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Purpose/Executive Summary
Description: Application for Planning Permission for Discharge of Planning

Conditions attached to planning consent Ref 11/04653/FUL, including
those relating to house design, infrastructure and landscaping,
proposed development of 16 houses

Ward: 19 — Inverness South
Development category: Local
Reason referred to Committee: At the discretion of the Area Planning Manager (South)

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 planning permission as set out

in section 11 of the 30 January 2018 Committee report and subject to the revised
drawings.
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AMENDMENTS TO APPLICATION

At the Planning Applications (South) Committee on 30 January, members of the
Committee agreed to defer the planning proposal for 16 houses to allow the
developer to reconsider the external finishes of the houses to better reflect the
Highland context and the Conservation Area, in particular with regard to the use of
materials, the proportion of roof to wall and external detailing. It was agreed that the
application would be brought back to Committee for further consideration once
amendments had been secured.

The applicant has revisited the design and has made the following amendments to
the proposal:

e The original design showed the front curtilage of the houses defined by a
mixture of natural stone walling and low hedging. The amount of stone
walling has now been increased and the frontage of the majority of the
housing is now bounded by natural stone walling. This includes a longer
stretch at the entrance to the development which has also been extended to
form a corner feature which will include a stone name plate.

e Sections of natural stone feature cladding has been added to the frontages of
the Cluny, Marr and Strathdon house types. The facing materials of the
houses are now a mixture of white wet dash render, weathered larch cladding
and natural stone cladding. As before, the roofs are natural slate and
windows, doors and soffits are grey timber.

e The roof verges have been revised to show a raking soffit appearance.

e Chimneys have been added to the dominant gables of the Strathdon and
Gullane house types. These houses are on 6 plots resulting in 12 chimneys
in total. These are the only housetypes where an option for a woodburning
stove or similar will be made available to purchasers.

e Small areas of natural stone walling and seating have been added to the
communal grassed courtyard area.

e Pitched porch features have been added above the entrance doors to the
affordable units

All other details are as set out in the 30 January Committee Report.

PLANNING APPRAISAL

The increased level of stone walling to the front of the houses is welcomed. It is a
high quality material which is in keeping with the Conservation Area status of the
area and will visually enhance the development as a whole. The addition of stone
walling and seating within the green is also considered to be a positive addition to
the communal area.

The addition of natural stone cladding on 3 house types (6 units) adds some variety
to the house finishes and is, again, a high quality material which is appropriate within
the Conservation Area. This is considered an enhancement to the pallete of
traditional materials previously proposed (natural slate, timber windows and doors,
white wet dash render and timber linings).
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Members suggested amendments to the proportion of roof to wall which would result
in a more traditional building form. This was put to the applicant, however achieving
this (without increasing the overall height of the houses) would require a reduction to
the gable width of the houses, which would reduce the internal floorspace and
necessitate a complete reworking of the internal layout of the houses. The proposal
is predominantly for 4 and 5 bedroom family houses with associated living
accommodation commensurate with modern day living (family rooms/studies etc).
Modern living generally requires significantly more floor space than provided within
traditional houses. In order to replicate a traditional house while providing modern
levels of accommodation it is usually necessary to utilise extensions to the main
building, thereby increasing the footprint of each house. In this instance, due to the
archaeological implications, the actual build area for the housing is restricted to the
footprint of the demolished buildings. This is a barrier to the provision of houses with
larger footprints. The applicant has revised the roof verges to give a raking soffit
appearance and reduce the overhang. These are relatively minor amendments but
will result in a neater, more traditional finish to the roofline of the housing.

The addition of chimneys to either gable end of 2 of the house designs (6 units) is
welcomed and will provide some visual interest to the roofline of the housing, in
keeping with the Highland vernacular. While these are the only houses where
buyers will be given the option of having a stove already installed, there is still a
possibility that owners of the remaining houses may also require chimneys or flues.
However it is proposed to remove all Permitted Developer Rights for the housing
(already restricted within the Conservation Area) therefore any proposal for external
alterations to the houses, including the erection of flues, will require planning
permission. This will allow the Council to retain control over the future appearance
of the housing and ensure any further development is compatible with its
Conservation Area status.

The addition of porch roof features on the affordable units adds some visual interest
and is considered to be acceptable.

CONCLUSION

The applicant has proposed a number of positive amendments to the external
finishes of the housing and has augmented the use of natural stone walling
throughout the development as a whole. Design details such as the inclusion of
porch features, adjustment to soffits and inclusion of chimneys have also been
introduced. Overall, it is considered that the amendments reflect the Highland
vernacular, are appropriate within the Conservation Area and represent an
improvement to the original submission taking into account the concerns expressed
by Committee at their earlier consideration.

RECOMMENDATION

It is recommended that the application be approved subject to the amended
drawings and planning conditions set out in the 30 January Committee Report.

THE 30 JANUARY COMMITTEE REPORT FOLLOWS:
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Purpose/Executive Summary

Application for Planning Permission for Discharge of Planning
Conditions attached to planning consent Ref 11/04653/FUL, including
those relating to house design, infrastructure and landscaping,
proposed development of 16 houses

19 — Inverness South

Development category: Local

Reason referred to Committee: At the discretion of the Area Planning Manager (South)

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 planning permission as set
out in section 11 of the report.



11

1.2

1.3

1.4

1.3

1.4

1.5

2.1

PROPOSED DEVELOPMENT

The proposal seeks approval for the details conditioned under a previously granted
planning consent for 16 houses on a brownfield site at Viewhill, Inverness. The site
consisted of a large complex of modern, disused agricultural buildings (now
demolished) and associated hardstanding, extending to 2.3 hectares.

Planning permission was originally refused by the Highland Council South Planning
Applications Committee, but was subsequently allowed upon appeal to the DPEA.
This gave consent for the 16 houses (including affordable housing) subject to a
number of planning conditions, relating to matters including house design, access,
archaeology, protected species, land contamination, landscaping and drainage.
The current application provides details requested by these planning conditions
and seeks approval as such.

The site is located to the south of Balloch near the Forestry School. It sits at the
end of a single track road which currently serves 12 houses. A separate
application for the upgrading of the access road is under consideration by the
South Planning Applications Committee under planning reference 17/03395/FUL.

The houses will be served by the public water supply and will connect into the
existing foul drainage system. A scheme for the management of the surface water
will be finalised prior to development commencing but will include a new surface
water sewer to serve the development and measures to mitigate against flooding.

Pre Application Consultation: There has been no formal pre-application discussion.

Supporting Information: The application is accompanied by a Planning and Delivery
Statement, a Design and Access Statement and a Drainage Assessment.

Variations: There have been a number of amendments to the drainage proposals
and adjustments to the layout, parking provision and landscaping proposals.

SITE DESCRIPTION

The site is situated in a semi rural setting to the south of Culloden wood, at the end
of a single track road which currently serves 12 houses. Until recently the site
consisted of a large complex of redundant and partially derelict agricultural
buildings with associated hard standing. These have now been demolished as part
of the original consent for the site, and the remaining building site is unsightly and
fenced off with heras fencing. The site is within the boundary of the Culloden
(Battlefield) Conservation Area and Historic Scotland’s Inventory of Historic
Battlefields. The site is bounded by housing and mature woodland to the north and
northwest, and open fields to the south, east and southwest.

PLANNING HISTORY

11/04653/FUL Demolition of agricultural building; formation of Refused
16 house plots; upgrade access road (allowed on

appeal)
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17/03395/FUL Amendment to road layout and provision of Pending
drainage infrastructure consideration

PUBLIC PARTICIPATION

Advertised: Unknown Neighbour
Date Advertised: 04.08.17
Representation deadline: 18.08.17

Timeous representations: 1 (from 1 household)
Late representations: 35 (from 35 households)

Material considerations raised are summarised as follows:

a) Increase in light pollution

b) Potential for buried archaeological information

c) House design /finishes inappropriate

d) Site of international significance which should be protected, not developed

e) Unacceptable noise on a war memorial site

f) Should have been a national development not a local development

g) Should be considered under the new Conservation Area boundary

h) Disregard for Scottish history, heritage and the fallen

i) Lighting within the development itself should be limited

j) Site should be considered as a war grave

k) Historic Scotland equated the sheds with houses and did not take into
consideration the impact of the views from the battlefield or the change from
rural to residential.

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.

CONSULTATIONS

Historic Environment Team: Does not object. In terms of the Conservation Area,
the site is on the northern periphery and slopes downwards, away from the
Conservation Area. It should be possible to minimise any negative impacts through
careful landscaping and planting along the southern boundary. In design terms a
more innovative approach, with a greater variety of built forms would have been
welcomed, and the scheme needs to be refined with better quality finishes (slate,
timber, metal). The building materials have now been amended to accord with the
HET requirements. Careful landscaping is required along the southern boundary
including native evergreen trees to break up the exposed roofslopes.

Flood Risk Management: Objected on grounds of the management of surface
water with a number of concerns relating to the proposed drainage solution. The
applicant made a number of amendments to the drainage proposals and while final
details of the design of the surface water drainage system are still to be agreed, the
Flood Risk Management Team believe that a suitable system is feasible and are
therefore willing for the details to be finalised though a planning condition and have
removed their objection. The drainage solution for the housing is linked to that for
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the access road (17/03395/FUL) therefore further conditions are required to ensure
that the applications are linked and the approval of details and work is carried out
timeously and in the correct order.

Transport Planning: Do not object. Further information relating to parking
provision and road layout details was requested and has been submitted by the
applicant.

HET Archaeology: Although the site has previously been developed it still has the
potential to contain buried information relating to the battle and its aftermath.
Mitigation in the form of test-pitting and photographic recording, as conditioned in
11/04653/FUL was submitted and approved prior to the demolition phase of the
development commencing, including monitoring of the temporary haul road.
Although the report makes no recommendations for additional work, the potential
for buried features remains. While the risk is not such to warrant a full excavation,
it is important that the nature and extent of any features is identified and recorded
before destruction. Site clearance work should be done under archaeological
supervision. This will be covered by an archaeological watching brief planning
condition.

Development Plans Team: Do not object. Policy advice has previously
recognised and supported the principle of redevelopment of this site for housing
purposes. Given previous advice, the appeal decision in favour of development
and the existence of an in perpetuity planning permission, the current application
should be supported in principle. The only material change in policy is the
Council’s clarification of the expected developer contributions in respect of
education provision. Upon further consideration the Development Plans Team
considered it unreasonable to ask for education contributions for this application,
which is for the detail of the development, when it was not requested as part of the
original consent. Should the number of units change in the future, this would
trigger a contribution towards education provision if required.

Forestry Officer: Does not object. The submitted landscape plans with minor
amendments meet the terms of the landscape related conditions of 11/04653/FUL
and are accepted. Plots 12 and 13 are closer to the boundary than the 20m
stipulated in the 11/04653/FUL condition, however the Forestry Officer has
assessed the position and species of the trees closest to the boundary and has
agreed that while the holdbacks are less than those required by the condition, there
is enough separation between the neighbouring woodland and the development for
the layout to be regarded as acceptable.

Contaminated Land: The site has a historic use as agricultural land with
buildings, tanks and asbestos containing materials present. Potential for land
contamination issues have been identified. Further testing and a scheme for
dealing with potential contamination on site must be submitted to and agreed by
the planning authority prior to development commencing. This can be covered by a
suspensive planning condition.

Historic Environment Scotland: Do not object. Historic Environment Scotland or
Historic Scotland is not referred to in any of the planning conditions of
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11/04653/FUL and have no comments to make.

National Trust for Scotland: Do not object. The Trust regrets that Highland
Council's previous refusal of planning permission was over-ruled as it will affect
part of the Battlefield designated under the Inventory of Historic Battlefields.
However given this starting point the Trust would like to see the impact of the
development minimised as far as possible through effective landscaping and
screening of the development from the remainder of the Battlefield (in particular
along the southern edge); landscape visualisations showing how the proposed
designs will appear from the battlefield; prevention of any further extension of the
housing development or any further encroachment through new developments
being enabled; and appropriate archaeological surveying to be carried out.

Scottish Water: Does not object. There is currently sufficient capacity in the
Inverness Water Treatment Works and in the Allanfearn PFI Waste Water
Treatment Works but availability cannot be reserved and will be reviewed upon
formal application.

SEPA: No comment — referred to SEPAs standing advice for small housing
developments.

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

Highland Wide Local Development Plan 2012

28 - Sustainable Design

29 - Design Quality & Place-making
31 - Developer Contributions

32 - Affordable Housing

35 - Housing in the Countryside (Hinterland Areas)
42 - Previously Used Land

51 - Trees and Development

57 - Natural, Built & Cultural Heritage
58 - Protected Species

64 - Flood Risk

66 - Surface Water Drainage

75 - Open Space

Inner Moray Firth Local Plan 2015
No site specific policies
OTHER MATERIAL CONSIDERATIONS

Highland Council Supplementary Planning Policy Guidance

Access to Single Houses and Small Housing Developments (May 2011)
Developer Contributions (March 2013)

Flood Risk & Drainage Impact Assessment (Jan 2013)

Highland Historic Environment Strategy (Jan 2013)
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Highland's Statutorily Protected Species (March 2013)

Housing in the Countryside and Siting and Design (March 2013)
Managing Waste in New Developments (March 2013)

Open Space in New Residential Developments (Jan 2013)
Trees, Woodlands and Development (Jan 2013)

Scottish Government Planning Policy and Guidance
Scottish Planning Policy (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.

Determining Issues

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.

Planning Considerations

The key considerations in this case are:

a) planning history and status;

b) compliance with the development plan and other planning policy;
c) siting, design and landscaping;

d) visual impact;

e) infrastructure;

f) proximity to Culloden Battlefield and Conservation Area; and

g) any other material considerations.

Planning History / Status

Planning application 11/04653/FUL for planning permission for the “demolition of
agricultural buildings, formation of 16 no house plots, upgrade of access and
associated works” was refused on 19 August 2013 by the Highland Council’'s South
Planning Applications Committee. The decision was the subject of an appeal
which was granted by the DPEA on 31 March 2014 subject to planning conditions
and following the completion of a Section 75 legal agreement to ensure the
provision of affordable housing and a contribution towards footpath/cycleway
improvements for active travel between the development site and the city centre.

Site commencement was implemented through the demolition of the farm buildings
following the discharge of all relevant suspensive conditions. The planning consent
for 16 houses is therefore extant in perpetuity. This proposal does not alter the
scale or principle of the development but seeks to provide the details of housing
layout and house design which were only provided indicatively in the 2011
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application, as well as associated drainage, landscaping and other matters covered
by planning conditions.

Development plan/other planning policy

The site sits within the Hinterland of Inverness therefore the Council’s Housing in
the Countryside policy applies. This presumes against housing development within
the hinterland unless it can be demonstrated that it meets one of the exceptions to
the policy as set out in the Council’'s Housing in the Countryside and Siting and
Design Supplementary Planning Guidance. One such exception to the policy is for
the redevelopment of brownfield land where it would result in a net environmental
benefit.

In his appeal decision the Reporter found that the proposal would result in a
number of benefits, of most importance the removal of a large complex of
redundant and partially derelict non-traditional agricultural buildings which if left
would progressively become more rundown and unsafe, and that their removal
would result in a major environmental benefit. He concluded that the proposal
would accord with policy 35 of the HWLDP and other relevant provisions of the local
development plan. The principle of the development has therefore been agreed,
and indeed, the development has been implemented and remains extant in
perpetuity.

Siting, Design and Landscaping

The design brief approved as part of the 2011 consent gave a clear direction for the
layout and design of the housing, including a defined building line, a restricted
curtilage zone, a courtyard layout, landscaping/green space, and design principles
for the houses themselves.

The proposed layout consists of a courtyard formation with a central grassed area.
The development is positioned tightly around the courtyard respecting the footprint
of the demolished buildings, with front curtilages defined by a mixture of low
hedging and dry-stane dyking. The rear garden plots are mostly generous, with
those to the SE bounded by planting. Care has been taken to ensure an organic
edge to the development to retain its informal, rural character. The layout accords
with the previously consented design brief and is considered to be acceptable.

In relation to the individual houses, the design brief states that the buildings should
be predominantly traditional in design but gives the opportunity for occasional
buildings of contemporary design - all to be situated within 5m of the front of the
plots to achieve a coherent but irregular building line. It allows for a variation in
building height from 1.0/1.5 storey in the higher, western area to 2.5 storeys in the
lower, northern parts and recommends a narrow span dimension with roof pitches
of 40-45 degrees. It promotes the use of natural materials (e.g. wet dash harl,
timber and slate) and the use of integral garages where possible.

The submitted house designs are perhaps more uniform than those envisaged by
the design brief. There are 6 different house types all incorporating traditional
features in the form of dormer windows, vertical emphasis to windows and roof
pitches; and use of traditional materials — slate roofs, timber windows and doors
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and white render/timber linings. The proposed houses are all 1.5 storeys high,
some with 2 storey front gable extensions (all of which face into the courtyard) and
vary in height between 6.8 and 7.8m. Overall, the proposals are generally
acceptable and can be supported. The use of traditional building materials is
appropriate within the Conservation Area and is welcomed.

Given the sensitivity of the area it is considered reasonable that the permitted
development rights usually afforded to householders (although already heavily
restricted within the Conservation Area) are removed from the houses. This means
that any future proposal for extensions/alterations/outbuildings/hardstandings etc
will require planning permission, thereby giving the planning authority the
opportunity to assess each proposal individually given the sensitivity of the area.

There are no significant trees within the site itself, however the north west
boundary of the site is bounded by an area of woodland which is listed within the
Ancient Woodland Inventory as long established plantation origin (LEPO 1860).
This includes mature beech, scots pine, rowan, birch and sitka spruce. A planning
condition advising a 20m holdback from these trees was included as part of the
2011 consent. Plots 12 and 13 are closer to the woodland than the distance
stipulated in the condition, however the Forestry Officer has assessed the site and
has concluded that there is enough separation between neighbouring woodland
and proposed residential development for the layout to be regarded as acceptable.

A landscape plan has been submitted to and agreed in principle by the Council’s
Forestry Officer. This comprises a large central area of grassed open space,
sporadically planted with native trees. There are further trees within the front
gardens of the individual plots and extensive use of low level hedging and dry
stane dyking to define the individual curtilages. The southern and eastern
boundaries of the site have been designed with an organic, wavy edge, lined with
native hedging, deeper areas of hedgerow mix and small groups of native trees
such as birch, rowan, and scots pine. It is considered that the wide use of hedging,
planting and traditional dry-stane dyking will result in a natural, high quality
environment appropriate to the development’s position within the Conservation
Area and wider rural landscape.

Visual Impact

The visual impact of the development must be considered in the context of the
agricultural units which are now demolished. These buildings formed a large
continuous mass of buildings, reaching 8.5m in height and spanning the full width
of the site.

The proposed houses are between 6.8m and 7.8m in height, therefore significantly
lower than the sheds, and with a much reduced overall massing. There is only one
point along the B9006 where the development will be visible through the existing
tree cover. Visuals provided by the applicant show that only the roofs will be visible
against a line of trees. The Council has insisted on the use of natural slate roofing
which is appropriate within the Conservation Area and is a recessive material.
When viewed against the trees and from this distance, the buildings will not be
significant features within the landscape, and will be further broken up with trees.
The main views towards the development will therefore be from the Culloden Moor-
Balloch road, from where the development will again be viewed against a backdrop
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of mature trees and will represent a significant reduction in mass and height when
compared with the agricultural units.

In his appeal decision, the Reporter found that the proposed redevelopment
scheme would form a much less prominent feature in the landscape than the
sheds, and would be better hidden in views from the south by the intervening ridge.
He further states that the houses would be well screened from the south and would
be scarcely visible (if at all) from the heart of the battlefield area and the location of
the NTS visitor centre.

Infrastructure

New foul and surface water sewers will be provided to serve the development,
located within the new roads and areas of open space. The new foul sewer will
connect to the public sewage network.

A number of representations express concern about a history of low level flooding
in the area. The Flood Risk Management (FRM) Team originally objected to the
surface water drainage proposals for the site subject to further information and
calculations being provided. Further information has now been submitted and the
FRM team are satisfied that a suitable system is feasible and have agreed that the
detailed design of the drainage system can be finalised through a suspensive
planning condition.

The final drainage system is, however, likely to be very similar to the most recently
submitted details which show the surface water for each plot discharging to the
new surface water sewage system which will drain to an area of below ground
cellular storage units located within an area of open ground before connecting to
the new surface water sewer which will run parallel with the access road before
discharging to the existing culvert crossing Culloden Road. A new cut off ditch will
be provided between the access road and adjacent field, along with a short section
of bund along Culloden Road to intercept any overland flows from this area
reaching the access road and adjacent houses. In terms of runoff the widened
access road, and internal roads within the development site will discharge to a new
roadside filter strip without further attenuation, however the rate and volume of the
surface water runoff should not exceed the pre-development rate. This will be
achieved through the provision of attenuation upstream, within the housing site,
which should reduce the existing level of discharge currently coming from the
brownfield site and associated hardstanding. The Highland Council will adopt the
roadside drain as part of the road adoption process. Scottish Water will adopt all
new foul and surface water sewers within the development. The proposed surface
water arrangements for the housing development are inextricably linked to the
drainage arrangements for the access road, therefore it is important that both
applications are viewed together and planning conditions will ensure that the
approval of details and timing of development occurs timeously and in the correct
order.

The access road leading to the development from Culloden Road will be upgraded,
including updated drainage arrangements and improvements to the visibility and
pedestrian access at its junction with Culloden Road. The proposals for the access
road are currently being considered under a separate planning application
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(reference 17/03395/FUL). Within the development in-curtilage parking provision,
turning areas and refuse collection points have all been provided in line with
Council guidelines. Transport Planning have also recommended that visitor
parking at a rate of 0.3 spaces per dwelling is provided within the site. Current
guidelines state that this can either be provided on street, provided it does not
cause an obstruction, or off street — e.g. within a parking layby. There is sufficient
land for adequate visitor parking to be accommodated within the site, however the
exact location will be agreed, in consultation with Transport Planning, prior to the
commencement of the development in order to ensure that the most suitable
location is established.

A traffic management plan was submitted and discharged prior to the demolition of
the buildings, however a new traffic management plan will need to be submitted
prior to the commencement of this development. This shall ensure that the existing
haul road will be used for all construction related traffic which will reduce the impact
on homeowners. A public access plan was approved in relation to the original
application but will be updated to take account of the amended scheme prior to the
development commencing.

Amenity

The proposal is adjacent to 4 of the existing houses, with 2 situated directly
opposite the site. These looked onto the agricultural units and now face the
building site. While their outlook will certainly be altered it is arguable that it will
also be significantly enhanced, looking onto the green central courtyard area and a
much reduced massing than the agricultural buildings. The remaining houses
along the U2633 do not directly adjoin the development, but there will clearly be an
increase in traffic using the road which will impact upon the existing housing. That
said, there will no longer be heavy agricultural vehicles utilising the road and the
road and associated drainage will be upgraded as part of the development
(planning application ref: 17/03395/FUL). The use of the separate haul road for
construction related traffic will further reduce the impact upon the amenity of
existing residents. The private street lighting that is proposed within the
development consists of low, bollard style lighting columns which will minimise
glare. There will be no new street lighting along the access road.

A condition to ensure further testing and a scheme for dealing with potential
contamination on site will be added to the consent due to the site’'s previous
agricultural use and related potential for land contamination.

Proximity to Culloden Battlefield / Culloden Muir Conservation Area

Culloden is one of the most important battle sites in the history of the British Isles
and as such has international significance. The area designated within the
Inventory of Historic Battlefields defines the area in which the main events of the
battle are considered to have taken place and where physical and archaeological
evidence is likely to survive. The core area, where the two opposing forces were
arrayed on the day of the battle, lies at the centre of the battlefield area, largely on
ground owned by the National Trust for Scotland and where the visitor centre is
located. The B9006 bisects the battlefield. The proposed development is located
approximately 800m to the north of the core battlefield area. It is visually separated
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from the central battlefield area by mature vegetation which provides effective
screening.

It is, however, not just the visual impact which has raised concerns about building
within the battlefield area, but also the potential for archaeological remains and,
indeed, the moral principle of building on an area with such historic significance
where many people lost their lives. This may be harder to quantify, but is no less
significant for that, as can be seen by the number of representations received from
people from all over the world. However it must be remembered that the proposal
is not for new development on previously undeveloped land, but the redevelopment
of a brownfield site consisting of large agricultural buildings and hardstanding. The
site has already been developed with the erection of the agricultural complex and
the proposal offers the opportunity for their replacement with a lower density group
of high quality housing.

Historic Scotland have not commented on the existing application other than to
state that they are not referred to in the conditions and therefore have no further
comment to make, however in their response to the original 2011 application they
state that “although much of the proposed redevelopment at Viewhill lies within the
northern edge of the battlefield designation, we do not consider that the new
development will have an adverse impact on the integrity or significance of the
battlefield. The existing structures on the site already represent a significant built
element, and the proposed redevelopment is unlikely to have a significantly greater
impact” and that the proposed archaeological mitigation is “in accordance with
Historic Scotland’s publication: Managing Change in the Historic Environment:
Historic Battlefields”. In his appeal decision, the Reporter agreed with Historic
Scotland that the proposal would be unlikely to have any impact on the character
and ambience of the battlefield area.

Significant archaeological investigation of the housing site, including test-pitting and
photographic recording, was completed and approved by the Planning Authority
prior to the demolition of the agricultural buildings. Further monitoring was
completed on the area of the haul road. The Council’'s archaeologist notes,
however, that there remains the potential for buried features or finds to survive and
to be impacted by the development and that it is important that the nature and
extent of any features is identified and recorded. A planning condition ensuring an
archaeological watching brief will therefore be attached to the consent which will
ensure that site clearance/excavation works are completed under archaeological
supervision in order to protect the archaeological and historic interest of the site.

Developer contributions

A Section 75 has already been concluded which ensures the provision of 25%
affordable housing within the development plus a contribution of £6,500 towards
footpath/cycleway improvements for active travel between the development site
and the city centre.

Given that the original application was granted prior to the Council’s clarification of
its expected developer contributions in respect of education provision, it is not
considered reasonable to request a contribution for this at this stage. Any future
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amendment to house numbers would, however, trigger a contribution to be made.

Other material considerations

There are no other material considerations.

Matters to be secured by Section 75 Agreement

None. A Section 75 legal agreement has already been concluded for the
development which ensures appropriate affordable housing provision and a
financial contribution towards cycle and pedestrian improvements between the site
and the City Centre.

CONCLUSION

The huge interest and affection that the public have for the Battlefield is clearly
demonstrated by the number of representations that have been received from all
over the world. It is an area of international significance and for this reason any
decisions regarding its development must taken with due care and attention.

However it must be stressed that the principle of development in this location is not
for consideration at this time. Planning permission for the 16 house plots has
already been granted and remains extant in perpetuity. Consideration must
therefore be limited only to the layout and design of the houses and associated
details such as landscaping and drainage.

The layout and design of the housing broadly complies with the previously
approved design brief. The tight courtyard formation, which respects the footprint
of the previously developed land, is appropriate and in keeping with its rural
location, as is the extensive use of natural building materials, hedging, planting and
dry-stane dyking. The housing will be significantly lower in height and will result in
a much reduced massing than the recently demolished agricultural buildings and as
such is not considered to have any significant impact.

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.

IMPLICATIONS

Resource: Not applicable

Legal: Not applicable

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

Risk: Not applicable



10.6
11.

Gaelic: Not applicable

RECOMMENDATION

Action required before decision issued N

Notification to Scottish Ministers N
Conclusion of Section 75 Obligation N
Revocation of previous permission N

Subject to the above, it is recommended that planning permission be
GRANTED, subject to the following:

Conditions and Reasons / Reasons for Refusal

1.

No development shall commence on site until a construction phase Traffic
Management Plan (including a routing plan to direct all construction related
vehicles to the haul road to the SE of the development site) has been
submitted to, and approved in writing by, the Planning Authority. The
approved traffic management plan shall be implemented prior to
development commencing and remain in place until the development is
complete.

Reason: In order to ensure the safety and free flow of traffic on the public
road

Prior to the first occupation of each of the houses, parking spaces shall be
provided within the associated curtilage as detailed on the approved plans.

Reason: In order to ensure the level of off-street parking is adequate
No further development shall commence until an updated Construction
Method Statement has been submitted to, and approved in writing by, the
Planning Authority. The statement shall provide for:

i.  the parking of vehicles of site operatives and visitors;

ii. loading and unloading of plant and materials;

ii. storage of plant and materials used in constructing the development;

iv. the erection and maintenance of security hoarding including
decorative displays and facilities for public viewing, where
appropriate;

v. wheel washing facilities;

vi. measures to control the emission of dust and dirt during



construction; and

vii. a scheme for recycling/disposing of waste resulting from demolition
and construction works.

The approved Construction Method Statement shall be adhered to
throughout the construction period.

Reason: In order to safeguard the amenity of neighbouring properties and
occupants

No development or work (including site clearance) shall commence until
proposals for an archaeological watching brief to be carried out during site
clearance and excavation works, in accordance with the attached
specification, has been submitted to, and approved in writing by, the
Planning Authority. Thereafter, the watching brief shall be implemented as
approved.

Reason: In order to protect the archaeological and historic interest of the
site.

No development shall commence until a scheme to deal with potential
contamination within the application site has been submitted to, and
approved in writing by, the Planning Authority. The scheme shall include:

I.  the nature, extent and type of contamination on site and identification
of pollutant linkages and assessment of risk (i.e. a land contamination
investigation and risk assessment), the scope and method of which
shall be submitted to and agreed in writing by the Planning Authority,
and undertaken in accordance with Planning Advice Note 33 (2000)
and British Standard BS10175:2011+A1:2013 Investigation of
Potentially Contaminated Sites — Code of Practice;

ii. the measures required to treat/remove contamination (remedial
strategy) including a method statement, programme of works and
proposed verification plan to ensure that the site is fit for the uses
proposed,;

iii.  measures to deal with contamination during construction works;

iv. in the event that remedial action be required, a validation report that
will validate and verify the completion of the agreed decontamination
measures; and

V. in the event that monitoring is required, monitoring statements shall
be submitted at agreed intervals for such time period as is considered
appropriate by the Planning Authority.

Thereafter, no development shall commence until written confirmation that
the scheme has been implemented, completed and, if required, monitoring



measurements are in place, has been issued by the Planning Authority.

Reason: In order to ensure that the site is suitable for redevelopment, given
the nature of previous uses/processes on the site

All landscaping works shall be carried out in accordance with the scheme
and plans approved as part of this permission. All planting, seeding or turfing
as may be comprised in the approved scheme and plans shall be carried out
in the first planting and seeding seasons following the commencement of the
development, unless otherwise stated in the approved scheme. Any trees or
plants which within a period of five years from the completion of the
development die, for whatever reason are removed or damaged shall be
replaced in the next planting season with others of the same size and
species.

Reason: In order to ensure that a high standard of landscaping is achieved,
appropriate to the location of the site.

No development shall commence until a scheme for the maintenance, in
perpetuity, of all on-site green spaces and/or woodland and/or sports
facilities and/or play areas and/or other spaces, facilities, features or parts of
the development that are not the exclusive property of any identifiable
individual home owner (such as communal parking areas, the common
entrances to flatted developments and estate lighting, and those elements of
surface water drainage regimes not maintained either by the Council or
Scottish Water), have been submitted to, and approved in writing by, the
Planning Authority. Thereafter, the approved scheme shall be implemented
in full and in accordance with the timescales contained therein.

Reason: In order to secure high-quality open spaces in compliance with
Council Supplementary Planning Guidelines.

No development, site excavation or groundwork shall commence until all
retained trees have been protected against construction damage using
protective barriers located beyond the Root Protection Area (in accordance
with BS5837:2012 Trees in Relation to Design, Demolition & Construction,
or any superseding guidance prevailing at that time). These barriers shall
remain in place throughout the construction period and must not be moved
or removed during the construction period without the prior written approval
of the Planning Authority.

Reason: In order to ensure the protection of retained trees, which are
important amenity assets, during construction.

The mitigation proposals set out in the report “Viewhill Farm Buildings,
Inverness (Demolition and Renovation) Design Criteria for Bat Roost
Provision” dated October 2012 shall be implemented within each house plot
on the site. Full details of the proposed bat mitigation measures shall be
submitted to, and approved in writing, by the planning authority prior to the
occupation of each house. Thereafter the measures shall be implemented
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11

12.

13.

14.

15.

prior to the occupation of each house.

Reason: To protect and enhance the nature conservation interests of the
area.

The finishing materials for each house shall be natural slate roofing, timber
windows and doors, wet dash/smooth render and timber linings.

Reason: In order to ensure high quality building materials, which are
appropriate within the Conservation Area, are utilised.

All improvements to the U2633 access road (between the housing site and
Culloden Road) shall be implemented in accordance with the details agreed
in planning application reference 17/03395/FUL and completed prior to the
first occupation of the development.

Reason: In order to ensure the improvements to the access road are
provided timeously in the interests of public safety.

Notwithstanding the provisions of Article 3 and Class(es) 1-6 of Schedule 1
of the Town and Country Planning (General Permitted Development)
(Scotland) Order 1992 (as amended, revoked or re-enacted; with or without
modification), no development of a type identified in the aforementioned
classes shall take place within the curtilage of any house without planning
permission being granted on application to the Planning Authority.

Reason: In order to enable the Planning Authority to retain effective control
over future development within the application site

The refuse collection points as detailed in the approved drawings shall be
constructed prior to the first occupation of the development, and retained in
perpetuity.

Reason: In order to ensure that the development can be adequately
serviced.

No development or work shall commence until full details of the design of
the surface water drainage system, including discharge rates into local
waterbodies and on-site storage requirements have been submitted to and
approved in writing by the planning authority in consultation with the Flood
Risk Management team. The drainage system shall be implemented in
accordance with the approved details prior to the first occupation of the
houses.

Reason: In order to ensure that the development can be adequately

drained.

No development or work shall commence until full details of the design of
the flood storage area and roadside cutoff ditch, including maintenance
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17.

18.

19.

20.

responsibilities, have been submitted to and approved in writing by the
planning authority in consultation with the Flood Risk Management team.
The work shall thereafter be implemented in accordance with the approved
details prior to the first occupation of the houses.

Reason: In order to ensure that the development can be adequately
drained.

No development or work shall commence until the drainage provisions for
the access road (application reference 17/03395/FUL) have been approved
in writing by the planning authority in consultation with the Flood Risk
Management team and will be completed prior to first occupation of the
houses granted planning permission.

Reason: In order to ensure the drainage solutions for the 2 related
developments are compatible.

All new and upgraded culverts and bridges within the development site shall
be designed to accommodate a 1 in 200 year flood events and completed
prior to first occupation of the houses granted planning permission.

Reason: In order to ensure that the flood works are capable of
accommodating a 1 in 200 year flood event.

No development or work shall commence until full details of all temporary
surface water drainage measures designed to prevent flooding and
contamination of existing watercourses during construction shall be
submitted to and agreed in writing by the Planning Authority and thereafter
so implemented.

Reason: In order to ensure the proper provision of SUDS facilities.

No development or work shall commence until full details of the position of
visitor parking to serve the development has been submitted to and
approved in writing by the planning authority, in consultation with the
Transport Planning team. The visitor parking shall thereafter be provided in
accordance with the approved details prior to the first occupation of the
development.

Reason: In the interests of residential amenity and road safety.

No development shall commence until a detailed plan of public access
across the site (existing, during construction and upon completion) shall be
submitted to and agreed in writing by the Planning Authority. The details
shall show:

1. All existing paths, tracks and rights of way, and any areas currently
outwith or excluded from statutory access rights (under Part 1 of the
Land Reform (Scotland) Act 2003);

2. Any areas proposed for exclusion from statutory access rights, for



reasons of privacy, disturbance or curtilage, in relation to proposed
buildings or structures;

3. All paths and tracks proposed for construction, for use by walkers,
riders, cyclists, all-abilities users etc;

4. Any diversion of paths, temporary or permanent, proposed for the
purposes of the development.

The works shall be implemented in accordance with the approved details
prior to the first occupation of the development.

Reason: In order to ensure that public access in the vicinity is maintained.

REASON FOR DECISION

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.

TIME LIMIT FOR THE IMPLEMENTATION OF THIS PLANNING PERMISSION

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 & 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 (paragraph 259), 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 & 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 for wor
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king on public roads/2

Mud & 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.

Construction Hours and Noise-Generating Activities: You are advised that
construction work associated with the approved development (incl. the
loading/unloading of delivery vehicles, plant or other machinery), for which noise is
audible at the boundary of the application site, should not normally take place
outwith the hours of 08:00 and 19:00 Monday to Friday, 08:00 and 13:00 on
Saturdays or at any time on a Sunday or Bank Holiday in Scotland, as prescribed in
Schedule 1 of the Banking and Financial Dealings Act 1971 (as amended).

Work falling outwith these hours which gives rise to amenity concerns, or noise at
any time which exceeds acceptable levels, may result in the service of a notice
under Section 60 of the Control of Pollution Act 1974 (as amended). Breaching a
Section 60 notice constitutes an offence and is likely to result in court action.

If you wish formal consent to work at specific times or on specific days, you may
apply to the Council's Environmental Health Officer under Section 61 of the 1974
Act. Any such application should be submitted after you have obtained your
Building Warrant, if required, and will be considered on its merits. Any decision
taken will reflect the nature of the development, the site's location and the proximity
of noise sensitive premises. Please contact env.health@highland.gov.uk for more
information.

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: Nicola Drummond
Designation: Area Planning Manager — South/Major Developments
Author: Christine Macleod

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

Plan 1- Location Plan (1374-P-000-XX-01 rev C)
Plan 2 - Site Layout (1374-P-000-XX-04 rev I)
Plan 3 - Site Sectional Elevations (1374-P-000-XX-10 rev F)

Plan 4 - Comparative sections and elevations (1374-P-000-XX-11
rev D)

Plan 5- Site Visualisation (1374-P-000-XX-12)

Plan 6- Elevation (1374-P-214-RH-02 Rev A)

Plan 7 — Elevation (1374-P-212-RH-02 rev A)

Plan 8 — Elevation (1374-P-000-XX-20 rev D)

Plan 9 - Landscape, Sheet 1 (437.14.01 rev E)

Plan 10 - Landscape, Sheet 2 (437.14.02 REV E)

Plan 11 - Landscape, Sheet 3 (437.14.03 REV E)

Plan 12- Road Layout Plan (119000-1002 rev K)

Plan 13- Conceptual Drainage Plan - indicative (119000-2000 rev I)
Plan 14 — Boundary Treatments, Sheet 1 (1374-P-000-XX-30 rev A)
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A3\ 0 1 3 4  5m 77 CLUNY HOUSE TYPE (1 unit)
. Scale 1:100 pmendments _
o Stone cladding on front elevation
See Drawing 1374-P-000-XX-10 & 20 L Adjustment to soffits/roof overhang
for more details on materials _".‘
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Proposed Residential Development - Viewhill, Inverness ilREV' | DESCRIPTION | DATE BY |
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CONTENT DATE SCALE DRAWN  CHECKED  STATUS
HOMES House Type - Cluny - 146 - Left Hand 01.02.17  1:100 LMS Planning
Proposed Elevations
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A3 (l) | 1_| ; ’ _:‘3- - "_;_ N ;;n - B Z 8 MARR HOUSE TYPE (3 units)

Amendments:
Adjustment to soffits/roof overhang

7780mm
FFL to Ridge Height

First floor level | First floor level

Ground floor level
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Ground floor level

Front Elevation See Draving 1374-P-000XX.10.8 2 Side Elevation

for more details on materials.

First floor level First floor level

Ground floor level MM

Ground floor level

Rear Elevation Side Elevation
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7 17 "1 7171 Amendments:

A3 0 ! 2 3 A Sm /2 q Stone cladding on front elevation
Scale 1:100 Adjustment to soffits/roof overhang
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LA LA AN N 30 DRUMALLAN HOUSE TYPE (2 units)

A3 0 ! 2 S 2 Sm Amendments:
Scale 1:100 Stone cladding on front elevation

Adjustment to soffits/roof overhang
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PROJECT window bars removed from gable elevation.
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Amendments:
3 ( Addition of chimneys
Adjustment to soffits/roof overhang
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PLANTING SCHEDULE

CARE SHOULD BE TAKEN TO ENSURE THAT ALL TREES ARE PLANTED A
MINIMUM OF 1M AWAY FROM ALL FOOTPATHS AND SERVICE STRIPS,

NEW GRASS TURF/BEED

The areas delineatod for now turlfseed are appraximatons lor m*
camdations.

thuphnuhav-bnncnos i T U recommendations of
the RHS poc.llbh. pllns which ere particularly
o lo bl.s hlvu bun used.

PROPOSED TREES

8p Betula penduls (Common Birch) 130
Sas3 Sorbus aucupada ‘Sheerwater Seedling’ (Rowan) 0o
SaL Sorbus ana Tutascens’ (Whitebeam| 4na
SR Sorbus *Joseph Rock 6no

All of the above tress 1o be Standard |10-126m g} Single shon-aisked and fool
bafled Where trees s ptanted into turf, an area im d:a. at the base of the troa,
should be moundod and kept clear of weeds and grass and other delotanous
matorial

Ar Acer rubrum (Red Maple} 10n0
[ Betula wtius "Jacquemontd (White Birch 00
Cs Castanoa sativa (Sweel Chestnul] 8no
Te Tiha x auchiora {Lime aphid fres) 800

Al of the sbove trees to be Heavy Standad sire (12 o 14am grth) double
short-staked and root baled. Where trees are pianted into turf. Bn acea Im dia. 61
the base of the treo, MMWWWU«IMMSMQWIM
cther celeterious

Ps Pinus sylvestis 11no

All of the above Lo be root-balled conifers (100-125cm heght) doubie short staked.
ESCALLONIA HEDGE
Escalionia 'CF Bal 40 10 60am 3L 770n0

Escallonia hedge Is to be planted in ane row. oventy spacod. ot 300mm centres

\‘&WE HEDGE {5135n0}

50% Us MONOgYNS. 60 to 80cm 142 258800
25% Prusis, spinosa (Bleckthom) 60 to 80cm 141 128300
25% Carpinusbopiss 8010 80cm 192 1284n0
Mixed hodge ia (o be piingpd in two aarnate rows at 300mm centres either side of a
300 high post and wire

HEDGEROW MIX (2320n0) ™

5% (rawromi, §01080am 141 81200

Crataegus monogyna
15% Ulex suropaeus (Gorse}
1% Sambucus nigra (EMer)
15% Conylus avakiana (Hazel)
10% Bex aquiforium (Holly)
10%  Prunus spinosa (|

232n0
232r0

Hodgoraw mux is to be planted in grouss of 5 to 10 81 2 per m? A& unprotectad edges
o be endosed with @ 900mm high timber past and 3 wire fence

PLANTING SPECIFICATION

GRASS MIX

'rnlvommmb stores, weeds and other delelerious material I not
rats, it shoukd be replaced with quakly materal or the Landscape Arch.toct
advised.

M ™

(Note: It fs Ty responsibility of the contractor to snsure that he is planting
info the correchquality of matedia)

1 grassed area is 1o be carefully checked L0 ensura that the soi 1s approprai
\bbqgmux:

Where topsofl is to
adequale drainags and

topsod should bo cuti

g addod the subsod shovkd be Adly broken up o ensure

r not lgss than 150mm ceep apphed.
P 10 a fine, aven Bt with no undulations or bumps.

wmumwwmmmbnnﬂbnmnmlwdmmm

mﬂmmdammmmum:mmm

Whu-nowu-ucdﬂnﬂ.dlmnlmmnammaxbmg s the contractors.
9 nd create miess blend as far

as is practicable
ALL seeding and turf'ng is to be camiad out 1o the specications set forth
bolow

MAINTENANCE

The doveloper wil ensure. witun the missives that purchasers am
respons:ble for common arsas  On completion of e atte, a Factor wit be
appointed wha will assist in the establishment of 3 Residents’ Associstion.
The Residents’ Association wil thereafter ensure that the Factor organises
the foBawing maintenanca regme:

Grass.

2. Fine grass cut 18 times per ysar
b All cuttings to be raked and removed from the she.

Shruds:

The obyective is to provide o fulf oven cover and prevent overcrowding. To
that end the site should be inspected once per ysar by a sulably quakffod
hortcutturalist and the following rogimo folowed:

2 The shrub bads shall be kept dlasr of weeds, either mechancally of by
using an approved berdicids.

b Shrubs shall be pruned up 1o twice par year, in Spang and Autumn
depending on the species, (o mainiain their natural shape and habt
Any damaged, diseased or bioken branches should be removed.

c mm-ﬁmmmnuummmngmmmunmw
shrubs of simar size 8nd spacies to thoss originally planted

d  From the second year bads should be Inspectad and thinned out where
appropriate. Whacs suitable. thess shrubs can be used to 68 gaps in
the planting eroa. Otherwise gaps should be in-f8ed with appropriate
new plants as for e’ 8bove.

© Afier 10 ysars 8 yystematic progranwne of replacesnent should be
estabiished.

Trees.
Troes have bean chosen for their appropastenass Lo the indindul Jocation

Pruning, other then for heatth and safety reasons, shoukt not be necessary
They should, howevor, be inspected by 8 suitably quaified arborculturabst

8 An area im diameter at the base of the trees shall be kept o of
weod and grass either mechanically or by using an approved it
Troo stakas and tios shaukd be inspectsd 3 times per yeu (Autumn,
Winter and Sprng).

AR dead and dizsased branches. of thoso brokondus Lo maliclous
action of wind damage shoukd ba cleanly remaved the scer clesned

up.
AN tress wiuch have bean removed or wheh are found to be dying.
soverely diseased or damaged wil be cad by trees of similar sizo
and species 10 those onginaly planigel” Thase should be replaced B3
s00n a9 seasonal waather condlige aBow.

et
‘ground al the basagl tho
fiher machanicatly or by Ul of 8

56 81623 &b 1o b4 turfed of

in Bocordance with gukie-ines set outin

dscape operasons: 1989
8 10 be turfed with approvii, good quality turves (uniess ot
Jroe from stones over 15 in any
are lo be elner b of sseded, as spacidd, with an
applicabie ta the location.

50mm of washed round pea gravel to the basa of the

A prassure-trestod tmber stake 75 x 75mm shall be used. extend
above the finished sol tavel, wlhipmmrydlullﬂommwmalapdw
stake.

Ora ta shafl be used on standard and feathered trees up to 2m high. Two
required for Heavy and Extra-Heavy Smndard treos up to 18cm guth.
mmvmbom\rmudmnnum«gmndmmnhm j‘

5. Backf) for the tree pis is to be 20% Peat-free Compost F or similas
approved

8. The backfll is to be a raised mound at the Lop with the 150mm abova the
‘edges. Care is {0 ba taken to ensure that the finished level Is at the nursery
loved on tha ee and that level is at the contre of the Mound 150mm above the
edgas of the pit when the tree has been wall finmed i

7. On compieton of the plantng the tree shalt watsred in with not kess then
10gailons of watee. Thereafer R should be 33 requised, following penods
of any more than three consecutive hot, day'days. untl the tree is fusly established.

HEDGES

1. Hodgaplammmoo for the shrus, set out above  Howaver. tha plantng
by using the line of the hedge as Lha length. The width
of the hedge plus 300men sither ade. {ie a single ire of
wide and a double, S00mm apart, will be 1 100m wide

Imported, 30d 3nat Do Gitvaied 10 ensure & ridge. (nto which the hedge is.
381 150mm above the sdge of the bed.

Tusireatsr 88 of the above, fortiser shal be eppted and tho hedge woell watored in

After planiing the hedge should be trmmed Dack [0 an even fine. (O encourage
growth, with the amaunt of trimmng dependent 01 spacies

HEDGEROW MIX

1. The plarting area shal be inrially checked for qually of 3ol and risk of flooding
there is a problem with sither of these, remad:al actions shall be taken

(Note: I is the responsibiifty of the contractor o ensure that he is planting
Into the correct quality of materiat and not into waterogged soif)

2. The area shall ba cuitivated e.ther by harrowing to produce o sedes of ridge and
furrows or by 'Spt and Place’ 1o ensure a scnes of rased mounds

3. The wnps shall be placed at tha higher point i each case.

AD plaais are to be staked and Ued, and protsctod with a 800mm high Tubex
Standard tree shelter

5. Eoch ptant is 10 be suppored with a stake dnven 10 a firm base, with a propaeary
e positioned 61 S00MM above ground, and with the slake a further 100mM sbave
thate. The ree should be planted ensuring that the stake wil be on tne windwand
side of tha ree aheiter  The tree shefter should then be carefully positionad aver
the ree, making sum not to damage tha lateral branches and ensuring that the
raleasable Ues siide over the stake It should be pushed inlo the ground a
minimum of 20mm. The thumb relesse ratche! bes should then be tightened to
ensure thal the troe shaeller Is firmly posiioned. The te and shauld then be
into tha hole in the tree sheker

ancuaty
©  Les! dle back ta be removed annualy, in March prior
Plants shou'd be divided every tvea years to rejs
planting occurring from this can e used eisawners

" Jocaton.
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335 not scale from this drawing.
SAFETY HEALTH AND ENVIRONMENTAL INFORMATION
[N ADDTION TO THE HAZARD/RISKS NORMALLY ASSOCIATED WITH THE

TYPES OF WORK DETARED ON THIS DRAWING, NOTE THE FOLLOWNG
RISKS AND INFORMATION.

RISKS USTED HERE ARE NOT EXHAUSTIVE. REFER 10 DESIGN
ASSESSMENT FORM NO.

CONSTRUCTION

+  WORKING NEAR TO HIGHWAYS
CONTAMINATION/SOILS GAS — REFER TO DESK STUDY, OR SITE
INVESTIGATION REPORT

EXCAYATIONS

SEWAGE

SERVICES - REFER TO SERVICES RECORDS/PLANS
WORIONG AT HEIGHT

se o0

DEMOLMON
NOT APPUCABLE.

FOR INFORMATION RELATING TO USE, CLEANING AND MAINTENANCE
SEE THE HEALTH AND SAFETY FLE

T IS ASSUMED THAT ALL WORKS WILL BE CARRIED OUT BY A
COMPETENT CONTRACTOR WORKING, WHERE APPROPRIATE, TO AN
APPROVED METHOD STATEMENT.
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© Copyrigh! Kirrwood Homes Lid This drawing and lls cantents may nal be copled of
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nccapted for smendments made by others.

Bouodary trestmenty

= Type A 0.9m post and wire fence

— == Typa & 1 8m high limbar fence

== Type C 0.9m high mesonry wal wih O 9m high fenice over
m—Type D. 0.9m dyke

. 1.8m high timber kedged and braced gats

— ndested ( refer 1
Refer to Boundary Treatments Dstats. on WA Lendscape drwgs
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