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CAITHNESS, SUTHERLAND & EASTER ROSS PLANNING
APPLICATIONS COMMITTEE - 1 February 2011

Report No PLC/002/11

10/04435/FUL: The Highland Council
Tain Royal Academy, Scotsburn Road, Tain

Report by Area Planning and Building Standards Manager

SUMMARY

Description: Erection of new external biomass boiler house to provide renewable

heating source for the existing school.

Recommendation - GRANT

Ward : 08 — Tain and Easter Ross

Development category : Local Development

Pre-determination hearing: Not required

Reason referred to Committee : Council Development
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PROPOSED DEVELOPMENT

This application seeks permission for a new biomass boiler at Tain Royal
Academy. The boiler will be housed in a larch clad shed measuring 10m x 8m x
4m high. It will be connected to the existing boiler.

Informal pre-application advice was given on the proposal. At that time no details
of the exact building proposed were available.

The site is served by an existing access from Hartfield Road.
No supporting documents have been submitted.

The original plans did not accurately show the layout of the existing path, stated an
incorrect scale and did not show the guy ropes attaching to the flue. The flue has
also increased from 12.5m to 13m in height since the original submission. The
agent advises that this was due to a mistake in the original plans.
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SITE DESCRIPTION

The site is at the rear of the school adjacent to the Tain Royal Academy
Community Complex (TRACC) building. Until recently the site was used as a
construction compound while works were undertaken to that building. The site is
accessed from Hartfield Road. The nearest properties are those on Hartfield Place
which lies immediately to the north east of the application site.

PLANNING HISTORY

09/00354/FULSU - Installation of telecoms apparatus — Approved 25/09/09

09/00033/FULSU - Re-roofing of flat roofed classroom block with pitched roof —
Approved 11/03/09

03/00393/NIDRC - Fitness Room Extension — Approved 24/09/03
02/00974/NIDRC - Alterations and Extension to School (Outline) - Withdrawn

01/00666/NIDRC - All Weather Surfaced Pitch With Non Glare Floodlighting (8 x
15m Columns) Surrounded by 5m Galvanised Mesh Ballstop Fencing — Approved
04/12/01

PUBLIC PARTICIPATION

Advertised : Neighbour Notification
Representation deadline : 10/12/10
Timeous representations : 6
Late representations : 0
Material considerations raised are summarised as follows:
e Air quality
¢ Noise from construction, operation and deliveries
e Landscape and visual impact
e Amenity
e Natural light
e SuDS

All letters of representation can be viewed online www.highland.gov.uk, at the Area
Planning Office and for Councillors, will be available for inspection immediately
prior to the Committee Meeting.

CONSULTATIONS
Environmental Health : No objections

DEVELOPMENT PLAN POLICY

The following policies are relevant to the assessment of the application
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Highland Structure Plan 2001

G2 Design for Sustainability
Ross and Cromarty East

Tain Settlement Boundary — Special Uses
OTHER MATERIAL CONSIDERATIONS

Draft Highland Wide Local Development Plan

29 Sustainable Design
35 Settlement Development Areas
68 Renewable Energy Developments

Highland Council Supplementary Planning Policy Guidance
Not applicable

Scottish Government Planning Policy and Guidance

SPP

PLANNING APPRAISAL

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.

This means that the application requires to be assessed against all policies of the
Development Plan relevant to the application, all national and local policy guidance
and all other material considerations relevant to the application.

Development Plan Policy Assessment

The proposal is considered to be sensitively sited and designed, makes use of
renewable energy sources and is not likely to have significantly detrimental impact
on individual or community amenity. The proposal is considered to accord with

policy.
Material Considerations
There are no objections from consultees.

The boiler is sited next to the TRACC building. The site has the advantage of
being close to the existing boiler. The design and materials of the proposed boiler
house is considered to be acceptable in this location.

A number of third party objections have been lodged against this application. The
material considerations raised are as follows:
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Air quality — The Environmental Health Officer advises that the height of the flue is
sufficient to ensure that there are no local air quality issues.

Noise — A condition will be attached to limiting the hours that construction can
take place.

The Environmental Health Officer advises that predicted noise levels from the
installation are below the recommended limits. Nevertheless, in order to ensure
future control, a condition will be attached requiring that noise from the installation
does not exceed NR 20 when measured or calculated within any noise sensitive
premises with windows open for ventilation purposes.

The agent advises that deliveries will be outside school hours but within the normal
working week (0800-0900 and 1530-1730). Noise from deliveries may cause a
disturbance therefore a condition restricting the hours that deliveries are made is
recommended. It is anticipated that deliveries will be made every two to three
weeks.

Landscape, visual impact and amenity — A number of objectors have highlighted
the quality of the surrounding landscape and the impact of the development on
neighbours as issues. The height of the proposed flue is identified as a particular
concern. It should be noted that the site is not designated for its landscape value
and is not part of Tain’s Conservation Area. The development will be screened
from 1, 2 and 3 Hartfield Place by existing fencing and part of the boundary of 3
Hartfield Place is surrounded by a high hedge. The flue will be the most visible
part of the development but it will be read in the context of the larger school
complex. The development will be visible both to residents of Hartfield Place and
the wider community but this is a mixed urban area and the development would not
be incongruous in this setting. The impact is therefore considered to be
acceptable.

Natural Light — The proposed boiler house is 4m high to ridge which is
considerably lower than the existing TRACC building which is 9m high.

SuDS - Rainwater from the new boiler house will drain into a filter/attenuation
trench with an over flow pipe connected to a nearby drain.

Other Considerations — not material

Third parties have raised a number of issues that members will note are not
material considerations. These are:

e The impact of the construction compound previously on site
e Loss of views
e Loss of property values

e The economic viability of the project
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e The potential to relocate the boiler
CONCLUSION

The proposal accords with policy and is considered to be appropriate in terms of its
siting and design. The Environmental Health Officer has no objection in relation to
air quality or noise and notwithstanding the concerns of the objectors the impact on
neighbours and the wider landscape is considered to be acceptable. The
application is therefore recommended for approval.

RECOMMENDATION

Action required before decision issued N

Notification to Scottish Ministers N
Notification to Historic Scotland N
Conclusion of Section 75 Agreement N
Revocation of previous permission N

Subject to the above, it is recommended the application be Granted subject to
the following conditions and reasons:

The development to which this planning permission relates must commence within
THREE YEARS of the date of this decision notice.

Reason: In order to accord with the statutory requirements of the Town and
Country Planning (Scotland) Acts.

No development shall start on site until the completed Notice of Initiation of
Development (NID) form attached to this decision notice has been submitted to and
acknowledged by the Planning Authority. From the date of acknowledgement, the
Site Notice attached to it shall be posted in a publicly accessible part of the site
until the development is completed.

Reason: In order to accord with the statutory requirements of the Town and
Country Planning (Scotland) Acts.

Upon completion of the development the completed Notice of Completion form
attached to this decision notice shall be submitted to the Planning Authority.

Reason: In order to accord with the statutory requirements of the Town and
Country Planning (Scotland) Acts.

Hours of construction in relation to any works audible at the site boundary shall be
limited to 8.00am - 6.00pm Monday — Friday, 8.00am - 1.00pm Saturday, and not
at all on Sunday.



Reason: In order to safeguard the established residential amenity of adjoining

properties.

5. All plant, machinery and equipment associated with the operational stage of this
development including fans, ducting and external openings shall be so installed,
maintained and operated such that any associated operating noise does not
exceed NR 20 when measured or calculated within any noise sensitive premises
with windows open for ventilation purposes.

Reason : In the interests of amenity and in order to avoid disturbance and

nuisance

6. Deliveries of fuel to the site shall take place between the hours of 0800 and 1900
Monday to Friday unless otherwise agreed in writing with the Planning Authority.

Reason : In the interests of amenity and in order to avoid disturbance and

nuisance

Signature:
Designation:

Author:

Background Papers:

Relevant Plans:

Allan J Todd

Area Planning & Building Standards Manager
Caithness, Sutherland and Easter Ross

Lisa MacKenzie

Documents referred to in report and in case file.
Plan 1 — Location Plan

Plan 2 — Site Plan and Elevations



Appendix — Letters of Representation

Name Address Date Received | For/Against
Dennis and Sandra Cowie 3 Hartfield Place, Tain 29 November | Against

7 December

8 December
Marianne Robinson 7 Hartfield Place, Tain 2 December Against
Lynn Hallam 6 Hartfield Place, Tain 6 December Against
Georg Tonberg 5 Hartfield Place, Tain 7 December Against
James and Margaret Cameron | 1 Hartfield Place, Tain 8 December Against
Ewan Smart 4 Hartfield Place, Tain 9 December Against
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