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2.1

Purpose/Executive Summary

Description: New build dwelling house with garage and associated services
Ward: 10 - Eilean A' Cheo (Ward 11 prior to 4 May 2017)
Development category: Local Development

Reason Referred to Committee: Number of objections, including Community
Council objection.

All relevant matters have been taken into account when appraising this application.
It is considered that the proposal accords with the principles and policies contained
within the Development Plan and is acceptable in terms of all other applicable
material considerations.

Recommendation

Members are asked to agree the recommendation to grant as set out in section 11
of the report.
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PROPOSED DEVELOPMENT

This application seeks full planning permission for the erection of a one and half
storey, four bedroom dwelling house and separate garage.

No pre-application advice was sought.
The application is supported by a Drainage Assessment.

Variations: The Location, Site Layout, Block and Access Plans have been
amended to show the required visibility splays and to provide further detail in
respect of surface water drainage (drawing nos. 708-101 REV B, 708-102 REV B,
708-103 REV B and 708-104 REV B, all submitted 17.01.2017).

SITE DESCRIPTION

The site comprises an area of open grassland which slopes uphill in a north
westerly direction away from the A851. The nearest neighbouring dwelling is a
Victorian Manse, which lies some 30m to the south west of the proposed house.
Further housing lies to the south of the site on both sides of the A851, while a new
distillery, a Hotel and further housing lies to the north on the seaward site of the
public road.

PLANNING HISTORY
06/00156/FULSL. Erection of 7 Houses. Withdrawn 10.01.2007.
PUBLIC PARTICIPATION

Advertised : Unknown Neighbour 14 Days
Representation deadline : 13.05.2016

Timeous representations : 0

Late representations : 9 from 8 households, and one from Teangue
Township Grazings Committee (10 in total)

Material considerations raised are summarised as follows:
* Inappropriate Design

= Adverse impact on public views due to obtrusive siting

= Loss of agricultural land

= Pre-empts wider housing allocation

= Adverse effect of foul drainage outfall on nearby beach

» Possible adverse effect on otters and also on bats from floodlighting
= Adverse effect on local amenity and tourism from too many houses
» Adverse effect on Dark Skies from light pollution

= Lack of consultation
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8.1

8.2

9.2

All letters of representation are available for inspection via the Council’s eplanning
portal which can be accessed through the internet
www.wam.highland.gov.uk/wam. Access to computers can be made available via
Planning and Development Service offices.

CONSULTATIONS

Development Plans : No objection
Building Standards : No response
Environmental Health : No response

Transport Planning : Initial objection relating to visibility splays and surface
water drainage, subsequently withdrawn

Scottish Water : No response

Crofting Commission : Advised that the Commission have no remit on the
application as they are unable to determine if they land involved is within crofting
tenure.

Sleat Community Council : Objection on grounds of loss of agricultural land and
road safety (speeding and formation of ice from surface water drainage onto
public road).

DEVELOPMENT PLAN POLICY
The following policies are relevant to the assessment of the application

Highland Wide Local Development Plan 2012

Policy 28 Sustainable Design
Policy 29 Design Quality and Place-making
Policy 34 Settlement Development Areas

West Highlands and Islands Local Plan (as continued in force 2012)

The site lies within the Ferrindonald/Teangue Settlement Development Area, and
forms part of a housing allocation (site H1) which has an indicative capacity for 4
units.

OTHER MATERIAL CONSIDERATIONS

Proposed West Highlands and Islands Local Development Plan 2017

The site lies within the Main Settlement Area of Sleat, and forms part of a housing
allocation (ES01) which has an indicative capacity of 13 units.

Highland Council Supplementary Planning Policy Guidance

Access to Single Houses and Small Housing Developments (May 2011)
Sustainable Design Guide (Jan 2013)
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10.4.2

Scottish Government Planning Policy and Guidance
Not applicable

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 Policies

The application site falls within the Ferrindonald/Teangue Settlement
Development Area, so Policy 34 of the Highland Wide Local Development Plan
applies. This policy supports development proposals within Settlement
Development Areas if they meet the Design for Sustainability requirements of the
Highland Wide Local Development Plan Policy 28. Policy 28 of the Highland Wide
Local Development Plan requires sensitive siting and high quality design in
keeping with local character and historic and natural environments, and the use of
appropriate materials. This Policy also requires proposed developments to be
assessed on the extent to which they are compatible with service provision, as
well as their impact on individual and community residential amenity. Policy 29 of
the Highland Wide Local Development Plan repeats this emphasis on good
design in terms of compatibility with the local settlement pattern.

Policy and Material Considerations
Siting, Appearance and Landscape Impact

The design of the proposed dwelling house is considered to respect the local
vernacular due to its rectangular footprint, narrow gable width, relatively low roof
height of 5.7m, windows with a strong vertical emphasis and good quality cladding
materials of natural slate on the roof and black stained larch boarding on the
walls. The choice of materials — in particular the slate roof - is a significant and
important consideration in the integration of this house within this landscape
setting. The proposed garage uses the same cladding materials as the house,
and would have the appearance of a typical domestic or agricultural outbuilding.
Some objectors claim that the contemporary design approach is at odds with the
character of the local settlement, but this is not accepted. The design is an
evolution of traditional highland architecture, and is considered to complement,
rather than detract from, the appearance of the existing village — which includes
some houses of similar design to the proposal.

The claim that the siting of the proposal is obtrusive is not accepted. The buildings
occupy the lower, flattest portion of the site. In common with other nearby houses
in the settlement they are sited close to the public road, and would therefore not
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10.4.4

10.4.5

be at odds with the local pattern of development. The buildings would be seen
against a backdrop of rising land, and would therefore not be visible against the
skyline.

Loss of Agricultural Land

The site forms part of the defined Ferrindonald/Teangue Settlement Development
Area. Within SDAs there is a presumption in favour of development, subject to
certain criteria as set out in HWLDP Policy 34 above. The loss of agricultural land
is not one of these criteria.

Wider Housing Allocation

As stated in Section 7, the site forms part of two different housing allocations, one
in the current West Highlands and lIslands Local Plan, and the other in the
proposed replacement plan. Many of the submitted objections are also made
against this latter housing allocation in the new Proposed West Highlands and
Islands Local Development Plan (site ES01). The principle of whether or not that
wider allocation is acceptable is not a matter for this assessment. However, it is
necessary to consider whether the subject application might prevent the
development of either that site or the smaller H1 site allocated by the existing
West Highlands and Islands Local Plan. The key issue in this respect is whether
the proposal would prevent the remaining land being accessed satisfactorily from
the public road. The agent has provided a drawing which shows that an existing
croft access which is within the applicant’s control could be upgraded to provide
the necessary access to both the H1 and the ESO01 allocations. Although
Transport Planning expressed some concern from a desk top assessment about
visibility and gradient, a site visit has confirmed that visibility in either direction
from the new junction which would be required from this existing access onto the
public road would be satisfactory in either direction (in excess of 120m), and that
the gradient of the upgraded access from the public road to either of the
allocations would be acceptable. As such, it can be concluded that the proposal
would not prejudice possible future housing development on adjacent land within
the Settlement Development Area.

Drainage

The submitted Drainage Assessment states that the foul drainage effluent would
be treated so that the discharge would fall within acceptable limits. The developer
would need to obtain the consents of both Building Standards and SEPA for the
proposed foul drainage arrangements. Based on the information submitted in the
Drainage Assessment, it is considered that there is no reason to expect that such
permissions would not be forthcoming. In respect of surface water drainage,
following the receipt of requested information Transport Planning have advised
that they have no objection in relation to the proposed arrangements to prevent
surface water from the site being shed onto the lower-lying public road.
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11.

111

Protected Species

It is not considered likely that the proposal would adversely affect otters, given
that an existing house and garden lie between the site and the watercourse to the
west - which might provide a habitat for otters. The objection in respect of bats
claims that this species might be disturbed by ‘floodlighting’ associated with the
proposal. The application does not include any ‘floodlighting’, and any normal
domestic lighting - including external security lighting - is a normal feature of the
Teangue settlement and is clearly not adversely affecting the bats known to
frequent the locality.

Local and Neighbour Amenity

The proposed house would be sited some 29m to the east of the nearest existing
dwelling house. This degree of separation is considered sufficient to safeguard
the amenity of this existing dwelling. The claim made in the submitted objections
that local amenity will suffer from too many houses is not accepted on the basis
that the proposal is sited with a Settlement Development Area which already
contains a large number of houses, and where there is a presumption in favour of
development.

Access and Parking

Transport Planning’s consultation response states that the applicant has shown
achievable visibility splays of 2.4m x 90m in either direction from the proposed
junction with the public road. Following the submission of a revised drawing which
shows splays of 2.4m x 120m in each direction Transport Planning have
withdrawn this objection. A site visit has confirmed that these splays are indeed
achievable, and a condition to this effect can be applied. The submitted site layout
drawing shows that the necessary car parking and turning spaces can be
accommodated, and a condition which controls the delivery of these spaces can
therefore also be applied.

Other Considerations — not material

The implications of a single dwelling house within an identified Settlement
Development Area on Tourism and on ‘Dark skies’, the plentiful supply of houses
for sale, the use of new houses as holiday homes, the suitability of ‘social
housing, and the lack of industry to support new houses are not relevant planning
issues.

Matters to be secured by Section 75 Agreement
Not applicable
CONCLUSION

All relevant matters have been taken into account when appraising this
application. It is considered that the proposal accords with the principles and
policies contained within the Development Plan and is acceptable in terms of all
other applicable material considerations.
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13.

IMPLICATIONS

Resource — Not applicable

Legal —Not applicable

Community (Equality, Poverty and Rural) —Not applicable
Climate Change/Carbon Clever —Not applicable

Risk — Not applicable

Gaelic — Not applicable

RECOMMENDATION

Action required before decision N
issued

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

No other development shall commence until the site access has been constructed
in accordance with The Highland Council's Access to Single Houses and Small
Housing Developments guidelines and the attached Access Schedule (dated
31.05.2017), with:

i.  the junction formed to comply with drawing ref. SDB1; and

ii.  visibility splays of 2.4m x 120m (the X dimension and Y dimension
respectively) in each direction formed from the centre line of the junction.

Within the stated visibility splays, at no time shall anything obscure visibility
between a driver's eye height of 1.05m positioned at the X dimension and an
object height of 0.60m anywhere along the Y dimension.

Reason : To ensure that an adequate level of access is timeously provided for the
development; in the interests of road safety and amenity.

Prior to the first occupation of the development hereby approved, the car parking
and turning arrangements detailed on approved plan ref. 708 102 REV B shall be
completed in full and made available for use. Thereatfter, all car parking and
turning spaces shall be maintained as such in perpetuity.

Reason : To ensure that sufficient space is provided within the application site for
the parking (and, where necessary, turning) of cars, so they do not have to park
within or reverse onto the public road.

The roofing material to be used in the development hereby approved shall be
natural slate.

Reason : In the interests of amenity, and for the avoidance of doubt.



REASON FOR DECISION

The proposals accord with the provisions of the Development Plan and there are
no material considerations which would warrant refusal of the application.

TIME LIMITS

In accordance with Section 58 of the Town and Country Planning (Scotland) Act
1997 (as amended), the development to which this planning permission relates
must commence within THREE YEARS of the date of this decision notice. If
development has not commenced within this period, then this planning permission
shall lapse.

FOOTNOTE TO APPLICANT

Initiation and Completion Notices

The Town and Country Planning (Scotland) Act 1997 (as amended) requires all
developers to submit notices to the Planning Authority prior to, and upon
completion of, development. These are in addition to any other similar
requirements (such as Building Warrant completion notices) and failure to comply
represents a breach of planning control and may result in formal enforcement
action.

1. The developer must submit a Notice of Initiation of Development in
accordance with Section 27A of the Act to the Planning Authority prior to work
commencing on site.

2. On completion of the development, the developer must submit a Notice of
Completion in accordance with Section 27B of the Act to the Planning
Authority.

Copies of the notices referred to are attached to this decision notice for your
convenience.

Accordance with Approved Plans and Conditions

You are advised that development must progress in accordance with the plans
approved under, and any conditions attached to, this permission. You must not
deviate from this permission without consent from the Planning Authority
(irrespective of any changes that may separately be requested at the Building
Warrant stage or by any other Statutory Authority). Any pre-conditions (those
requiring certain works, submissions etc. prior to commencement of development)
must be fulfilled prior to work starting on site. Failure to adhere to this permission
and meet the requirements of all conditions may invalidate your permission or
result in formal enforcement action



Flood Risk

It is important to note that the granting of planning permission does not imply
there is an unconditional absence of flood risk relating to (or emanating from) the
application site. As per Scottish Planning Policy (p.198), planning permission
does not remove the liability position of developers or owners in relation to flood
risk.

Scottish Water

You are advised that a supply and connection to Scottish Water infrastructure is
dependent on sufficient spare capacity at the time of the application for connection
to Scottish Water. The granting of planning permission does not guarantee a
connection. Any enquiries with regards to sewerage connection and/or water
supply should be directed to Scottish Water on 0845 601 8855.

Septic Tanks and Soakaways

Where a private foul drainage solution is proposed, you will require separate
consent from the Scottish Environment Protection Agency (SEPA). Planning
permission does not guarantee that approval will be given by SEPA and as such
you are advised to contact them direct to discuss the matter (01349 862021).

Local Roads Authority Consent

In addition to planning permission, you may require one or more separate
consents (such as road construction consent, dropped kerb consent, a road
openings permit, occupation of the road permit etc.) from the Area Roads Team
prior to work commencing. These consents may require additional work and/or
introduce additional specifications and you are therefore advised to contact your
local Area Roads office for further guidance at the earliest opportunity.

Failure to comply with access, parking and drainage infrastructure requirements
may endanger road users, affect the safety and free-flow of traffic and is likely to
result in enforcement action being taken against you under both the Town and
Country Planning (Scotland) Act 1997 and the Roads (Scotland) Act 1984.

Further information on the Council's roads standards can be found at:
http://www.highland.gov.uk/yourenvironment/roadsandtransport

Application forms and guidance notes for access-related consents can be
downloaded from:

http://www.highland.gov.uk/info/20005/roads _and_pavements/101/permits_or wo
rking_on_public_roads/2

Mud and Debris on Road

Please note that it an offence under Section 95 of the Roads (Scotland) Act 1984
to allow mud or any other material to be deposited, and thereafter remain, on a
public road from any vehicle or development site. You must, therefore, put in
place a strategy for dealing with any material deposited on the public road
network and maintain this until development is complete.



Protected Species - Halting of Work

You are advised that work on site must stop immediately, and Scottish Natural
Heritage must be contacted, if evidence of any protected species or
nesting/breeding sites, not previously detected during the course of the
application and provided for in this permission, are found on site. For the
avoidance of doubt, it is an offence to deliberately or recklessly Kill, injure or
disturb protected species or to damage or destroy the breeding site of a protected
species. These sites are protected even if the animal is not there at the time of
discovery. Further information regarding protected species and developer
responsibilities is available from SNH: www.snh.gov.uk/protecting-scotlands-
nature/protected-species

Signature: Dafydd Jones
Designation: Area Planning Manager - North
Author: Graham Sharp

Background Papers: Documents referred to in report and in case file.

Relevant Plans: Plan 1 — Committee Location Plan

Plan 2 — Existing Location Plan 708 001

Plan 3 — Existing site Layout Plan 708_002

Plan 4 — Existing Block Plan 708_003

Plan 5 — Existing Section Plan 708_004

Plan 6 - Existing Section Plan 708 005

Plan 7 - Proposed Ground Floor Plan 708 201
Plan 8 — Proposed First Floor Plan 708 _202

Plan 9 — Proposed Elevation Plan 708_401

Plan 10 - Proposed Elevation Plan 708_402

Plan 11 - Proposed Elevation Plan 708_403

Plan 12 - Proposed Elevation Plan 708_404

Plan 13 - Proposed Elevation Plan 708_405

Plan 14 - Proposed Elevation Plan 708_406

Plan 15 - Proposed Garage Plan 708_407

Plan 16 — Topography Plan TOPOGO01

Plan 17 — Drainage Strategy Plan 000001

Plan 18 — Proposed Location Plan 708_101 REV B
Plan 19 — Proposed Site Layout Plan 708_102 REV B
Plan 20 — Proposed Block Plan 708 103 REV B
Plan 21 — Proposed Access Plan 708_104 REV B
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N 3 Materials

Q § Walls:

Roof:
Windows:
Gutters:

Siberian larch stained black

Slate

Timber frame with black aluminium facings
Exposed gutters and downpipes in black
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Materials

Walls: Siberian larch stained black

Roof: Slate

Windows: Timber frame with black aluminium facings
Gutters: Exposed gutters and downpipes in black
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