The Highland Council 
North Planning Applications Committee 

Minute of the meeting of the North Planning Applications   Committee held in the Council Chamber, Council Headquarters, Glenurquhart Road, Inverness on Tuesday 29 April 2014 at 10.30 am.  
Committee Members Present:

Mrs I Campbell, Mrs G Coghill, Mr B Fernie, Mr M Finlayson, Mr C Fraser (excluding Item 6.4), Mr D MacKay, Mrs A MacLean (excluding item 5.1), Mrs I McCallum, Mr D Millar (excluding items 5.1 and 6.5), Mrs M Paterson (excluding items 6.3 to 6.5)
Mr G Phillips (excluding items 5.1 and 6.3), Mr I Renwick, Mr A Rhind (excluding item 5.1) and Mrs A Sinclair.
Officials in attendance:

Mr A Mackenzie, Legal Manager (Regulatory Services) and Clerk 

Mr D Jones, Area Planning Manager North
Mr D Mudie, Team Leader, Development Management
Mrs S Hadfield, Planner 
Mr M Harvey, Team Leader, Planning
Mr C Kemp, Area Roads and Community Works Manager

Mrs T Bangor-Jones, Administrative Assistant
Business

Mrs I McCallum in the Chair

1. Apologies 


Leisgeulan

Apologies were intimated on behalf of Mr D Bremner, Mr G Farlow and 

Ms M Smith.   

2.
Declarations of Interest 


Foillseachaidhean Com-pàirt


There were no Declarations of Interest.
 
 3.
Confirmation of Minutes


Dearbhadh a’ Gheàrr-chunntais

There had been submitted for confirmation as a correct record the minute of the meeting of the Committee held on 25 March 2014 which was APPROVED.

4.
Major Applications 


Iarrtasan Mòra

There had been circulated Report No PLN/030/14 by the Head of Planning and Building Standards providing a summary of all cases within the “Major” development category currently with the Planning and Development Service for determination.  
Mr Mudie updated the members as follows:

· in connection with the application by The Ross Estates Company at Barbaraville, the draft report from the Traffic Consultant had been passed to Network Rail.  A meeting between the applicant and Network Rail had been proposed and an update on that meeting would come to the next meeting of the Committee;
· a response from Legal Services had been received with regard to the Tesco, Thurso application.  A meeting/discussion with local Members to discuss advice would take place in the coming weeks; and
· with regard to the Portree Food Retail application, there remained an objection from SEPA.  It was understood that the applicant was in the process of providing the required information to SEPA to overcome their objection.  SEPA had objected to the Non-Food Retail application and the Planning Service had met with the applicant to discuss how best to overcome the SEPA objection.
In response to questions it was confirmed that:-

· the Kinnairdie link road project was moving forward and that the application would come to the earliest possible Committee meeting;
· with regard to the Ross Estates application it was essential that there was transparency in the planning process.  It was important that Reports were scrutinised by officers to ensure factual correctness and if factual errors were found, there was an obligation on officers to go back to the parties involved with a view to having the issues resolved.  It was further confirmed that, with the agreement of the involved parties, information be made available, where possible, to the community;
· neither of the Skye food retail applications were ready to come forward but June 2014 remained the target date for the Tesco, Portree application;

· the second Skye food retail application was subject to an eight week determination period;  it was no longer a Major Application  due to the reduction in the site area size;
· the second application did not breach the two hectare regulation,  which determined if an application was a major application or not; and

· it was for Scottish Ministers to determine the application by Sea Generation Ltd for the site at Kylerhea.  It was expected that the Highland Council response to Scottish Ministers would be issued in early May and thereafter an update would follow to local Members.
Thereafter, the Committee agreed to NOTE the Report.
5. Continued Items
Cuspairean a' Leantain
Mr D Millar, Mrs A MacLean, Mr G Phillips and Mr A Rhind left the Chamber for the duration of this continued item.
5.1  Applicant:  Mr Denis Overton (13/04498/FUL) (PLN/031/14)


Location:  Land 75 m west of Braefoot, Fodderty, Dingwall (Ward 9)

Nature of Development:  Erection of house  


Recommendation:  Refuse. 

There had been circulated Report No PLN/031/14 by the Area Planning Manager recommending that Committee refuse the application for the reasons detailed therein.  This item had been deferred from the meeting on 25 March 2014 for the applicant to re-site the house. 

Ms S Hadfield presented the report and the recommendation

During discussion Members commented as follows:-

· given that the applicant had undertaken the request to reposition the house to the west of the site it was difficult to understand the Planning Officer’s reason for refusal; and
· the applicant had agreed to move the location of the house within the plot and given the restriction of the water main and overhead power lines, the new location was acceptable.
In response to questions it was confirmed that:-

· with regard to overhead power cables, it was more cost effective to underground power lines following the existing route than to redirect overhead; and
· it was not possible to comment on light pollution from Fodderty House, as the Planning Officer had not visited the site at night-time.
Mrs M Paterson, seconded by Mr D MacKay, moved that the application be granted subject to conditions to be agreed by the Area Planning Manager in consultation with the local members present and, if necessary, the Chair.

Reason: The proposal is not contrary to Policies 29 and 35 of the Highland wide Local Development Plan. The repositioning of the house has maximised the most suitable position in the Applicant’s control which allows it to be viewed as ensuring an appropriate position and set back to conform with the settlement pattern.

Mrs I McCallum, seconded by Mr I Renwick, moved as an amendment that the recommendation be approved and the application be refused.
On a vote being taken using the electronic voting system, votes were cast as follows:-
For the Motion (6) 
Mrs I Campbell, Mrs G Coghill, Mr M Finylason, Mr D MacKay, Mrs M Paterson and Mrs A Sinclair.
For the Amendment (4) 
Mr B Fernie, Mr C Fraser, Mrs I McCallum and Mr I Renwick.
The motion therefore became the finding of the meeting and the Committee AGREED to grant the application subject to conditions to be agreed by the Area Planning Manager in consultation with the local members present and, if necessary, the Chair.

Mr D Millar, Mrs A MacLean, Mr G Phillips and Mr A Rhind returned to the meeting.
6. Planning Applications to be Determined
Iarrtasan Dealbhaidh rin Dearbhadh

6.1  Applicant:  Plockton and Kyle Free Church of Scotland (13/03736/FUL and 13/03737/LBC) (PLN/032/14)


Location:  Land between the Manse and Old Church Court, Innes Street, Plockton (Ward 6)

Nature of Development:   Erection of a 2 ½ storey building, divided into 2 flats and a listed building application to form an opening in a wall and re-align wall adjacent to proposed improved vehicle access from Bank Street.


Recommendation:  Grant. 

There had been circulated Report No PLN/032/14 by the Area Planning Manager recommending that Committee grant the application subject to the conditions detailed therein.  
Members debated whether to hold a site inspection for this application.

Mrs I McCallum, seconded by Mrs I Cambpell, moved that the application be deferred to the next Committee to allow a site inspection to take place in the interim.    

Mrs A MacLean, seconded by Mr D Miller, moved as an amendment that the application be determined today with no site inspection.
On a vote being taken using the electronic voting system, votes were cast as follows:-
For the Motion (9)
Mrs I Campbell, Mrs G Coghill, Mr M Finlayson, Mr C Fraser, Mr D MacKay, Mrs I McCallum, Mrs M Paterson, Mr G Phillips and Mrs A Sinclair.
For the Amendment (5)
Mr B Fernie, Mrs A MacLean, Mr D Millar, Mr I Renwick and Mr A Rhind.
The motion therefore became the finding of the meeting and Committee AGREED to defer consideration of the application to the meeting of the Committee on 10 June and to conduct a site inspection at 11.00am on 9 June 2014. 

6.2  Applicant:  Mr Simon Bates (13/03802/FUL) (PLN/033/14)


Location:  Miltoga, Jamestown, Strathpeffer (Ward 6)

Nature of Development:  Demolition of existing and erection of replacement house


Recommendation:  Grant. 

There had been circulated Report No PLN/033/14 by the Area Planning Manager recommending that Committee grant the application subject to the conditions detailed therein.  
Ms S Hadfield presented the Report and the recommendation.

During discussion Members commented as follows:-
· the proposed house was an interesting design which sat well in the existing architecture of the Jamestown area;
· it was apparent that a deal of effort had gone into the design process;
· doubted the use of grey in the design and suggested this colour may be changed in the future.
In response to questions it was confirmed that:-

· with regard to elevations, the proposed “tower” ridge was approximately 600 millimetres higher than the ridge of Bellacoola.  It was further confirmed that the main section of the roof ridge of the proposed house was approximately 2.2 metres lower than the ridge of Bellacoola; and
· the additional floor space was occupied by the tower section of the proposed house.  It was further confirmed that, the Housing in the Countryside Supplementary Guidance did not specify a maximum increase in footprint size when building a new house on the site of a demolished property but that a modest increase was acceptable.

Thereafter, the Committee AGREED the recommendation. 
6.3  Applicant:  Mr R and M Bennett (13/04561/FUL) (PLN/034/14)


Location:  Land 50 m SE of 8 Husabost, Totaig, Dunvegan (Ward 11)

Nature of Development:  Erection of house, access, services and an agricultural shed.  Siting of temporary caravan for use during building works 


Recommendation:  Grant.  

There had been circulated Report No PLN/034/14 by the Area Planning Manager recommending that Committee grant the application subject to the conditions detailed therein.  
Mr M Harvey presented the Report and the recommendation.

During discussion Members commented as follows;-
· the report put a significant amount of emphasis on the ruins;
· concern that no evidence was presented within the Report that there were bats roosting within the roofless ruins.  Furthermore, it was feared that objectors may inappropriately use bats as a method to protest other proposed house sites; and
· the issues which surrounded protected species was complicated.
In response to questions it was confirmed that:-

· the Historic Environment Team suggested that the ruin represented one of the few buildings which had survived.  Therefore, with the link  to the early township, it had been suggested that any detailed scheme should try to preserve the ruins;
· with regard to the agricultural shed, there would be a maximum size to ensure that the shed did not intrude into the seaward view;

· evidence that the ruins provided habitat for bats  came from a number of third parties.  Both the Applicant and Highland Council were unclear if the site represented a protected habitat and a protected species survey was not included with the application. Policy 58 required Highland Council to be satisfied that the proposed development would not impact on any European protected species. It was further confirmed, that to destroy a protected species habitat was a criminal offence;
· during discussion it was explained to the Applicant’s agent the need to condition the ruins. It was explained that, it was the condition which allowed the application to move forward without the expense of a bat survey, which would not be possible at this time of year.  The agent understood that if ruins were to be incorporated into the build then a full bat survey would need to accompany the application;
· a full bat survey was costly, required specialist equipment and was undertaken over a number of nights;

· the ruin indicated the best location for a new build as it followed the linear pattern of the township; 

· the residential caravan was required to be plumbed into the sewer network; and

· as the application was a planning in principle application it was possible to deal with concerns over elevations and windows if the application came back to Committee.

Thereafter, the Committee AGREED the recommendation. 
6.4 Applicant:  Mr Malcolm MacKenzie (13/04610/FUL) (PLN/035/14)


Location:  Land 250 m NW of Camus, Fearn, Plockton (Ward 6)

Nature of Development:  Erection of house, parking area and foul drainage system 


Recommendation:  Grant.  

There had been circulated Report No PLN/035/14 by the Area Planning Manager recommending that Committee grant the application subject to the conditions detailed therein.  
Mr D Jones presented the Report and the recommendation.

During discussions, Members welcomed the application and acknowledged the measures which the Applicant proposed to undertake with regard to vehicular access and fire suppression.

Thereafter, the Committee AGREED the recommendation. 
6.5 Applicant:  Scrabster Harbour Trust (14/00418/FUL) (PLN/036/14)


Location:  Industrial Site, Scrabster Mains, Scrabster (Ward 2)

Nature of Development:  Creation of serviced development plots to form an industry/business park (Use Classes 4, 5 and 6); with associated indicative plot layout, re-grading works, landscaping, formation of new access, installation of roads and SUDS. 


Recommendation:  Grant. 

There had been circulated Report No PLN/036/14 by the Area Planning Manager recommending that Committee grant the application subject to the conditions detailed therein.  
Mr D Jones presented the Report and the recommendation.

During discussion Members welcomed the development as beneficial to both Scrabster and wider Caithness.  In particular, Members appreciated the sensitive design, the retention of the Caithness stone dykes and the mitigation measures to lessen the impact on the nearby farm cottages.
Thereafter, the Committee AGREED the recommendation. 
The meeting closed at 12.45 pm. 
