control Statement are the siting, design 
and external appearance of the house and its impact on amenity and landscape 
character.

The siting of the proposed dwellinghouse is considered to be unacceptable as it 
would be located within the countryside and as noted above is not justified under 
Policy ENV1 or Policy H2.  The angling of the dwellinghouse to its boundaries, 
brought about by the need to avoid creating a backland situation and an outlook 
towards the rear of Hillhome, places its orientation in conflict with that of Hillhome 
which it is considered would be detrimental to the setting of Hillhome and visual 
amenity. The design and appearance of the house are not sufficiently unique or 
exceptional to justify approval.

With regard to amenity, as there is no justification for the dwellinghouse in this 
location it would represent an unnecessary intrusion into an area of relatively open 
countryside which would be detrimental to visual amenity and establish an 
undesirable president for unnecessary residential development within the 
countryside.

The site is located within the “raised beach coast” landscape character type which 
broadens at Hunterston. It is strongly contained by steep hill slopes and is 
intensively farmed. The development would represent an unnecessary intrusion into 
the landscape and intensification of residential development which would be 
detrimental to the landscape character of the area. 

Accordingly, in view of the foregoing the proposal does not accord with the 
Development Control Statement. 

Finally with regard to the Council’s approved Guidance on Single Houses in Rural 
Areas this reinforces the Council’s aim to encourage new homes of exemplar design 
quality in appropriate locations. As discussed above the design of the proposed 
house is not considered to be exemplar nor is the location considered appropriate. 
Therefore the proposal does not accord with the Design Guidance. 

In view of the foregoing, the proposed development is contrary to local plan policy 
and the Development Control Statement and planning permission should therefore 
be refused. 

Decision

Refused

Case Officer - Mr John Michel 
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Appendix 1 - Drawings relating to decision 

Drawing Title Drawing Reference  
(if applicable) 

Drawing Version 
(if applicable) 

Location and Block Plan 11.151.001A   

Proposed Floor Plans 11.151.002A   

Proposed Elevations 11.151.003A   

Proposed Plan 11.151.004   
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IAN T. MACKAY : Solicitor to the Council (Corporate Services)

No N/12/00106/PP 
(Original Application No. N/000035502-001) 

REFUSAL OF PLANNING PERMISSION            Type of Application: Local Application 

TOWN AND COUNTRY PLANNING (SCOTLAND) ACT, 1997, 
AS AMENDED BY THE PLANNING ETC (SCOTLAND) ACT 2006. 

TOWN AND COUNTRY PLANNING (DEVELOPMENT MANAGEMENT PROCEDURE) (SCOTLAND) 
REGULATIONS 2008 

To : Mr Frank Crawford 
 c/o Thomson Architects Fao Neil Rodgers 
 21 Portland Road 
 Kilmarnock 
 KA1 2BT 

With reference to your application received on 27 February 2012 for planning permission under the above mentioned 
Acts and Orders for :- 

Erection of detached dwelling house and formation of a new access road 

at  Site To North Of Hillhome 
 Portencross 
 West Kilbride 
 Ayrshire 

North Ayrshire Council in exercise of their powers under the above-mentioned Acts and Orders hereby refuse planning 
permission on the following grounds :- 

 1. That the proposed development does not accord with Policy H2 of the North Ayrshire Local Plan (excluding 
Isle of Arran) and North Ayrshire Council's approved Guidance on Single Houses Rural Areas, in that by 
reason of its siting, design and appearance, the proposed dwellinghouse is not of distinct design nor would it 
make a positive design contribution to the locality of the area or enhance the established character of the area. 

 2. That there is no locational need for the dwellinghouse which would be : (i) contrary to policy ENV1 of the 
adopted North Ayrshire Local Plan (excluding Isle of Arran); (ii) detrimental to the amenity and appearance of 
the countryside; and (iii) establish an undesirable president for further similar developments. 

 3. That the proposed development would be contrary to criteria (a), (b) and (c) in that by reason of its siting, 
design and external appearance, would detract from the setting of Hillhome and would have an unacceptable 
cumulative impact on the landscape which would be detrimental to the amenity and character of the area. 

Dated this : 26 April 2012 

                            ......................................................... 
                            for the North Ayrshire Council 

(See accompanying notes) 

APPENDIX 4
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TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 1997 
AS AMENDED BY THE PLANNING ETC (SCOTLAND) ACT 2006. 

TOWN AND COUNTRY PLANNING (DEVELOPMENT MANAGEMENT PROCEDURE) (SCOTLAND) 
REGULATIONS 2008 – REGULATION 28 

IAN T. MACKAY : Solicitor to the Council (Corporate Services) 

FORM 2 

1. If the applicant is aggrieved by the decision to refuse permission for or approval required by a condition in 
respect of the proposed development, or to grant permission or approval subject to conditions, the applicant 
may require the planning authority to review the case under section 43A of the Town and Country Planning 
(Scotland) Act 1997 within three months from the date of this notice. The notice of review should be 
addressed to Committee Services, Chief Executive's Department, Cunninghame House, Irvine, North 
Ayrshire, KA12 8EE. 

2. If permission to develop land is refused or granted subject to conditions and the owner of the land claims 
that the land has become incapable of reasonably beneficial use in its existing state and cannot be rendered 
capable of reasonably beneficial use by the carrying out of any development which has been or would be 
permitted, the owner of the land may serve on the planning authority a purchase notice requiring the 
purchase of the owner of the land's interest in the land in accordance with Part 5 of the Town and Country 
Planning (Scotland) Act 1997.
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