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Dear Mr Archibald,

EXAMINATION OF THE WEST HIGHLANDS ANb ISLANDS LOCAL PLAN. NOTICE OF
REQUEST FOR INFORMATICN IN WRITING: ISSUE 95 -~ THE COMMERCE CENTRE FOR
PORTREE (DUNVEGAN ROAD}. REPRESENTATION NO 515 - THE CO-OPERATIVE GROUP

| refer to our recent correspondence regarding the above and to the request by the Reporter for
addltional information from The Highland Council and from the Co-operative Group in respect of the
commerce centre for Poriree {Dunvegan Road). Consequenily, on behalf of my ciient, The Co-
operative Group, and further fo o_uf_ previous submissions, { write to provide a supplementary written
submission in response {o the Réporter’s req'uest, '

. In their supplementary submission; Highiand Councit seek to justify the draft Dunvegan Road Urban
District Centre allocation on the basis that Dunvegan Road has become an increasing locus for
development and on the basis of 'recently completed or permitted retail developments’, making
reference {o the existing CO«op store, the Oatndge permission and erroneously referring to the Lidl

‘consent’.

While new residential deveiop_mént_ at Home Farm has seen the settlement extent northwards the
scale of Portree has not cha'riged“fundamentaily and the gravity of the setflement remains targely
the same as before with the majoﬂty of commerCial actlwty and town centre functions located within
the defined Poriree town centre. :

At paragraph 1.1 of their statement_, the Council appear to suggest that Dunvegan Road has its own
commercial catchment area which justifies the alfocation of the Urban District Centre. However,
Portree is a relatively compact and small scale settiement and the Dunvegan Road area is not so
detached from Portree fown centre that it reqwres an allocatfon of a second cenire of a size greater

than the existing town centre
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In terms of retail development at Dunvegan Road, the existing Co-op opehed in 2002, and despite
~the Councnl’s assertion at paragraph 1.2, #is not a considered to be a recently completed
' development It is also important to note that when granting permission for the existing Co-op store,

the Council enforced a sales restriction on the former store to preclude the sale of food on the basis

that there was insufficient capacity to allow for two stores. It is inconceivable that since 2002 thers
has been such a growth in capacity to merit support for the alocation of a new district centre and for
food retail development of approximately 150% above that already available,

Moreover, the decision by Highland Council to afiocate the Dunvegan Road District Centre in the 6»
emerging Lacat Plan pre-dates the Council’s consideration of the proposals by Lidl and Oatridge.
Consequently, the suggestion by the Council's that the proposed district centre is a response to
these proposals is considered to be somewhat misleading as the decision to include the draft
aliocation was made in advance of these proposals being determined.

At this time, the existing Co-op store is the only existing food retail store on Dunvegan Road and the
decisions made by in 2008 by Highland Council in respect of foodstore proposals by Oalridge and
Lidit do not justify the draft district centre allocation as there is no certainty that these sites will come
forward for development during the forthcoming plan period.

In terms of the Lidl proposal on the McCrae Garage at Dunvegan Road, the Council erroneously
refer to there being consent in place, however this is not the case and no such consent exists. The
Lid! application (Ref: 07/00221/FUL) was presented to Highland Council's Ross Skye and Lochaber
Planning Applications Committee on 24" June 2008 where the committes were minded to grant the -
application, subject to the conclusion of a section 75 agreement for the establishment and
safeguarding of a required trunk road visibility splay of & metres by 70 metres. Following the 24"
June committee meeting, no progress was made in terms of concludmg the required Section 75
agreement and the application was formally withdrawn by Lid|.

It is understood that the Lid] withdrew their application as they had significant concerns regarding
the site’s title and also due to issues of site contamination and their inability to achieve the visihility
splays required to safely access the site. In addition, the decision by Highland Council to grant
Oatridge planning permission for a 2,885 sqm foodstore on land at Dunvegan Road may aiso have
had an influence on Lidl's decision to withdrawn their application.

Foliowing the withdrawal of their application, it is understood that Lid! no longer have any interestin
‘the McCrae Garage site on Dunvegan Road and as a consequence there is little prospact of this
site coming forward for development ovér the forthcoming plan period. Consequently, the planning
history of this site does not lend any support for the draft district cantre aflocation.

Tuming to the Oatridge proposal at Dunvegan Road, outfine planning permission {(Ref
07/00357/QUTSL) was granted by Hightand Gouncil for the development of a 2,885 sqm foodstore,
which is almost double the amount of the exisﬁng convenience floorspace in Poriree. The outline
planning permlssmn was granted contrary to officer recommendation, with Council officers
recommending refusal of the application” on -the bams that the proposed store would seriously
undermine the aims of the Adopted Local Plan and Deposit Draft Local Plan to reinforce and
enhance the viability and vitality of the town centre, would have a detnmenta[ :mpact on established




refail centres in other seitleme_hts outwith Portree and have a negative impact on the established
retail hierarchy of the area. In addition the Councils own independent retail consultants who
identified that the proposed supermarket would impact negatively upon the vitality and viability of |
Portree, Broadford and Kyle of Lochalsh town centres to the extent that it would most likely result in
the closure of numerous retailers in Portree, Broadford and Kyle of Lochalsh.

From the findings of the Councif's own retall cdnsulta_nts and our own findings, if the Oatridge
proposals were fo be imptemeniéd. the turnover of praposed foodstore would be such that it would
consume virtually all of the available convenience expenditure within the Skye and Lochalsh
catchment area. A store of this nafure would dominate the Skye retail market to the extent that it
would create a monopoly positicn, acting against the interests of competition and choice and in
conflict with the aims and obje'qtives of national policy in SPP8 and the emerging Local Plan.

S

The OQatridge proposal represented a significant departure from national, strategic and local
planning policy and there is no Justification for the'emerging Local Plan to offer policy protection and
support for large scale retail development on the Oatridge site and we are opposed to the draft
district cenire aliocation as it would offer policy support for a 30,000 sqft foodstore gn Dunvegan
Road which would have a detrtmental impact on existing centres and stores across Skye.

Since outline planning consent was granted, there is no evidence that the consent will be
implemented and there appears to be no market demand for such a !arge foodstore. We are also
aware that there are third party title issues affectmg the Qatridge which are ilkely to prevent it from
coming forward and is ancther example of how the Council should not be using planning decisions

o justify the draft commerce centre allocation at Dunvegan Road. Certainly, the existence of an
outline planning permission does nof justify the draft urban district centre and despite the Council's
comments at paragraph 1.2, there lS no changed reality’ at Dunvegan Road that requires the
allocation of a new District Centre SRR

it is evident that the Council's decisions in respect of the proposed developments by Lidl and
Oatridge do not justify the draft district centre ailocation and the emerging Local Plan should not be
used o correct anomalies in development management decisions. There also remains an inherent
conflict between the allocation of the town centre as a ‘Sub Regional Town Centre' and the -
Dunvegan Road ‘Urban Dastnct Cenire’. The effect of the draft allocation is to offer support for large
scale retall development along Dunvegan Road without there being any context or justification for
such development. :

SPPS sets out the Gover_nfneh_t’s policy on identifying a network of centres and establishes that to
promote a sustainable approachﬁtb development, development plans shoutd promote a network of
centres in which the individual role of each centre supports and is supported by the role of other
centres. SPP8 is also clear that investment priority should focus on town centres.

The proposed Dunvegan Road district centre would also lead to Dunvegan Road becoming the
focus for retail activity in Portree and Skye, undermining the Council's objectives for Portree Town
Centre and their aSp;rations to deveiop addltlonal retan ﬂoorspace at Bayfield in Portree fown
centre, :




- We consider that the proposed Dunvegan Road district centre only sewes to undermine the aims
and objectives of Portree town centre and fails to meet the Govefnment_ policy in having a network
of complementary and supporting centres and the proposed Dunvegan Road district centre offers
support for retail development of a scale and_ nature that it would cause significant harm, not only to
Portree town centre but also to the other centres on Skye such as Broadford and Kyle of Lochalsh,

In allocating the draft Dunvegan Road District Centre boundary it would appear that littte or no
consideration has been given to the quantitative and qualitative requtrements for all town centres
uses, something that is required by national plannmg policy.

| trust that the above comrhents are of assastance and will be taken mto account by the Reporter
along with our eartier representations. - :

Yours sincerely

Graeme Laing
Associate Planning Director
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Brian Archibald

Development Plan Officer

The Scottish Government o
Directorate for Planning and Environmental Appeals -
4 The Courtyard : ' :
Callendar Business Park
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Dear Mr Archibald,

EXAMINATION OF THE WEST HIGHLANDS AND ISLANDS LOCAL PLAN. NOTICE OF
REQUEST FOR INFORMATION IN WRITING: ISSUE 96 — THE COMMERCE CENTRE FOR
BROADFORD. REPRESENTATION NO §15 —~ THE CO-OPERATIVE GROUP

I refer to our recent correspondence regarding the above and to the request by the Reporter for
additional information from The Highland Council and from the Co-operative Group in respect of the
commerce centre for Broadford. Consequently, on behalf of my client, The Co-operative Group, and
further to our previous submissions, | write to provide a supplementary written submission in
response to the Reporter's request. '

The draft local plan ailocates Broadford as a local centre and its allocation as a loca! centre would
suggest an acknowledgement that its scale and function is such that while Broadford is an important
centre, its role is subservient to other higher order centres such as Poriree.

We welcome the allocation of Broadford as a local centre and consider that implicit in this alfocation '
is the acceptance that Broadford has its own localised catchment and that retail facilities in. - -
Broadford should be of a scale and nature that is appropriate for a local centre.

However, while the Council have aliocated Broadford as a local centre, they are nof necessarily
interpreting it as a local centre and see its role and in their supplementary statement describe
Broadford as one of three principal service and employment centres within Skye together with
Portree and Kyle. The Council also advise that Broadford is the best placed of the centres on Skye
to accommodate more commercial development in terms of its centrality and availability of refatively
less constrained development sites.

We do not necessarily agree that Broadford is less constrained than other settfements on Skye and
as acknowledged by the Council in their statement on Dunvegan Road, there are development
opportunity sites in Portree, particularly on the northern edge of the town., Furthermore, while
Broadford may have sites that are capable of accommodating development it does not necessarily
follow that support should be given to the allocation of tand for retail development of an unspecified
nature and scale and which would be inappropriate for Broadford's role as a local centre.
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.. The Council also advise that Broadford as a settlement was felt to be suitable for additional retail
. development because of its centraiity to the Skys and Lochaish population caichment and its
relative. lack-of constraints to residential and employment expansion compared to Portree and Kyle.
of Lochalsh. Here the Council'seem to be suggesting that Broadford could perform a regionat
retalling role serving the Skye and Lochalsh catchment, something that is completely at odds with
Broadford's role as a local centre. :

While Broadford performs a local retailing function, it is important to understand the regional retail
capacity context. in 2008, when considering retail proposals in Portree by Oatridge Ltd and Lidi,
Highland Council commissioned a retail study which found there to be limited capacity for additional
retaf! floorspace in Skye & Lochalsh. Following the decision by Hightand Council to grant outline
- planning permission to Qatridge Ltd for a 2,885 sqm foodstore on Dunvegan Road in'Portree, there
is a surplus of existing and committed convenience goods turnover when compared. with
expenditure in the Skye caichment area and therefore there is no reasoned jusuﬂcatlon for the
Council fo support the deveiopment of further convemence retail floorspace in Broadford. =

Despite being allocated as a local centre and despite the'absence of any capacity within the Skye
and Lochalsh catchment to support any additionaf food retail fioorspace, the draft, ptan allocates two
sites for retail development in Broadford with, the draft plan and the Council's supplementary
statement offering litdle in the way of ;ust;frcatlon for these two sites (Allocations MU: Land to Rear
of Broadford Library and MU3: Glen Road North). .

In terms of the site to the rear of Broadford Library (Ref: MU) the Council seek to justify the draft
allocation by advising that the site is large enough to accommodate a store and that it has good
active travel and public transport accessibility, has the competitive commerciat advantage of
visibility from the A87 trunk road which [snt avaifab[e to many other similar sites within the

setflement.

The fact that the MU site is pa'pable of accommodating & 'store’ is not proper justification for its
allecation for a retail development of unspecified scale and nature. Similarly the fact that the site
may be commercially attractive is 1rrelevant in ight of the fact that there is no need or requirement

far such an allocation.

in terms allocation MU3, the Council have ctariﬁ_ed that the recent permissions granted in Portree
should absorb any spare convenience capacity across Skye and Lochalsh and the advantages of
trunk road visibility and area centrality may justify a non food retail warehouse or similar commercial

use.

While we welcome the move to broaden the list of acceptable uses on the MUS3 site, the turnover of
the Oatridge proposal far exceeds the very limited capacity that existed prior to the consent being
granted and consequently food retailing should not be acceptable on this site. While the MU3 site
may have good roadside visibility this is not in itself justification for allocating it for retail use and
support certainly should not be given to food retaifing on this site.

The Council also state that it is not appropnate for the plan to artifictally fimit competition between

retailers and it is therefore reasonable for it to retain retail as one of a list of acceptable uses for the

site. At no time have we argued that the draft plan should seek to restrict competition and that we
are only seeking for the emerging plan to offer support for additional food retail floorspace where it
would not cause harm to existing defined centres. Recent research undertaken by ourselves and by
Highland Council has demonstrated that there is no capacity within the Skye and Lochalsh

@




catchment for additional food retail.ﬂoor_spa'ce' and as such the plan should not offer support for
development that would cause harm to existing centres.

In conclusion, the emerging Local Plan does not provide any rationale for the aforementioned draft
allocations that offer support for retail development in Broadford of a scale and nature that is
inconsistent with the role and function of Broadford as a local centre. The existence of sites that are
capable of being developed is not a justtfrcataon for allocatmg tand where there is no market
demand.

! trust that the above comments are of assistance and will be taken into account by the Reporter
along with our earlier representations.

Yours sincerely

Graeme Laing
Associate Planning Director
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Dear Mr Archibald,

EXAMINATION OF THE WEST HIGHLANDS 'AND ISLANDS _‘f%'OCAL PLAN;" NOTICE .OF
REQUEST FOR INFORMATION IN WRITING: ISSUE 63 — THE ;QMMERCE GENTRE OR
KYLE QF LOCHALSH. REPRESENTATION NO 515 — THE CO-OPERA E GROUF .

| refer to our recent correspondence regarding the above and to the request by the Reporter for
additional information from The Highiand Council and from the Co-operative Group in respect of the
commerce centre for Kyle of Lochalsh. Conseguently, on behalf of my-¢lieht, The Co-operative
Group, and further to our previous submissions, | write to provide a supplementary written
submission in response {o the Reporter s request

As indicated in our previous represen't_ations, we ar'e-'of the view that the draft centre boundary for
Kyle creates a situation whereby the draft local plan does not actually define a ‘centre’ for Kyle of
Lochalsh and instead offers suppori_ for retail development throughout the entire settiement, even

within areas which are allocated for other land uses, including residential and business

development and on areas of open space.

Maving a commercial centre whose boundary follows the settiement boundary also presents
difficulties in applying the sequential approach to site selection &nd the proposed commerce centre
boundary could potentially result in the somewhat unusual situation where edge of centre retail
proposals would actually lie outwith the settlement boundary. ‘Consequently, we consider that the
proposed commaerce centre boundary for Kyle of Lochalsh shouid be re-defined to only cover an
identified retail or commercial core of the town.

The Council's justification for the commerce centre boundary is fhat a ti'ghter boundary would only
reflect the existing distribution of commekciat uses and would not add value to the development plan
and that it would not enclose nor be close to any viable, large scal_e commercial development sifes.

in response, we would stand by our ongmal comments regard:ng the draft town centre boundary
and the inability to meaningfully apply the sequenttal approach to site selectlon in addition, if the
Councit consider there to be an Jdentmed need to allocate fand 1n Kyle of Lochaish to meet a need
)
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- for the development of town cehtr'er uses "théh they éhéﬁld be using the emerging Local Plan fo
¢ -extend the settiément boundary and allocate a site or sites for such development rather than simply
héaving the commerce boundary mirror the settlement baundary

In terms of redefining the centre_ boundary for Kyle of Lochalsh we would suggest a boundary that is
focused around what one might reasonably consider to be the commercial core of the village,
centred around the A87, Station Road and Plock Road. - Such a definition would allow for the plan

to establish a meaningful retall centre for Kyle, offering planning policy protection for existing town
centre uses and avoudrng any conﬂnct or confusaon w1th other land use aliocaetions within the @
settlement. SR - SR

f trust that the above comments are of assmtance and wm be {aken into account by the Reporter
along thh our earlier representauons ' '

Yours sincere]y

Graeme Laing o
. Associate Planning Dlrector,
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Dear Sirs,

West Highiand and islands Local Plan: Deposit Draft {(December 2008)
Response on behalf of the Co-operative Group S

| refer to 'your recent corréspondence regarding the aboVe and to the previous representations that
were submitted on behalf of the Co-operative Group on 13" March 2008 in response (o the West
Highlands & Islangs Local Plan: Deposit Draft December 2007.

For your information, | have enclosed a copy of our previous submission to the December 2007
draft which made a number of objections in relation to the_foliowing:

Palicy 15: Developer Contributions
Draft Policy; 17 Commerce

Draft Commerce Centre Boundaries
Inset SL.1: Portree -

Inset $1.38: Kyle of Lochalsh

Inset SL2(A): Broadford {(West)

¢ Inset LO13: Ballachullish South

« Inset LO31: Maliaig

. * & & @

it is noted that foliowing the subm_is_sion of our previous representations, Highland Council have
issued a revised Deposit Draft Local Plan (December 2008), incorporating a number of changes 10
the draft plan. We have taken the \qpportunity to review the December 2008 Deposit Draft and offer

the following response.

Draft Policy 17 ‘Commerce’

Draft Policy 17 ‘Commerce’ identifies a netw_otk of centres and establishes the foliowing hierarchy of
centres: ' o E

Sub RegionalTown Centre. .
Urban District Centre _
Urban Neighbourhood Centre
Retail Park IR
Sub-Area / Locai Centre
Villages "
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Although we welcome the introduction of a network of centres, the draft policy fails to make any
distinction between the function and role of the sub regionalftown centres, urban district centres,
and sub-area / local centres. The draft policy identifies that all of these centres have the same role
and furiction, somethlng whlch has the potentiai to cause confusmn as it implies that these centres
all have an equal posmon w:thm the hierarchy.

in order for the proposed network of centres to have meaning, draft Policy 17 must provide greater
clarity on the role and function which each of the identified centres should play. SPP8 gives detailed
consideration to the identification of a nelwork of centres and establishes that the network should
provide g context for the assessment of proposals for new development.. The network contained at
drait Policy 17 does not achieve this and does not provide any guidance as to where, dependent
upon scale, naw retail development should be located.

Amending draft Policy 17 to provide greater clarity on the role of each centre would also aliow for
the policy to better reflect the comments that are made at Section 4.2 of the draft Local Plan where
it acknowledges that in order to sustain the role and function of places, development requires to be
at 2 scale commensurate with their size, location and the distribution of the population.

SPP8 ailso establishes that in identifying a network, consideration should be given to the broad
quantitative and qualitative requirements for all town centres uses. It is evident that such
consideration was not undertaken in establishing the network of centres confained within draft
Policy 17. Despite there being pressure for additional retail floorspace within the Skye and
Lochalsh catchment area, the draft plan fails to acknowledge the issue of guantitative or qualitative
retail requirements as required by SPPS,

It is understood that Highland Council commissioned White Young Green o prepare a retail
capacity study to consider the Skye and Lochalsh catchment area and to establish the capacity
which exists to support additional retail floorspace. Consequently, Highland Council have the
necessary background information to ensure that the emerging Local Plan establishes clear
parameters for the development of retail floorspace in the Skye and Lochalsh catchment over the
forthcoming plan period, This issue is particularly important, given the recent decision by Highiand
Council to grant planning permission to Lidl and QOatridge Ltd for new food retail developments at
Dunvegan Road, Portree.

Draft Commerce Centre Boundaries

Linked to the network of centres identified by draft Policy 17, is the identification of specific
‘commerce centre’ boundaries on the proposals maps of the draft Local Plan.

While we welcome the move to identify ‘Commerce Centres’, we do not consider that the proposed
approach is appropriate and consider that the commerce centre allocations identified on the
proposals maps should reflect the centre's position within the network of centres.. Therefore, rather
than simply having defined ‘commerce centres' the proposals maps should specifically identify
centres which correspond with the centres identified within Policy 17 of the draft plan.

We have also taken the opportunity to review the proposed ‘Commerce Centre' boundaries and
have concern at the extent and nature of some of the centres that have been identified. Prior to

making specific comment on the individual centres it is important to consider the purpose of defining ~
a town centre boundary and the benefits that this can deliver, Government guidance on the -

approach taken to the physical definition of town centres is contained within SPP8 and it advises
that the defineation of a town centre boundary will be dependent on the identification and evaluation
of the full range of town centre uses, SPP8 advises that in most cases this will inckude the retail
core, which consists of the primary and secondary retai areas. -
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In applying this policy, the typical approach taken is to'define a fown centre boundary around what
one might consider to be the retail core of @ town,” However, where there is an identified need for
additional retail floorspace within an area, the plan may seek to expand the town centre to include
areas where subject to access, land availability and scheme viability, the planning authority would
accept future retail development. . o

We consider that defined town centre boundaries are only meaningful where they accurately reflect
the true extent of what one would consider to be the town centre of a setftiement and where they
allow for the application of the sequentiai approach as per the requirements of national policy in
SPP8. From our review of the draft Local Plan we do not consider that the commerce centre
boundaries defined on many of the proposals maps represent reafistic interpretations of what one
would consider to be the commercial core of a settlement and nor do many of the defined centres
aliow for the sequential approach to be properiy applied. -

We have set out our concerns with specific commercial centre boundaries below, together with our
concerns regarding a number of site speacific af!ocatlons m the settlements of Portree, Broadiord,
Kyle of Lochalsh and Ballachulish South, :

Inset 81.136: Porfree

Following our previous representations it is noted that the proposed commerce centre jor Portree
has been amended and the December 2008 Deposit Draft now allocates two commerce centres for
Portree, the first around what can reasonably be considered to be the commercial core of Portree
and the second around an extensive area of land at Dunvegan Road. Policy 17 identifies that the
area around the village centre id designated as a 'Sub Regional Town Centre’ while the area at
Dunvegan Road is allocated as an ‘Urban District Centre’. [n terms of their function, draft Policy 17
establishes that both centres are appropriate for ‘Mixed Use Comparison & Convenience’,

As already mentioned above, there is a direct conflict between the two allocations and there is a
lack of clarity regarding their relationship and position in the network of centres due to the fact that
the draft plan identifies that both centres have the same role and function.

While the 'Sub Regional Town Centre’ identified around the central area of Porree reflects what
one would reasonably consider to be the commercial core of the village, the proposed Dunvegan
Road 'Urban District Centre' covers an extensive area, overlapping with other draft allocations,
including the mixed use (MU2) allocation at Struthan Road, the H2 Housing Allocation at Dunvegan
Road and the 12 Industry ailocation at the Portree Industrial Estate.

Policy 17 'Commerce’ of the draft plan advises that Highland Council will encourage refail, office
and leisure development in aflocated commerce centres and in ‘Urban District Centres’ support is
offered to mixed uses, including comparison and convenience retailing. Consequently, the draft
commerce cenire alfocation at Dunvegan Road has the potential to lend support for large scale
retail development in Ponrtree without there being any cantext or justification for such development,
particularly in light of the recent planning permissions that have been granted to Lidl and Oatridge.
Again, it can be seen that the Deposit Draft Local Plan fails to establish a robust set of retail policies
that will establish parameters for additional retail flocrspace in Portree.

While it is acknowledged that Dunvegan Road is home to a number of existing commercial uses,
some of which are retail, we do not consider that this creates sufficient justification for the Council to
identify such an extensive commercial centre area”at Dunvegan Road and to offer support for
further food retail development at this location. Indeed, no reference is made in the draft plan as {o
why such a large commercial area has been allocated and the scale of retail development that is
considered appropr;ate wrihan this area.




Inset SL1: Kyle of Lochalsh

Our previous representations expressed_¢on¢ern at the propoéed' Cdmrr_iérce Centre boundary for
Kyle of Lachalsh, establishing the position that we did not consider it appfopriate for the commerce
centre boundary to simply mirror the propesed settlement development area boundary.

The Beposit Draft {December 2008) doss not include an amended Commerce Centre boundary for
Kyle of Lochalsh and as such we maintain our objection to Inset 811 of the draft Local Plan.

The Deposit Draft plan identifies Kyle of Lochaish as & Sub Area / Local Cenire where there is
support for '‘Mixed Use Comparison & Convenience'. The centre boundary identified on inset Plan
SL1 mirrors the settlement boundary and creates a situation whereby the draft local plan does not
actually define & 'centre’ for Kyle of Lochalsh and instead offers support for retail, development
throughout the entire settlement, even within areas which are allocated for other land uses,
including residential and business development and on areas of open space.

Having a commercial centre whose ‘boundary follows the settlement boundary also presents
difficulties in applying the sequential approach to site selection and the proposed commerce centre
boundary could polentially result in the somewhat unusual situation where edge of cenire retail
proposals would actually lie outwith the settlement boundary. Consequently, we consider that the
proposed commerce centre boundary for Kyle of Lochaish should be re-defined to only cover an
identified retail ar commercial core of the town.

Inset SL138(A[§roadford {West) :

Page 71 of the draft Local Pfan sets out the draft plan’s objectives for Broadford and while we are
supportive of their general thrust, there are some inconsistencies with other parts of the plan. Draft
Policy 17 establishes that Broadford is a ‘Sub-Area / Local Centre’ but the objectives at page 71
refer to Broadford's role as an 'Area Centre' with paragraph 9.15 referring to the need fo
‘consolidate and create a recognssabie \nliage centre '

The plan's references to Broadford as a ‘Sub-Area / Local Cenire’, 'Area Centre’ and as a "Village''
has the potential to cause confusion, particularly given the content of draft Policy 17 which identifies
Broadford as a 'sub area centre’ and places villages in a separate category further down the
identified network of centres. The draft local plan should seek to redress this inconsistency and
remove any confusion about Broadford's position within the network of centres.

In terms of specific allocations we note that the draft Local Plan allocates 3.3ha of land to the south
of Broadford Library for retail development and that the mixed use aliocatlon at Glen Road {North)
also offers support for retail development. - : - S

Despite these allocations, the draft iocai plan does ‘not provide any raticnale for these allocations or
guidance on the type of retail development which the Council wish to direct fo these sites. The
White Young Green Skye retail study found that there is a limited requirement for additional
convenience retail floorspace in the Skye and Lochalsh catchment and this has all been taken up by
the permissions recenily granted to Lidl and Qatridge for. Council for new supermarket
developments in Portres. Indeed, the aforementioned permissions have created a situation where
the Skye and Lochalsh catchment will suffer from a convenience expenditure deficit.

In addition to the consents granted to Lidl and Oatridge in Portree, the Co-op are in the process of
extending their existing supermarket in Broadford and this extension will serve to improve the
convenience retail offer in Broadford, reducing the need for residents to- travel elsewhere in the
caichment area for their food shopping: - In light of this, we ‘dd not consider that there is a




requirement fo identify land for food retail developrent in Broadford and any retail afiocations within
the town should only offer. support to non food re{ali proposals

We ailsc note that part of the proposed retall altocatton to the south of the library in Broadford lies
within the proposed commerce cenire boundary. Draft Policy 17 advises that the Council will
encourage retail, office and leisure development within commerce centres. However, Inset Plan
SL138(a) indicates that only retail development is acceptable on the site to the south of Broadford
Library. Given that draft Policy 17 offers support a range of uses within the defined commerce
centres, we consider that the allecation should be amended to reflect this position.

inset 1.O3: Ballachullish South

Qur previous submission, requested that the draft Local Plan shouid designate a centre for
Ballachulish South, including the land at Station Yard which is the subject of pianning permission
reference 03/00057/FULLO. R’ was also requested that the site covered by the aforementioned
" plarning permission should be removed from & housing aliocat:on and be specifically allocated for
retail use.

We note that the Deposit Draft (December 2008) now allocates a commerce centre for Ballachulish
South and that the land at Station Yard is covered by a draft Mixed Use allocation. While we
welcome the inclusion of a defined centre for Ballachulish South, the draft written statement does
not appear to make any specific reference to the mixed use allocation on the Station Yard in order
to advise the mix of uses that the Counci! consider as being appropriate for this site and whether
this includes retail development.

Consequently, we retain our previously stated'position that the land at Station Yard which is the
-subject of planning permismon reference 03/00057/FULLO should be ¢ specifically allocated for
retail use.

 Policy 15 = Developer Contributions '

The final part of the draft Local Pian that we wish to ob}ect to is the proposed wording of draft Pohcy s

1& 'Developer Coniributions’..

While we recognise that in certain cikcumstances it will be appropriate for Highland Council to seek

developer contributions. we consider that Draft Policy 15 fails to provide certamty as {o the(: _

circumstances where the Council will seek developer contributions.

We suggest that the policy is amended o ciarify that developers will only be required to make
developer contributions where development will create or exacerbate deficiencies in, or impose
- significantly increased burdens on existing infrastructure. The policy should also be, strengthened
by clarifying the manner in whlch the’ Councr[ wnE seek to determine the nature and scale of any
developer contribution. : :

In this respect we suggest' that the policy is amended to make reference to the provisions of
‘Circular 12/96 ~ Planning Agreements' as it will provide developers with confidence that any
development contribution sought as detailed in the pollcy, wnli meet the relevant tests as outlined in
this Circular.

Conclusions
In corclusion, we consider that the Deposit Draft West Highlands and Istands Local Plan fails to

properly address issues relating to retail development within the plan area. While we welcome the
Council's efforts in seakmg to establish a network of centres it is apparent that little or no




consideration has been given to the broad quaniltatwe and qualiiatwe requlrements for ali town
centres uses, somethlng that is requirad by natlonal piannmg pol:cy .

We believe that the emerging Local Flan needs fo take & more pro-acttve approach o retail
development to ensure that the policies and allocations contained within the new Eocal Plan are
Informed by relevant background research which as far as poss:ble offer retaners and developers
certainty over the fifetime of the forthcomlng Local Plan T i

Moreover, the draft commerce centre allocet;ons contamed within the dfaft plan create a situation
where thers is conflict between the variots centres within the identified network and it has been
demonstrated that a number of the centres are wholly inappropriate, both in terms of their form and
in terms of the support that they offer for reta:f development w&thout any regard to the need for
additional retail floorspace.

We are aware that Hightand Council commissioned White Young Green to underiake a retail study
for the Skye and Lochalsh and this study. provides the Council with the hecessary background
information relative to the Skye and Lochalsh areéa that is required to ensure that the retail strategy
of the emerging local plan is. properly informed by empirical evidence.

Qur client's have retail interests throughcdut the plan area and the overail sirategy within the new

Locat Plan should provide a policy context which ensures the profection of the vitality and viability of .-

all tiers of centres. This is something which Draft Policy 17 fails te achieve and the policy requires
S|gn|ficant alteration in order for it o prowde greater clarity on the role and function which each of
the centres should play. :

! trust that the above comments will be taken into account by the Council during the preparation of
the emerging Lacal Plan. We would welcome the opportunity to discuss the above observations
with your department in due course. In the meantime we lock forward. to receiving your written
response upon receipt of this letter. . : :

Yours sincerely

Graeme Laing
Associate Planning Director

R
Enc. :
ce Nigel Smith — Co-operative Group

Ruairidh Jackson — Co-opera’tive_ Grdup
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GL Hearn
Property Consuitants

16 Gordon Street

Date: 13" March 2008 Sl Glasgow Gt 3PT
OurRef:  GLA28156/019506/L00TV2 - T
RAE : F. AN
E:

www.gthearn.com

The Highland Council

Planning and Development Service
Glenurquhart Road

inverness

V3 SNX

By Fax and Post | | .. | GL HEARN@

Dear Sirs,

Co-operative Group - Response to Deposit Draft West Highlands and Islands Local Plan

I refer to the above plan that has been published for consultation purposes and on behalf of my
client, the Co-operative Group, hereby submit the following representation.

As you may be aware, the Co-operatwe Group have extensive property interests throughout plan
ares, including retail stores in Portree, Broadford, Kyle of Lochalsh and Mallaig,

Refail Development — A ﬁlan Led Agproach

Prior to making our response to the specific pohcues and allocations that are contained within the
draft Local Plan we wish fo make comment on the general approach to retail development,
particularly as it affects the Skye and Lochalsh area.

The deposit draft Local Plan has been published at a time when Highland Councll are considering
two plannmg applications for new supermarkets in Portree with Lidl seeking permission for a
1381m® gross supermarket at Dunvegan Road, Portres {App Ref: 07/00212/FULSL) and Qalridge
'Ltd seeking permission for a 2885m° gross supermarket on land at Dunvegan Road, Portree (App
Ref: 07/00357/OUTSL)

it is likely that the pressure for new food retail development in Skye, particularly in Poriree, wil
continue throughout the ferthcoming plan period and therefore the emerging L.ocal Plan needs to
establish a clear and robust framework to guide new retail development to appropriate locations and
to ensure that any new retall fioorspace Is of a scale that is commensurate with the settiement in

which it is located,

You may be aware that on behalf of the Co-operative Group, we have submitted objections to both
the Lidl and the Qatridge applications, expressing our concern that the applications currently before
the Council, together with other retailer interest, have the potential to undermine the Council’s
proposals for Skye as expressed in the Deposit Draft West Highlands and Islands Local Plan and
could potentially impact upon the Council's ab:llty to follow a p!an led approach to retail
development in Skye’ and Lochalsh

Notwithstanding specific objection_s _that we have' made to both applications, and despite our
requests for Highland Councll to resist the applications on the basis of prematurity and to deal with
the issue of retail need through the emerging Local Plan we understand that both appiications are
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being actively progressed fowards determmatlon possibly w1th the appiecahons being reperted to
Committee. . :

It is appreciated that elements of the Deposit Draft West Highlands & Islands Local Plan may have
been prepared prior to the submission of the Lidl and Oatridge applications and we understand that
the Plan has not been informed by any background ratall studies. However, we are aware that as
part of the consideration of the Lidl and Oatridge applications, Highland Council commissioned
White Young Green (WYG) io undertake a retail study of the Skye and Lochalsh area and the
findings of this retail study are of direct relevance to the Local Plan review.

We have had the opportunity to review the White Young Green report and are aware of its o,
recommendations to Highland Councll and it concludes that there is only sufficient capacity within ¥
the Skye and Lochalsh catchment area to support additional convenience goods floorspace of
between 1086m” (net) and 2600m’ net, dependent upon the end operator and the type of
development. ‘ ' ' .

While we are not offering direct or unequivocal support for the White Young Green report, this
should be a material consideration to any retail planning matters affecting Skye and Lochalsh. We
appreciate that this detalled information on retail capacity was not available to Highland Councit In
time for it to inform the content of the West Highlands & Islands Local Plan, the Council now have
the necessary background information {o ensure that the retail strategy of the emerging Local Pian
is properly informed, allowing for the Council to develop an appropriate strategy to meet the limited
requirement for additional convenience floorspace within the Skye and Lochalsh catchment area.

The applications currently before the Council have the potential to undermine the current Local Plan
review process, impacting upon the Council's ability to follow a plan led approach to retail
development in Skye. Indeed, if Highland Council were to approve both of the submitted
applications, the development of two out of centre supermarkets in Portree would render the retail
sirategy contained within the Deposit Draft L.ocal Plan almost meaningtess.

Highland Council are now in a position to address the requirement for additional retail floorspace in
the Skye and Lochalsh catchment area through the current Local Plan review. [t is essential that
this is done in order that retailers can have certainty that national and development plan policy on
retailing will be praperly applied fo development proposals in Skye and Lochalsh in accord with the
interests of the proper planning of the area and the Government’s support of fown centres, and this
approach should also be consistently applied across the rest of the Hightand Councll area.

In light of the above and given the progress that the Council have made with the draft Local Plan we
respectfully request that the Councl] resist the applications currently before them in Skye and more
propertly deal with the issue of retall need through the Local Plan review process.

Notwithstanding all of the above, we now offer comment on the specmc policies and aliccations that
are contained within the draft Local Pian

Draft Poliey 17 ‘COmmerce_s-

Draft Policy 17 ‘Commerce’ identifies a nétw_ork of ceritres and establishes the following hierarchy:

Sub RegionalTown Cenirs
Commercial Centre

District Centre
Neighbourhood Centre
Sub Arega Centre

Villages
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Although we welcome the Introduction of a nétwork of ¢entres, the draft policy falls to make any
distinction between the -function and role of the sub regionalitown centres, district centres,
neighbourhood centres and sub-area centres. The. policy identifies that all of these centres have the
same role and function, something which has the potential to cause confusion as it implies that
these centres all have an equal position within the hierarchy.

In order for the proposed network of centres to have meaning, draft Policy 17 must provide greater
clarity on the role and function which each of the cenfres should play. SPP8 gives detailed
consideration to the idenfification of a network of centres: and establishes that the network should
provide a context for the assessment of proposals for new development. The network contained at

~draft Policy 17 does not achieve this and does not provide any guidance as to where, dependent @
upon scale, new retail develcpment shauld be located. :

Amending draft Policy 1 7 1o prowde greater _ciarlty on the role of each centre would also allow for
the palicy to better reflect the comments that are made at Section 3 of the draft Local Plan where it
acknowledges that in order to sustain the role and function of places, development requires to be at
a scale commensurate with their size, location and the disiribution of the population.

5PP8 also establishes that in identifying a network, consideration should be given to the broad
 quanfifative and qualitative. requirements for all fown-centres uses. It is evident that such

consideration was not undertaken in establishing the network of centres contained within draft
Policy 17. Despite there being pressure for additional retail floorspace within the Skye and
Lochaish catchment area the draft plan fails to acknowledge the issue of quantitative or qualitative
retail requirements as required by SPP8. :

As noted above, the Council, in the form of the Whlte Young Green retait study, now have
background information that establishes clear parameters for the Council to consider retail need in
Skye and Lochalsh.

Draft Commerce Centre Boundaries

" Linked to the network of centres identified by draft Policy 17, is the identification of specific
‘commerce centre’ boundaries o__n the proposals maps_ef the draft Local Plan.

Broadly, we welcome the move to identify _‘Cemmer'ce Centres’ but we do not consider that the
proposed approach is _apprepriate and consider that the commerce centre allocations that are
identified on the proposais maps shou!d reﬂect the centre’s position within the network of centres.

Therefore, rather than slmply havmg defmed commerce cen!res the proposals maps should
specifically Identify sub regionat, commercial, neighbourhood, sub area and village centres. Making
such an amendment would assist with ensurmg consaster:cy hetween the proposals maps and
Policy 17 of the draft Loca[ Plan :

Moreover, not all of the centres thet are identi_ﬁed within draft Policy 17 have defined 'Commerce
Centres’ on the cortesponding propesals maps. For example, draft Policy 17 identifies Broadford
and Mallaig as sub area centres, but only Broadford has a defined commerce centre shown on the
proposals map. Again, there is seen to be inconsistency.in the Councils approach fo defining
centre boundaries which causes some confusion in establishing the role and function of the centres
that are identified within the proposed network of centres, -

We have also taken the opbortunity to review the propesed ‘Commerce Cenire’ boundaries and
have concern at the extent and nature of some of the centres that have been identified. Prior to
making specific comment on the individual centres it is important to consider the purpose of defining




& town cenire boundary and the benefils that this can deliver.. Government guidance on the
approach taken fo the physical definition of fown cenires is contained within SPP8 and it advises
that the delineation of & town centre boundary will be depandent on the identification and evaluation
of the full range of town centre uses. SPP8 advises that in most cases thas will include the retail
core, which consists of the primary and secondary retall areas. :

In applying this policy, the typical approach taken is to define a town centre ‘boundary around what
one might consider to be the retail core of a town, However, where there is an identified need for
additional retail floorspace within an area, the plan may seek to expand the town centre to include
areas wherg subject 1o access, fand avaliabihty and scheme v:ab:hty, the planmng authorlty would
accept future retali developrﬂent

We consider that deflned tewn ‘centre boundaries are only meaningful where they accurately reflect
the true extent of what one would consider to be the town centre of a seftfement and where they
allow for the application of the sequential approach as per the requirements of national policy in
SPP8. From our review of the draft Local Plan we do not consider that the commerce centre
boundaries defined on many of the proposals map represent realistic interpretations of what one
would consider fo be the commercial core of @ settlement and nor do many of the defined centres
allow for the sequential approach to be properly apphed

We have set out our concerns WIth specrf;c commermal centre boundartes below, together with our
concerns regarding 2 number of sits specific allocations in the settlements of Portree, Broadford,
Kyle of Lochalsh, Ballachulish South and Mallaig.

Inset 8L1: Portree

The proposed commerce centre identified on draft Inset Map SL1 comprises a large regularly
shaped boxed area which does not follow any readily identifiable boundaries. Although it covers
part of what would reasonably be considered to be the commercial core of Poriree, it also includes
other extensive tracts of Portres as well as Loch Portree.

We consider that the propoeed=bouh'darf;';shwl_d be re-defined to only include areas of land within
the central area of Portree which are home to existing town centre uses.

As noted in the earlier section of this Ietter Portree is currently the focus of significant developer
interest for the development of additional convenience floorspace and we consider that this
pressure will remain throughout the forthcoming Local Plan period. Consequently, it is vitally

important that the emerging Local Plan defines a meaningful town centre boundary for Portree that

allows the sequential test to be properly applied and although somewhat dependent on the ocutcome
of the Lidl and Oatridge applications, seeks to provide certainty regarding the scale of addlttonal
retail development that may be required in Portree and where this floorspace should be located.

While there are no specific retail allocations in Portree. i is noted that-the draft local plan offers
support for the inclusion of retail floorspace as part of the mixed use allocations at Bayfield (MU3)
and Upper Bayfield (MU4). However, the draft Local Plan does not offer a detailed explanation as
to the type or scale of retfail develcpment that would be supported at these locations.

Although we are generally supportive of the Council’s efforts to improve Poriree Harbour through
development at Bayfield, from our review of the schedule contained at page 64 we are not
convinced that either of the proposed mixed use development sites: (MU3 & MU4) represent
effective development opportunities as their development is dependent upon land reclamation and
the outcome of coastal and fluvial risk assessments. Consequently, it is considered unlikely that
these sites will come forward for development durmg the forthcommg plan period and unless it can
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be demonstrated otherw:se they should not be rehed upon for meetlng any land use requirements

- at this time.

Inset S1.38: Kyle of | ochalsh '

Although the draft commerce centre boundary for Kyle of Lochalsh is more conventional than the
boundary proposed at Portree (see above), we nevertheless do not consider that it is appropriate
for the commerce centre boundary to s¢mply mirror the proposed selttement development area
boundary. . :

In this respect, the draft local plan does not actually define a ‘centre’ for Kyle of Lochalsh but @
instead creates a situation where draft Policy 17 would offer support for retall, office and leisure
development throughout the entire settiement, even within areas of existing residential development
and within proposed res;dentlal a!locatlons H1 and H2,

Having a commercial cenfre whose boundary follows the setttement boundary also presents
difficulties in applying the sequential approach to site selection and the proposed commerce centre
boundary could potentially result In the somewhat unusual situation where edge of centre retail
proposals would actually lie outwith the setftlement boundary

Consequently, we consider that the proposed commerce centre boundary for Kyle of Lochalsh
should be re-defined to only cover an identn‘sed retail or commercial core of the town.

Inset SL2: (A} Broadford (West)

Page 66 of the draft Local Plan sets out the plan's objectives for Broadford and while we are
supportive of their general thrust, there are some inconsistencies with other parts of the plan. Draft
Policy 17 establishes that Broadford is a ‘'sub area centre’ but the objectives. at page 66 refer to
Broadford's rote as a ‘principal settiement' and the need to ‘consolidate and create a recognisable

village cenfre’,

The plan's references to Broadford as a ‘principal seftlement’ and as a ‘village' ' has the potential to
cause confusion in light of draft Policy 17 which identifies Broadford as a ‘sub area cenire’ and
places vilages in @ separate category further down the identified network of cenfres. The plan
should seek to redress this. mcons:stency to remave any confusion about Broadford's position within
the network of centres.

In terms of specific allocations we note that the draft Local Plan aflocates 3.3ha of land to the south
of Broadford Library for retail development and that the mlxed use allocation at Glen Road (North)
also offers support for retail deve!opment

Despite these allocations, the draft local plan does riot provide any rationale for these allocations or
guidance on the type of retail development which the Councll wish to direct to these sites. The
findings of the WYG Skye and Lochalsh retail study find that there is a limited requirement for
additional convenience retail floorspace in the Skye and Lochalsh catchment and this could
potentially be taken up by the application proposals that are currently before the Council for new
supermarket development in Portree, This simply reinforces the need for the White Young Green
report to inform the Local Plan process and for any planning applications to be deemed premature
until such times as the Plan is adopted

Furthermore, the Co-op are in the process of é){tendlng their existing supermarket in Broadford and

this extension will serve to improve the convenience retail offer in Broadford, reducing the need for
residents to fravel elsewhere in the catchment area for their food shopping. in fight of this and given
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the findings of the WYG study, we do not consnder that there is a feqwrement to identify land for
food retail development in Broadford and any retail allocations wnh:n the fown should only offer
support to non food retail proposals o

We also note that part of the proposed reta[l aiiocatlon in Broadfcrd lies within the proposed
commerce centre boundary. Draft Policy 17 advises that the Council will encourage retall, office
and leisure development within commerce centres. However, inset Plan SL2(a) indicates that gnly
retail development is acceptable on the site {o the south of Broadford Library. Given that draft Policy
17 offers support a range of uses within the defined commerce cenfres, we consider that the
allocation should be amended to reflect this position. -

Ballachulish South (Inset L013) o | &

The designation of land at former Station Yard, Ballachulish as a housing land use policy allocation
{H1) is objected to, in part. It is considered that the part of this allocation which is the subject of an
extant planning permission for retail development (planning permission 03/00057/FULLO) should be
removed from the housing allocation and given a retail allocation. A plan showing the general area
concerned is enclosed for your Information. The Co-operative Group have recently purchased this
sife and intend o develop this site for reta[I use.

it is noted that Ballachuiish South is included within the hierarchy of centres outlined in draft Policy
17. Notwithstanding the peints slready raised in connsction with this policy, Ballachulish South
does perform the role of a retall and service centre for the surrounding area. In particular, the site
which this representation is requesting be excluded from housing allocation H1 Is in an area with
town centre type uses and if is suggested that in order to enhance the role of the centre, and to
improve retail facilities for the settlement and surrounding area, that the provision of a larger retail
store is something which should be promoted in the Local Plan. It is suggested, in order to do this
and to ensure the continued vitality and viability of the cenire and its role In the surrounding area,
that the Local Plan should reflect the retaa[ opportunity and that it should be accordmgly allocated as
a retail use/opportunity.

In conclusion, it is requested that the draft Local Plan should both designate a centre for
Ballachulish South, which will include the site which is the subject of planning permission reference
03/00057/FULLO and that the site covered by the aforementioned permission should be removed
from the housing proposal land use allocation and be specifically allocated for retaif use.

Mallalg {Inset L031)

Mallaig is identified as a ‘Sub Area Cenire’ within the hierarchy of centres outlined in Policy 17 of
the draft Local Plan but the proposals map of the draft Local Plan does not identify a commerce
centre for Mallaig. Again, it can be seen that there is an mconsastency between the proposals map
of the draft Local Plan and the accom panymg wntten statement

As with Ballachulish South, Mallaig performs the role of a retail and service centre and is home to @
number of existing retail and other town centre uses that include a Co-op Market Town store,
Scottish Hydro Electric Shop, Royal Bank of Seotland and a number of café's, restaurants, hotels
and public houses. When compared with other centres in the plan area which have defined centres
in the draft Local Plan {(e. g‘ Broadford), Mallaig compares favourably in terms of its scale and
function and we see no reason why the proposais map should nat det" ne a centre boundary for
Mailaig. - L e

it Is therefore suggested that in order to Ensﬁ_re the continued vitél'ity and_\}iability of the centre and
its role in the surrounding area, that the Local Plan should allocate a cammerce centre for Mallaig

60of8




and this should be focused around the core area where retall and other commercial activity is
focused, S

Policy 15 ~ Developer Contributioﬁs

The final part of the draft Local Plan that we wish to object to is the proposed wording of draft Policy
15 ‘Developer Contributions’. :

While we recognise that in certain circumsténces it wilt bé appropriate for Hightand Council o seek
developer contributions we consider that Draft Policy 15 fails to provxde certamty as to the
circumstances where the Counci! will seek developer contnbut{ons

We suggest that the policy is amended to clarlfy that devetopers will only be required to make
developer contributions where development will create or exacerbate deficiencies in, or impose
significantly increased burdens on existing infrastructure. The nolicy should aiso be strengthened
by clarifying the manner in whech the Coungil will seek to determlne the nature and scale of any
developer contribution, : : e

In this respect we suggest that the policy is amended to make reference fo the provisions of
~ ‘Circular 12/96 — Planning Agreements’ as it will provide developers with confidence that any

development contribution sought as deta:[ed in the pohcy, will meet the relevant tests as outlined in
this Circular. . S

Conclusions

In conclusion, we consider that the Deposit Draft West Highlands and Islands Local Plan fails to

praperly address issues refating to refall development within the plan area. While we welcome the

Courcil's efforts in seeking to establish a network of centres it is apparent that fitle or no

consideration has been given to the broad quantitative and qualitative requirements for all town
cenfres uses, something that is required by natianal planning palicy.

We believe that the emerging Local Plan needs to take a more pro-active approach to retail
development to ensure that the policies and allocations contained within the new Local Plan are
informed by relevant background research which as far as possible offer retailers and developers
- certainty over the fifetime of the forthcoming Local Plan. -

Since the draft Local Plan was prepared, the Council have commissioned White Young Green to
undertake a retail study for the Skye and Lochalsh. This study provides the Council with the
necessary background infarmation relative to the Skye and Lochalsh area that is required to ensure
that the retail strategy of the emerging local plan is properly informed by empirical evidence.

Our client's have retall interests throughout the plan area and the overall strategy within the new
Locai Plan should provide a palicy cantext which ensures the protection of the vitality and viability of
all tiers of centres. This is something which Draft Policy 17 fails to achieve and the policy requires
significant alteration in order for it to provide greater ciaﬂty on the role and function which each of
the centres should play.
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| trust that the above comments will be taken into account by the Counclf during the preparation of
the emerging Local Plan. We would welcome the opportunity to discuss the above observations
with your department in due course. In the meantime we look forward to recsiving your written
response upon receipt of this letter. - IR UCRTRRICS SRS

Yours sincerely

‘). . Graeme Laing
tﬁ Asscciate Planning Director

Enc.

€.C. Ruairidh Jackson - Co- operat:ve Group Property DIVISEDI‘!
Richard Hartland - Highland Council .
Michael Hoar - Highland Council
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GL Hearn
Property Consultants

i " S D . St Vincent House
Date: 10" July 2007 ; Lo 241 St Vincent Street
Our Ref: GLA 281_56!.101_793811.003 S L Giasgow G2 5QY

: ha K o -
Fi
. &
! www.glhearn.com
Mr Tim Stott
Highland Council

Planning &Development
Highland Councit Headquarters
Gienurquhart Road
inverness

o  GLHEARN®

Dear Mr Stott,
Proposed Retail Deveiopménf_- Skye & Lochalsh Local Plan

F refer to my discussions with your colleague Simon Fraser regarding an application proposal by Lidl
for the erection of a new supermarket on land at Dunvegan Road, Portree (App Ref:

07/00212/FULSL). On behalf of our client, the Co-operative Group, we submitted-a representation

in response to this proposai (copy enclosed) and have been momtonng the ‘progress. of the

application. : .

From my discussions with Mr Fraser | understand that the Lidl application is currently out to
consultation and that the Council is likely to identify the key determining issues relate to retalil
capacity, retail impact and access/transportation. In addition to the current proposals by Lidi, the
Council have also received an application by Oatrldge Ltd for the erection of a supermarket on land
adjacent to the existing Co-op store at Dunvegan Road, Portree (although this application has stili
to be registered). Furthermore, we are aware that in addition fo Lidl and Oatridge other foodstore
operafors and developers may be seeking fo acquire sites in Skye for new foodstore development.

Clearly, there is significant pressure for new food retail development in Skye, particularly in Portree.
This pressure for new retaill development is currently manifesting itself in the form of planning
applications at a time when Highland Council are preparing a new Skye & Lochalsh Local Plan, the
draft of which was approved by committee in March 2007

I have reviewed the aforementloned draft plan and while it does propose allocations for additional
retail development, it is understood that no need assessment has been undertaken by the Council.
Consequently, there is no sound basis for any addltlonal floorspace and this whole issue shouid be
determined through the local plan review process _foilowmg a full assessment of capacity by the
Council. We consider that the issue of town centre boundaries also must be considered through the
plan also as failure to determine need properly could seriousty undermine the vitality and viability of
key settlements and lead to serious negative impacts on iocal traders.

Notwithstanding the above, the applications currently before the Council, together with other retailer
imterest in Portree, have the potential fo undermine the Council’s proposals for Skye as expressed
in the draft Skye and Lochalsh Local Plan and could potentially |mpact upon the Councif's ability to
follow a plan led approach to retali deveIOpment in Skye

v, Gt Hearn Urnited
15¢ 7001 2000 [ 55 3 . P R : Registration No. 3798477 {England and Wales)
CH [ I, R T : Regisered Offices 20 Soho Souste, London W30 3QwW




On this basis we would urge Highland Council to resist the applications that are currently before
them on the basis of prematurity and to investigate and address any need for new retait floorspace -
through the emerging Local Plan, a strategy which would comply with national pianning policy
coatained in SPP1 and SPP8 and would offer developers and: exlstsng reta:!ers greater certainty
.. with regard to the future of retail development in Skye : : .

As prevuously adwsed we would be keen to engage d:rectly wnth the Counca! in order to help Inform
the Local Plan review process with regard to the issue of refail capacity and to ensure that the
emerging Local Plan provides developers and retailers with clanty and certainty in terms of the
need, scale and location of any new_retalt development that may be reguired in Skye. In light of
this, and to ensure that the emerging Locat Plan is effective. we consider that the Councit shouid
resist the proposals currently before them for out of centre retall deveiopment in Portree.

| trust that consideration will be gwen to our comments and we look forward to receiving your

thoughts on the above issues in due course. In the meantime, should you wish to discuss any of
the above matters further please do not hesatate ta contact me. S

Yours sincerely

Graeme Laing
Assaciate Planning Director

cc Ruairidh Jackson ~ Co-operative Group
Simon Fraser - Highland Council
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Property Consultants
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Simon Fraser
Kingshouse
The Green
Portree
Isle of Skye
V81 98T

'GLHFARN®

Dear Sir-

Planning Application by Oatr:dge Ltd for Erection of Supermarket at Dunvegan Road
Pottree .

| refer to the above app!rcatmn wh:ch | understand has recently been received by Highland Counci,
and | write on behalf of my clients, the Co-operative Group Property Division, who own and operate
a foodstore on neighbouring land to the application site.

I understand from discussions with one of your colleagues on 11 April 2007 that the application had
not been registered, and that it is not accompanied by either a Transport or Retail Impact
Assessment. With this in mind, and in light of my understanding that the application proposes a
supermarket of 2,885 sq.m, with 230 associated car parking spaces, | am of the opinion, in line with
national ptanning policy and the Council's own advice, that the application should not be registered
untlt such times as these supportmg docurments have been submitted. -

Paragraph 40 of SPP8 establishes that “an fmpact'analysis should be undertaken in support of
applications for leisure and development over 2,500 sq.m. gross floorspace outwith a defined town
centre and which are nof in accordance with the development plan”. The proposal is for in excess
of 2,500 sq.m. of retail foorspace, the site is not in a defined town centre and affects land allocated
for business and industry in both the adopted and emerging Local Plans.

PAN75 and associated Implementation Gulde establssh that a Transport Assessment should be
required for all Food Retail developments in excess of 1,000 sqm gross floor area. The Oatridge
Ltd application proposes 2,885 gross sgm of Food Retail floorspace. - Furthermore, paragraph 67
and associated Table 2 of SPP17 sstablish a National Maximum Car Parking Standard of one
space per 14 sq.m. for Class 1 Food Retail use. Given that the proposed supermarket has a
floorspace of 2,885 sq.m. this would establish a maximum parking provigion of 206 spaces. The
provision of 230 car parkmg spaces would therefore be in excess of the maximum standard.
Paragraph 68 of SPP17 goes on to advise that exemptions.from the maximum car parking
standards can be sought but that the case for sugh exemptions shou]d be made in a Transport
Assessment. In light of these two factors, and ‘notwithstanding other issues that require
assessment, | am of the opinion that k-1 Transport Assessment should be required to support this
application.. L ‘
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With the above in mind and then reflecting on the content of a letter that we received from Richard
Hartland, dated 18 December 2006 (copy attached), | am of the opinion that this application should

“not be registeted until all critical and refevant information has been submitted. In light of what |
have set out above, | consider a TA and an RIA to be both critical and relevant to the consideration
and determination of this application and, in line with the Council's established policy, the
application should not be registered untit this information has been submitted.

| trust that you will consider the above and | would ask you fo confirm your intentions and/for action
in this regard. | would also.welcome confirmation of the Council's position with regards .to the
requirement to undertake neighbour notfication as and when all appropriate information is
submitted. '

S

Yours sincerely

. David Campbell
Planning Director
TR
Enc. _
¢.c. . Ruairidh Jackson - - Co-operative Group F.’roperty Division

Richard Hartand =~ -~ Highland Council




