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09/00175/0QUTLO : Mr A Traynor
Land east of Benlochy, Camaghael, Fort William

Report by Area Planning and Building Standards Manager

SUMMARY

Description : Erection of house

Recommendation - REFUSE

Ward : 12 — Caol & Mallaig

Development category : Local development

Pre-determination hearing : Hearing not required

Reason not delegated : Member request following referral as delegated refusal.
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PROPOSAL

Outline application for a single house extending an existing private access serving
two houses, a holiday cottage and a house plot at present.

Negative pre-application advice given during site meeting in February 2008.

Alternative sites to west identified as likely to receive support. Planning permission
since obtained for a single plot on such land, with an indication that additional
development may receive further support.

Existing private access. Public water supply and sewer connections proposed.
No supporting information provided.
No variations made.

SITE DESCRIPTION

Gently sloping site falling towards the east, with lower lying land and the River
Lochy further east. Small group of mature trees at south-west of site. Two houses,
a holiday cottage and a double garage lie to the west of the site. The proposed
access serves these properties already and runs between the existing tight cluster
of development. Lochy (holiday) Caravan Park to north.
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PLANNING HISTORY

Adjacent to application site:

99/00167/FULLO — double garage implemented on site.

99/00480/FULLO - two holiday cottages, implemented on site.

05/00399/FULLO - change of use of holiday cottage to house. Personalised

consent. Implemented on site.

07/00275/0UTLO - outline consent for house (09/07/07), land north-east of

Benlochy. Not implemented.

08/00261/FULLO — removal of condition 2 of 05/00339/FULLO to allow unrestricted
residential use. Approved by Committee contrary to Area Planning Manager’'s

recommendation.

Land west of public road within same ownership:

08/00347/OUTLO — outline consent for single house granted, with indication that

wider scale development including adjacent land may receive support.

PUBLIC PARTICIPATION

Advertised : Neighbour notification only.
Representation deadline : 2" June 2009

Timeous representations: For- 0 Against -
Late representations : For- O Against -
CONSULTATIONS

SEPA : No objections or further investigation required.
Scottish Water : No objections.
Area Roads Manager : No objections.

POLICY

0 Neutral -
0 Neutral -

The following policies are relevant to the assessment of the proposal

Highland Structure Plan 2001

Policy G1 Conformity with Strategy

0
0
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Policy G2 Design for Sustainability

Policy H3 Housing in the Countryside

Policy H8 Access to development (4 house rule)
Lochaber Local Plan 1999

Policy 3.6.26  Existing uses

Policy 3.2.7 Consolidation

Policy 4.5.3(f) Infill development

Policy

4.5.33(b) Urban fringe

Policy 3.6.11  Agricultural land
West Highlands & Islands Local Plan (Draft) 2008 (WHILP)

Policy 1 Settlement Development Area

The proposal also requires to be assessed against the following relevant Scottish
Planning Policies (SPP); National Planning Policy Guidelines (NPPG), and
Planning Advice Notes (PAN):

= SPP

= SPP3 - Planning for Housing

PLANNING APPRAISAL

Determining issues - Section 25 of the Town and Country Planning (Scotland) Act
1997 requires planning applications to be determined in accordance with the
development plan unless material considerations indicate otherwise.

Proposals requires to be assessed against both the appropriate policies of the
Development Plan, supplementary guidance and National Planning Policy and
Guidelines as referred to in the Policy section. Proposals require detailed
assessment of the following fundamental issues, where relevant:

= whether the principle of development is appropriate in terms of policy
= whether the layout of development is appropriate

» the impact on the amenity of the area and residents

= other material issues raised by the objectors

Key issues

The acceptability of this project lies principally with its relationship to existing and



emerging Development Plan Policy.

In terms of existing policy, the site is shown as white land, where compatibility with
existing uses must be assessed under Policy 3.6.26. The site is a small area of
croft land alongside two detached houses, a holiday cottage and a double garage.
The erection of an additional house is considered compatible with adjacent land
uses in principle.

However, the application raises concerns in terms of settlement pattern. This part
of Camaghael already has two tier residential development (excluding the
commercial holiday site), before Camaghael reduces to more recognised linear
development further north-west of the site. Ben Lochy has an extra house and
holiday cottage alongside it at present with an extant house plot between that
group and the public road. The proposal represents third tier backland
development, which would vary from the established settlement pattern. On this
basis, the development conflicts with parts of Structure Plan Policy G2, H3 and the
Council’'s general housing policies, as set out in Local Plan Policies 3.2.1-4.
Further, the failure to show correlation with the settlement pattern raises conflict
with WHILP Policy 1.

There is no indication of any operational need and it appears to be a private house
plot sale with no relationship to crofting. Albeit a small area, there is an additional
concern regarding erosion of the crofting township, contrary to Structure Plan
Policy H3 and Local Plan Policy 3.6.11.

In terms of emerging policy, the site lies within the recognised settlement
development area where most development is to be located. Unfortunately, due to
the departure from the established settlement pattern, the development does not
accord with emerging Local Plan policy.

In addition to policy concerns, the landowner already has extant permissions for
two house plots near the site, and an indication from the Planning Authority that
further housing development would be supported in principle on land west of the
public road. This gives a variety of alternative sites that the applicant could pursue.

Further, due to the site access route, dissecting two closely positioned existing
houses and a holiday cottage, a direct adverse impact would be created on privacy
and amenity at all three properties. Privacy and amenity concerns were already
very carefully assessed during the determination of application 08/00261/FULLO
(change of use of holiday cottage to house), because it is so close to Ben Lochy.
Cramming an access to a further house plot in between the existing houses and
holiday cottage would be unacceptable. The route would also give rise to potential
vehicular/pedestrian conflict, by passing close to the existing building entrances,
which should not be supported.

Finally, a small part of the site lies within the 200 year fluvial flood risk area (River
Lochy) but SEPA have not requested a flood risk assessment in this instance. As
the recommendation is for refusal and in light of SEPA’s comments no further flood
risk investigation need be undertaken.

Without any supporting statement to outweigh policy, the application should be
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refused.
CONCLUSION

The application would represent third tier development at variance with the
settlement pattern in an area where alternative sites exist that could be developed
without departing from the settlement pattern. The access route is tightly squeezed
between two existing houses and a holiday cottage, leading to adverse impacts on
privacy and amenity as well as potential pedestrian safety issues. Without any
supporting statement to outweigh these issues, the application should be refused.

RECOMMENDATION

Action required before decision issued N

It is recommended the application be REFUSED for the following reasons:

The proposal represents third tier development at variance with the established
and approved settlement pattern (single and two tier residential development)
rendering it contrary to Highland Structure Plan Policy G2 and Policy HS3,
Lochaber Local Plan Policy 3.2.7, and emerging West Highlands and Islands
Local Plan Policy 1.

The access route to the house site dissects two existing house plots which are
already unusually closely situated compared to the predominant settlement
pattern, as well as an existing holiday cottage, and would give rise to adverse
impacts on privacy and amenity at each of these three properties as well as
reduced amenity standards for the proposed house. The access route passes
very close to the entrances to two existing houses and as such could also
generate pedestrian/vehicular conflict.

The house is situated on agricultural land and no supporting statement has been
submitted to justify the loss of this agricultural land, which is an integral part of the
rural character of this part of Camaghael, contrary to Lochaber Local Plan Policy
3.6.11.

Signature:

Designation: Area Planning & Building Standards Manager — Ross, Skye &

Author:

Lochaber
Stephen Fair

Report Date: 22" September 2009
Background Papers: Highland Structure Plan March 2001

Lochaber Local Plan February 1999




West Highlands & Islands Local Plan Draft December 2008
Case files referred to in section 3 of this report

SPP (supersedes SPP1 The Planning System)

SPP3 Planning for Homes

Relevant Plans: Plan 1 — Location Plan
Plan 2 — Site Plan



