Committee:

Date:

Report Title:

Report By:

Description:

Ward:

Agenda Item 6.9

Report No PLS-24-22

HIGHLAND COUNCIL

South Planning Applications Committee
22 March 2022
20/03555/MSC: Robertson Homes

Land 165M NE of Great Glen House, Leachkin Road, Inverness

Area Planning Manager — South

Purpose/Executive Summary

Application for the Approval of Matters Specified in Conditions 2c
(access), 2e (play areas), 2f (landscaping) 2k (management and
maintenance) and 9 (Open Space Strategy) of Planning Permission in
Principle 12/01832/S42 to deliver Adventure Play Area, Footpath Link
from Site 4 to Great Glen Way and Footpath Link from Site 5 to Kilvean
Cemetery.

13 — Inverness West

Development category: Local

Reason referred to Committee: Five or more objections

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 APPROVE the application as set out
in section 11 of the report.
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PROPOSED DEVELOPMENT

This submission seeks approval of a number of conditions relating to planning
permission 12/01832/S42, that was granted on 08 June 2018, in respect of the
Westercraigs development. The application seeks to satisfy conditions to allow the
following supporting infrastructure to be delivered:

e Path link between the site and Kilvean Cemetery (provision of new path and
utilising existing tracks on former estate roads);

e Path link between the site and Stornoway Drive;

e Play area adjacent to Site 5 (western edge of the site); and

e Adventure playground and associated path links to the west of the site.

This submission seeks approval of the following conditions:
e 2(c)-—access e 2 (e)-play areas
e 2 (f)—landscaping e 2 (k) — management and

e 9 - Open Space Strategy maintenance

No formal pre-application advice was sought prior to submission. Discussions were
however held with the applicant in relation to procedural matters. At request of
officers the applicant undertook public engagement on the proposed paths, play
areas and open space strategy in February 2022. This included a drop-in session
where approximately 60 people attended and 23 people returned feedback forms
with a number outlining support for the proposals, but others raising concern over
impact on amenity.

The application has been supported by the following information:
e Open Space Strategy;
e Tree Survey;
e Arboricultural Impact Assessment;
e Factoring information;
e Maintenance proposals; and

e Drainage Impact Assessment.

The applicant had previously submitted a programme for completion of the works
with completion of each of the elements as follows:

e Delivery of Phase 1 of the adventure play area — by June 2020;

e Footpath linkage to informal play areas south of site 5 and toward Kilvean
Cemetery — by June 2020;

¢ Delivery of footpath linkage to Stornoway Drive — by June 2020;

e Provision of informal play area in site 6 — by Spring 2021,

e Provision of path linkages to the adventure play area — by Spring 2021

¢ Provision of equipped play area in site 7 or 8 — by occupation of houses within
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those phases of development;

e Completion of adventure play area — by occupation of houses within sites 7
and 8.

As a result of the need for modifications to the application layout and design as well
as delays as a result of the coronavirus pandemic, these timescales require to be
revisited. This is addressed later in the report.

Since validation the following variations have been made to the application:

e Modifications to path alignment and geometry to address matters related to
accessibility;

¢ Increase in width of the paths to 2.5m;
¢ Modifications to the path construction and finish;
e Submission of further information related to drainage; and

¢ Modification to layout of play areas.
SITE DESCRIPTION

The site lies within the estate of the former Craig Dunain Hospital, an area identified
for development under the Westercraigs Masterplan and within successive
Development Plans.

The site is accessed from the main distributor road within the Westercraigs
development, known as “Forester’'s Way”. Originally the site housed a number of
ancillary buildings related to the operation of the former Craig Dunain Hospital.
These included the: laundry house; workshop; ward; stores; laboratory and mortuary;
industrial therapy unit; slaughterhouse; and numerous buildings and structures
related to heat and power for the former Hospital. All of these buildings and
structures, with the exception of a former store, have now been removed and the site
is in use as a site compound and area for recycling materials for the conversion of
the adjacent listed building.

PLANNING HISTORY

09.08.2005 03/00676/OUTIN - Outline Planning Permission Outline Planning
for residential development and associated Permission
infrastructure based upon submitted Master Granted
Plan (as amended) (550 houses) granted

04.05.2006 05/00645/REMIN - Matters Specified in Reserved
Conditions application for 107 houses (Site 2A Matters
and Site 2B) approved (05/00645/REMIN). Approved

09.06.2006 05/00879/REMIN - Matters Specified in Reserved
Conditions application for redevelopment of Matters
listed building to form 118 flats approved Approved

09.06.2006 05/00891/LBCIN - Listed Building Consent for Listed Building
redevelopment of listed building to form 118 Consent
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22.07.2009

22.01.2009

28.06.2013

25.05.2016

08.06.2018

10.12.2019

flats

07/01169/FUL & 07/01172/LBCIN - Planning
permission and listed building consent for
refurbishment of former hospital to form 32
apartments (Phase 1)

08/00670/FULIN & 08/00671/LBCIN - Planning
permission and listed building consent for
refurbishment of former hospital to form 54
apartments (Phase 2)

13/01297/FUL - Planning permission for 94
semi-detached, terraced & flatted dwellings
(Site 2B)

15/03384/MSC - Erection of 51 houses and
associated works

12/01832/S42 - Application for non-compliance
with Conditions 1, 6 and 14 of planning
permission 03/00676/OUTIN for residential
development and associated infrastructure
based wupon submitted Master Plan (as
amended) (550 houses).

19/00524/MSC - Submission of matters
specified in Conditions 2, 3, 6, 7, 10, 11 and 12
of Planning Permission 12/01832/S42 -
Erection of 60 houses with associated roads,
parking, drainage and infrastructure

21/05305/MSC - Submission of Matters
Specified in Condition 2 (Siting and Design), 3
(Design Statement), 6 (Flood Risk), 10 (Surface
Water Drainage), 14 (Access Roads and
Drainage), and 17 (Contaminated Land) of
Planning Permission in Principle 12/01832/S42
- Erection of 32 Residential Units and
associated infrastructure.

21/05309/FUL - Erection of 47 residential units
and associated infrastructure

Granted

Planning

Permission and
Listed Building

Consent
Granted

Planning

Permission and
Listed Building

Consent
Granted

Planning
Permission
Granted

Matters
Specified
Conditions
Approved

Planning
Permission
Granted

Matters
Specified
Conditions
Approved

Pending

Consideration

Pending

Consideration
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PUBLIC PARTICIPATION

Advertised: Yes - Unknown Neighbour
Date Advertised: 31.10.2020 and 24.09.2021
Representation deadline: 24.09.2021

Timeous representations: 8
Late representations: 0

Material considerations raised are summarised as follows:

e Impact on amenity (privacy, noise from play park);

¢ Alternative route available to Kilvean Cemetery (around perimeter of Ruighard
Place);

e Lack of parking provision;

e Road safety concerns (including lack of traffic calming and boundary fences
to play areas);

e Safety of development in proximity to powerlines;

e Impact on wildlife.

Non-material considerations raised in representations are summarised below:

e Build quality of existing paths.

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

Access Officer does not object to the application following modifications to the
geometry of paths, provision of path drainage, and a commitment to maintenance of
the paths. Concern was raised that the culverts under the paths were of a size that
may be used by children. The applicant has subsequently reduced the size of the
culverts.

Flood Risk Management Team do not object to the application following the
submission of further information on drainage of the paths and the play area. It
requested that the culvert under the path was extended to prevent blockage scouring
or flooding the Great Glen Way. The applicant has subsequently provided details
showing an extended length of culvert.

Landscape Officer does not object to the application. Further information on the
contouring of the site and final details on the paths were asked for and have been
provided by the applicant.

Transport Planning Team do not object to the application following modifications to
the geometry and form of the paths to be provided and clarification that the paths will
remain in the ownership and be the maintenance responsibility of the developer. It
has however highlighted that the finished surface of the paths (unbound binding
stone and fine particles) is not generally suitable for use by wheelchair users and
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pushchairs due to the potential of uneven surfaces.

Forestry Officer does not object to the application. The removal of 30 trees is noted
and accepted. The landscaping plans submitted by the applicant are welcomed.

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
30 — Physical Constraints

34 - Settlement Development Areas
51 - Trees and Development

56 - Travel

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

59 — Other important Species

60 — Other Importance Habitats

61 — Landscape

63 — Water Environment

64 - Flood Risk

65 - Waste Water Treatment

66 - Surface Water Drainage

74 — Green Networks

75 — Open Space

77 — Public Access

78 — Long Distance Routes

Inner Moray Firth Local Development Plan 2015

Policy 2 — Delivering Development
Allocation IN20 — Westercraigs (370 Homes, Business, Retail)

Highland Council Supplementary Planning Policy Guidance

Construction Environmental Management Process for Large Scale Projects
(August 2010)

Flood Risk & Drainage Impact Assessment (Jan 2013)
Green Networks (Jan 2013)

Highland Historic Environment Strategy (Jan 2013)
Highland's Statutorily Protected Species (March 2013)
Managing Waste in New Developments (March 2013)
Open Space in New Residential Developments (Jan 2013)
Physical Constraints (March 2013)

Standards for Archaeological Work (March 2012)
Sustainable Design Guide (Jan 2013)
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OTHER MATERIAL POLICY CONSIDERATIONS

Scottish Government Planning Policy and Guidance

Scottish Planning Policy (The Scottish Government, June 2014)
National Planning Framework 3 (The Scottish Government, June 2014)
Creating Places (The Scottish Government, June 2013)

Designing Streets (The Scottish Government, 2011)

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 principle of the development has been established through the original planning
permission in principle granted on the site and subsequent permission granted for
non-compliance with conditions. This submission seeks to approve matters specified
in conditions of the planning permission in principle issued in 2018. In order to
address the determining issues therefore, Committee must consider the extent to
which the proposal continue to comply with development plan policy, the provisions
of the conditions attached to the planning permission in principle and take into
consideration any other material considerations.

Development plan/other planning policy

Development Plan policy has changed since the time of determination of the original
planning permission in principle application. The Highland Structure Plan (2001) is
no longer in force and the Inverness Local Plan (2006) in relation to this site and the
policy provisions have been superseded by the contents of the Highland-wide Local
Development Plan (2012). The Inner Moray Firth Local Development Plan (2015)
has also been adopted.

However, Development Plan policy has not changed since the determination of the
application for non-compliance with conditions (12/01832/S42). Therefore, subject to
the detail set out later in this report the submission for the approval of matters
specified in conditions accords with the provisions of the Development Plan.

The remainder of this report will consider the submissions made in relation to the
relevant conditions attached to the planning permission in principle as they relate to
the provision of the play areas and paths and assess its compatibility with the
Development Plan.
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Open Space Strategy (Condition 9) and Management and Maintenance
(Condition 2k)

The application is seeking approval for the overall Open Space Strategy as part of
the Westercraigs development. The requirement to produce an Open Space
Strategy was added as a requirement of the 2012 planning permission in principle
for the wider site. It was sought to address the shortfall in provision across the wider
site and to ensure delivery of a proportionate level of high quality, accessible and fit
for purpose open space to serve the existing and future residents in the area. An
Open Space Strategy had previously been submitted by the applicant in 2016.

Prior to the submission of the Open Space Strategy which accompanied this
application, officers were working to ensure delivery of an appropriate level of open
space in each of the individual phases of development on a case by case basis.
While this has been successful in securing local equipped play areas and natural
play areas within Sites 4, 5, and 6, given the scale of the development, it was
considered appropriate to secure more strategic provision in proximity of the site.
Further, the Strategy was required to demonstrate how the open spaces which
formed part of the former hospital grounds would be managed going forward.

The Strategy contains sufficient information to ensure the long term vision for open
space, as set out in the Council’'s Open Space in New Residential Development
Supplementary Guidance can be achieved within this development site. This is as a
result of the provision of a range of existing and proposed open spaces within the
development. Once the strategy has been delivered in full a total of 71.4ha of open
space will have been secured which is largely based around the original grounds of
the former Craig Dunain Hospital. The provision will include:

e Multi-Use Games Area adjacent to Stornoway Drive;

e A Local Equipped Play Area within Site 4;

e Two informal play areas with natural play equipment such as logs and
boulders. One located in site 6 (in the north east of the site) and one adjacent
to site 5 (in the south west of the site);

e A proposed local equipped play area within the proposed Sites 7 and 8 of the
development (currently under consideration as planning applications
21/05305/MSC and 21/05309/FUL);

e An adventure playground to the north of Site 4 (detail subject to this
application);

e Approximately 18,700m? of amenity greenspace which can be used for
informal recreation and forms part of the landscape setting of the
development;

e Community woodland and parkland — An area to the north west of the site is
being provided to a local woodland group to facilitate improved forest
management and to secure the area as a recreational resource for existing
and future residents.

8.10 Representations have raised concerns about the potential of additional traffic coming

to the area to use the play areas and the wider open space provision in the site. It is
envisaged that most people accessing the facilities will do so by walking, cycling or
wheeling. With that said, the applicant has confirmed that it will investigate the
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provision of car parking adjacent to the Duck Pond to facilitate safer parking
opportunities for the community woodland area and this could also be used for
parking for the other open spaces within the development also. While concerns have
been raised in relation to lack of traffic calming features on Foresters Way and
Leachkin Road, it is not considered that the level of development proposed by this
application would warrant additional measures. It will however be a consideration on
any application which will increase housing numbers across the masterplan site.

The applicant proposes that all of the open spaces and footpaths will be managed
and maintained by a factor, with the exception of the woodland which will be
managed and maintained by a community group. The open spaces delivered to date
are all already subject to factoring agreements related to each phase of
development. For all future open spaces and shared infrastructure which does not
form part of a residential phase of development, the applicant proposes to retain
ownership and manage and maintain the spaces and paths itself. There was
correspondence between the applicant and the Council’'s Area Roads Team with
regard to adoption of the path network if it was built to adoptable standards but given
the remote nature of the path links, this option was not favoured by the Area Roads
Team. Therefore, subject to securing a detailed schedule of maintenance the
approach is considered acceptable.

Play Area Provision (Conditions 2e and 2f)

This application seeks to approve matters specified in conditions related to the
delivery of a larger equipped play area within the development. It is proposed to be
located on a landscaped platform in an area which is slightly elevated above the
properties in the northern part of the development. The boundary of the nearest
properties is approximately 26m to the south and the houses themselves are
approximately 35m to the south. A variety of play equipment is proposed including
climbing frames, zip lines, and slides. This would cater for a range of ages and
abilities. It would be accessed via a path from the centre of the site that would zig-
zag up the embankment toward the play area. Some concern was raised by the
Council’'s Landscape Officer in relation to the landscape impact of the platformed
area and its embankments. However, suitable landscaping of these has been
secured to ensure that it would fit within the wider landscape setting of the site.

The design and location of the natural play areas which sit within Site 6 already
benefits from planning permission and will be delivered prior to occupation of the
units adjacent to the play area. The play area promoted within the amenity
greenspace adjacent to Site 5 provides opportunities for imaginative play on stepping
stone logs, climbing frames, balance beams and other natural features. This is
considered to be of an appropriate scale and adds interest to the path route that will
be provided. A local equipped play area is already present at the western edge of
Site 4 (toward the centre of the development). This appears to be well used by those
in the local area. Further play provision is to be located within Sites 7 and 8 which
are the final phases of the development. This is being considered as part of the
planning applications for those sites which are currently under consideration (Ref
21/05305/MSC and 21/05309/FUL).

Concerns have been raised with regard to impacts of the proposed play area on
residential amenity. Particular concerns related to noise have been highlighted in
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relation to privacy, noise and littering. These matters are addressed in turn below:

e Privacy - it is considered that there is sufficient separation between the
proposed adventure play area and the existing and proposed houses. The
other play areas are either already established or benefit from extant planning
permissions.

e Noise — noise from play areas is inevitable when they are in use as people
take enjoyment at such facilities. However, it is not considered that a level of
noise would be generated that would create an amenity impact. As the spaces
are not going to be lit the use of the play areas in hours of darkness would not
lead to excessive noise during the night.

e Litter — the applicant has proposed litter bins within the play areas and these
will be emptied as part of the factoring and maintenance of the play facilities.

Concerns over safety of use of the play areas has been raised. For the play area
adjacent to Site 5, at the western edge of the site, concern had been raised over lack
of boundary fencing between the play area and the road. The applicant has proposed
landscaping between the play area and the road, however until that is established it
is considered appropriate to have a boundary along that edge. A post and wire fence
will be placed along the edge of the site to support the hedging and act as a boundary
treatment. A separate representation has raised concern over the location of the
adventure play area near overhead lines. The National Grid Sense of Place
Guidance sets out that active recreation areas can be located in proximity of
powerlines subject to appropriate clearance to the line being maintained. This will be
the case.

Through the provision of the play areas identified within the open space strategy and
through the provision of the adventure playground, it is considered that there are an
appropriate level of play facilities to serve the existing and future residents based
upon the standards set out in the Open Space in New Residential Development
Supplementary Guidance.

Path Connections (Conditions 2c and 2f)

The three paths proposed through this application will become an important
recreational resource to facilitate access to the outdoors and also for active travel.
As a result, officers have negotiated with the applicant to secure improvements to
the path design, geometry and width to ensure they are attractive to use. In doing
so, the gradient and route of paths were adjusted to ensure no steps were required,
widths increased to 2.5m to ensure that people can pass comfortably without having
to step off the path and ensure accessibility. The finish of the paths has also been
subject to significant discussion and it has been agreed with the applicant that the
paths can be finished in a compacted stone with fine particle finish with appropriate
drainage and concrete edging to ensure the material does not wash away or the path
edges collapse. While a tarmacadam finish would have been preferred, as it is not
being maintained by the Council, the applicant was not willing to accept liability for
someone slipping on a tarmac path which is more prone to ice. Subject to a rigorous
maintenance regime for the path, to ensure they remain accessible to all, the finish
and construction of the paths is accepted.
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The path linking Site 5 down toward Kilvean Cemetery utilises a mix of new paths
and existing paths which will be upgraded. This route will then link into the
recreational walking routes around the new golf course at Torvean. This path is
remote from the road to avoid additional impact on trees. Representations requested
that an alternative route for the path linking Site 5 to the estate road is promoted
which is not via the residential street. The routing here already has planning
permission and has been promoted to utilise a more direct route for those within Site
5 and to avoid impact on trees. It has the potential to increase footfall past the
properties, but alternative routes are also available via the former estate road. This
route is considered acceptable.

The path link between the site and Stornoway Drive is welcomed as it ensures that
a direct route is provided between the development, the multi-use games area and
Stornoway Drive. This will also connect to the Great Glen Way providing a
connection toward Inverness City Centre.

Following the improvement secured by officers, the path links are welcomed and will
ensure that the community at Westercraigs is better connected to the recreational
routes that can also be utilised for active travel.

Phasing and Delivery

The applicant was required to provide the infrastructure proposed by this application
by 31 May 2020. Due to the need to negotiate with the Council on the design of the
infrastructure and delays as a result of the coronavirus pandemic this timescale was
not met. In agreement with the applicant the following timescales for delivery of play
areas and paths has been agreed:

Infrastructure Original proposed date Now agreed date
for delivery

Delivery of Phase 1 of the | June 2020 31 July 2022

adventure play area

Footpath linkage to June 2020 31 July 2022

informal play areas south

of site 5

Delivery of footpath toward | June 2020 31 July 2022

Kilvean Cemetery

Delivery of footpath June 2020 31 July 2022

linkage to Stornaway Drive

Provision of informal play | Spring 2021 31 August 2022 or

area in site 6 completion of units
Plots 25-31 as shown
on approved drawing
1106(PL)SL-02
Revision K of
Planning Permission
19/00524/MSC
(whichever is earlier)

Provision of path linkages | Spring 2021 31 July 2022
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to the adventure play area

Provision of equipped play
area in site 7 or 8

Occupation of units in Site
718

Prior to occupation of
relevant unit
numbers in site 7/ 8

Completion of adventure Occupation of units in site | 31 July 2022
play area 7/8 or 10/11
Provision of play area June 2020 31 July 2022

adjacent to site 5

While these timescales for delivery have been agreed with the applicant, they should
nevertheless be secured by planning condition.

Other material considerations

An arboricultural method statement and tree protection plan were submitted in
support of the application. This demonstrates that across the proposed development
site there will be a total of 30 trees lost to accommodate the paths and play areas.
The trees to be lost are of varying quality and will be compensated through the
landscaping associated with the proposed development. The Forestry Officer has
raised no objection to the tree removals and the proposed landscaping plans are
found to be acceptable.

Drainage of the play areas and paths will connect to and utilise existing surface water
drainage features. The Flood Risk Management Team has reviewed the proposed
drainage arrangement and found them to be acceptable.

Representations have raised concern over the impact of the development on wildlife.
Based upon the information provided and considered through the masterplan, no
protected species would be affected by the construction of this infrastructure. It is
considered that there may be a level of displacement of wildlife during the
construction period, but this would not be to a level which would be significant.

Non-material considerations

The issue of build quality of existing paths and landownership are not material
planning considerations.

Matters to be secured by Section 75 Agreement

An existing legal agreement covers the masterplan site. The delivery of open space
and landscaping form part of that agreement. Further a contribution is payable to the
delivery of outdoor sports facilities to compensate for the lack of delivery of a rugby
pitch within the development.

CONCLUSION

The provision of the paths and play areas proposed by this application will provide
welcome facilities within this development for existing and future residents. Subject
to securing timeous delivery the proposals are considered acceptable.

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
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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: the application provides opportunities for travel by
active travel.

Risk: Not applicable

Gaelic: Not applicable
RECOMMENDATION

Action required before decision issued
Notification to Scottish Ministers N

Conclusion of Section 75 N
Obligation

Revocation of previous permission N

Subject to the above actions, itis recommended to APPROVE the application
subject to the following conditions and reasons

The open space, play areas and paths, hereby approved shall be delivered no
later than the following dates:

Infrastructure Timescale for delivery:
Delivery of Phase 1 of the 31 July 2022

adventure play area
Footpath linkage to informal play 31 July 2022
areas south of Site 5
Delivery of footpath toward Kilvean | 31 July 2022
Cemetery
Delivery of footpath linkage to 31 July 2022
Stornoway Drive
Provision of informal play area in 31 August 2022 or completion of units
Site 6 Plots 25-31 as shown on approved
drawing 1106(PL)SL-02 Revision K of
Planning Permission 19/00524/MSC
(whichever is earlier)

Provision of path linkages to the 31 July 2022

adventure play area
Provision of equipped play area in | Prior to occupation of relevant unit




Site 7 or 8 numbers in site 7/ 8
Completion of adventure play area | 31 July 2022
Provision of play area adjacentto | 31 July 2022
Site 5

If the timescale for delivery can not be met for a reason outwith the control of
the applicant, the Planning Authority shall be informed in writing and an
alternative timescale for delivery shall be submitted to, and approved in writing
by, the Planning Authority.

Reason: To ensure timeous delivery of open space and path connections to
facilitate the creation of place.

The development shall not be occupied until details of the relevant person or
party responsible for the maintenance of the paly area, paths and on-site
surface water drainage system have been provided to the Planning Authority.
For the avoidance of doubt any part of the development not adopted by The
Highland Council or another responsible authority shall remain the
responsibility of the developer and maintained in line with the scheme to be
approved under condition 3 of this planning permission.

Reason: To ensure that the development is maintained by an appropriate party
and that the party responsible for maintenance can be easily identified should
any issue arise.

Before the first use of each path and play area hereby approved, a scheme for
the maintenance in perpetuity of all on-site green spaces, play areas and paths
within the development that are not the exclusive property, and those elements
of surface water drainage regimes not maintained either by the Highland Council
or Scottish Water for that Phase of sub-Phase, shall be submitted to and agreed
in writing by the planning Authority. The agreed scheme, which shall accord with
the Highland Council's adopted standards contained within 'Open Space in
Residential Development' and ‘Roads and Transprotation Guidelines for New
Developments’, shall be implemented thereafter to the satisfaction of the
Planning Authority.

Reason: In the interests of amenity and to ensure that communal infrastructure
on the site is maintained in accordance with the Council's standards.

The play area hereby approved on approved drawing 334.02.07 REV C shall
be bounded on the roadside by a 1.2m high post and wire fence prior to first
use of the play area.

Reason: In the interests of safety.

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.

INFORMATIVES

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.

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.

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 fo
r working 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 NatureScot 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 NatureScot:
https://www.nature.scot/professional-advice/protected-areas-and-
species/protected-species



http://www.highland.gov.uk/yourenvironment/roadsandtransport
http://www.highland.gov.uk/info/20005/roads_and_pavements/101/permits_for_working_on_public_roads/2
http://www.highland.gov.uk/info/20005/roads_and_pavements/101/permits_for_working_on_public_roads/2
https://www.nature.scot/professional-advice/protected-areas-and-species/protected-species
https://www.nature.scot/professional-advice/protected-areas-and-species/protected-species

Signature: David Mudie
Designation: Area Planning Manager — South
Author: Simon Hindson
Background Papers: Documents referred to in report and in case file.
Relevant Plans: Plan 1 — Location Plan
Plan 2 — Site Layout Plan (Play Area Site 5)
Plan 3 — Site Layout Plan (Adventure Play Area)
Plan 4 — Remote Woodland Footpath from Estate Road to Cemetery
Plan 5 — Remote Path from Site 5 to Estate Road
Plan 6 — Path Great Glen Way to Site 4
Plan 7 — Path Locations
Plan 8 — Adventure Play Park layout
Plan 9 — Path Construction Details
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3. Trunk Pile (906110180R)

4. Climbing Log
(906193050R)

5. Stepping Logs
(906110300R)

5. Scramble Net
(906193150R)

PLANTING SCHEDULE

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

These plants have been chosen taking into account the recommendations of
the RHS Plant Selector. Where possible, plants which are particularly
attractive to bees have been used.

PROPOSED MEDIUM TREES (10 - 20m)

Ag Alnus glutinosa (Common Alder) 2no
Bp Betula pendula (Common Birch) 3no
BpF Betula pendula 'Fastigiata' (Fastigiate Birch) 3no
Ca Corylus avellana (Common Hazel) 3no
CbF Carpinus betulus ‘Fastigiata’ (Fastigiate Hornbeam) 3no
QrK Quercus robur 'Koster' (Fastigiate Oak 'Koster') 2no
SaSs Sorbus aucuparia 'Sheerwater Seedling' (Rowan) 3no

All of the above trees to be Select Standard (10-12cm girth) Single short-staked and
root balled. Where trees are planted into turf, an area 1m @, at the base of the tree,
should be mounded and kept clear of weeds and grass and other deleterious
material.

PROPOSED LARGE TREES (>20m)

Fs Fagus sylvatica (Common Beech) 4no
Qp Quercus patraea (Sessile Oak) 2no
Te Tilia x euchlora (Lime aphid free) 2no

All of the above trees to be Heavy Standard size (12 to 14cm girth) double
short-staked and root balled. Where trees are planted into turf, an area 1m d, at the
base of the tree, should be mounded and kept clear of weeds and grass and other
deleterious material.

Psy Pinus sylvestris (Scots Pine) 2no

All of the above to be root-balled conifers (150-175cm height) double short staked.

PROPOSED SHRUBS

Cl Cotoneaster lacteus 40 to 60cm 3L 3/m? 9no
Ct Choisya ternata 'Sundance' 30 to 40cm 3L 3/m? 9no
Hm Hydrangea macrophyllasp 40 to 60cm 3L 3/m? 12no
Sg Senecio greyii 'Sunshine' 40 to 60cm 3L 3/m? 12no

HEDGEROW MIX (750n0)

35% Crataegus monogyna (Hawthorn) 60 to 80cm 1+1 262no
15% Ligustrum vulgare (Privet) 60 to 80cm 1+1 113no
15% Sambucus nigra (Elder) 60 to 80cm 1+1 113no
15% Corylus avellana (Hazel) 60 to 80cm 1+1 113no
10% llex aquifolium (Holly) 20 to 30cm Cell grown 75n0
10% Prunus spinosa (Blackthorn) 60 to 80cm 1+1 75n0

Hedgerow mix is to be planted in groups of 5 to 10 at 2 per m2. All unprotected edges are
to be enclosed with a 900mm high timber post and 3 wire fence.

WOODLAND MIX (270no)

20% Betula pendula (Birch) 40 to 60cm 1+1 54no
20% Quercus petraea (Sessile Oak) 60 to 80cm 1+1 54no
15% Alnus glutinosa (Alder) 40 to 60cm 1+1 41no
15% Sorbus aucuparia (Rowan) 40 to 60cm 1+1 40no
15% Crataegus monogyna( Hawthorn) 60 to 80cm 1+1 41no
10% Pinus sylvestris (Scots Pine) 40 to 60cm Cell grown 28no

5% Larix x eurolopsis (European larch) 40 to 60cm Cell grown 13no

Woodland mix is to be planted in groups of 5 to 10 at 1 per m2. All unprotected edges
are to be enclosed with a 900mm high timber post and 3 wire fence.

DOGWOOD MIX (226n0)

50% Cornus alba 'Elegantissima’ 60 to 90cm 1+1 113no
25% Cornus alba 'Sibirica’ 60 to 90cm 1+1 57no
25% Cornus stolonifera 'Flaviramea' 60 to 90cm 1+1 56n0

Dogwoods are to be planted in groups of 5 to 10 at 2 per m?

PROPOSED WILDFLOWER MIX*
Specified WITHOUT Digitalis (Foxglove)

1kg Woodland Meadow Mix available from:
http://lwww.scotiaseeds.co.uk/shop/woodland-mix/

Safety advice:

Ensuring the Playground Equipment
installation, play surfacing and maintenance
of equipment & surfaces should be
compliant with EU/UK safety standards,
applying BS EN 1176 and BS EN 1177.

Ensuring the play surfacing meets BS EN 1176
and BS EN 1177

(Fall height not to exceed 600mm)

PLANTING SPECIFICATION

GRASS SEEDING

1.

The grassed area is to be carefully checked to ensure that the soil is
appropriate and free from rubble, stones, weeds and other deleterious
material. If not appropriate, it should be replaced with quality material or
the Landscape Architect should be advised.

(Note: It is the responsibility of the contractor to ensure that he is
planting into the correct quality of material)

Where topsoil is to be added the subsoil should be fully broken up to
ensure adequate drainage and a layer not less than 150mm deep
applied.

The topsoil should be cultivated to a fine, even tilth with no undulations
or bumps.

Areas are to be seeded in accordance with guidelines set out in BS
4428: Code of Practice for general landscape operations: 1989.

Seed is to be an approved proprietary mix applicable to the location.

WOODLAND MEADOW MIX SEEDING

1.

Open woodland clearings on the slopes and path edges are to be
cleared of invasive weeds by hand.

2. NO APPLICATION OF TOPSOIL OR FERTILISER.

3. Seed to be sown 4gm/m?2.

4.  Areas to be gently raked and firmed after sowing.

TREES

1. Trees shall be planted at the appropriate season depending on
root-grown or bare-root, and in line with BS 8545:2014 Trees: from
nursery to independence in the landscape.

2. Tree pits are to be dug not less than 1m cube and not smaller than
250mm larger than the overall root spread. Care is to be taken to
ensure that all sides are permeable and surrounding significant tree
roots are not damaged/cut.

3. A pressure-treated timber stake 75 x 75mm shall be used. It shall
extend 500mm above the finished soil level, with a proprietary tie set
100mm below the top of the stake.

4. One tie shall be used on standard and feathered trees up to 2m high.
Two will be required for Heavy and Extra-Heavy Standard trees up to
18cm girth. Above this three will be required unless an underground
guying system is specified.

5. Backfill for the tree pits is to be 20% Peat-free Compost, Fison's or
similar approved.

6. Care is to be taken to ensure that the finished backfill level is at the
nursery level on the tree and that level is at the centre of the mound
150mm above the edges of the pit when the tree has been well firmed
in.

7. On completion of the planting the tree shall be well watered in with not

less than 10gallons of water.  Thereafter it should be watered as
required, following periods of any more than three consecutive hot, dry
days, until the tree is fully established.

SHRUBS & DOGWOOD MIX

1.

The whole planting bed is to be carefully set out and the soil checked to
ensure that it meets the standards set out in BS 3882: 2015
Specification for Topsoil. If it does not it should be replaced with the
appropriate quality material or the Landscape Architect must be
advised.

(Note: It is the responsibility of the contractor to ensure that he is
planting into the correct quality of material)

If new topsoil is required the subsoil base should be fully broken up to
ensure adequate drainage.

The bed should be inspected after the subsoil base is broken up and
before topsoil cultivation for any signs of flooding. If there are signs and
these cannot be resolved the Landscape Architect should be advised.

(Note: It is the responsibility of the contractor to ensure that he is
not planting into a waterlogged bed)

Planting should not be undertaken below 2 degrees centigrade, or when
the ground is snow covered or frozen.

The topsoil should be cultivated throughout the bed to a depth of
300mm. It should be left with a central ridge 150mm above the edges
of the bed.

When the bed has been fully cultivated and formed, planting holes shall
be dug 150mm wider than the root spread. Bare-root plants shall have
the roots carefully teased out and pot-grown plants shall have the roots
carefully loosened from the soil. 2 to 2.5litres, depending on the size of
the plant, of Fison's Peat-Free Planting Compost, or similar approved,
shall be worked into the backfill. The plants shall be planted so that
the finished topsoil level is at the nursery level on the stem of the
plant.

The plants shall be well firmed in and, after planting, a slow acting
fertiliser shall be carefully worked into the top 50mm of soil round each
plant taking care to avoid contact with the stem.

Immediately after planting the whole bed shall be well watered in.

All work shall be carried out in accordance with best horticultural
practice.

WOODLAND / HEDGEROW MIX (WHIP PLANTING)

1.

The planting area shall be initially checked for quality of soil and risk of
flooding. If there is a problem with either of these, remedial actions shall
be taken.

(Note: It is the responsibility of the contractor to ensure that he is
planting into the correct quality of material and not into
waterlogged soil)

The area shall be cultivated either by harrowing to produce a series of
ridge and furrows or by 'Spit and Place' to ensure a series of raised
mounds.

The whips shall be placed at the higher point in each case.

All plants are to be staked and tied, and protected with a 600mm high
Tubex Standard tree shelter.

Each plant is to be supported with a stake driven to a firm base, with a
proprietary tie positioned at 500mm above ground, and with the stake a
further 100mm above the tie. The tree should be planted ensuring that
the stake will be on the windward side of the tree shelter. The tree
shelter should then be carefully positioned over the tree, making sure
not to damage the lateral branches and ensuring that the releasable ties
slide over the stake. It should be pushed into the ground a minimum of
20mm. The thumb release ratchet ties should then be tightened to
ensure that the tree shelter is firmly positioned. The tie end should then
be tucked into the hole in the tree shelter.

ECOBOND "Gummibond"
Bound rubber mulch surfacing
(green) under scramble net to
suppress grass/weed growth
(www.ecosurface.co.uk)

- or other approved

Technix "Safagrass"

Rubber grass matting in high
trafficked areas adjacent to
scramble net
(www.technix-rubber.com)

- or other approved

MAINTENANCE

The developer will ensure, within the missives, that purchasers are
responsible for common areas including the natural play area. On
completion of the site, a Factor will be appointed who will assist in the
establishment of a Residents' Association. The Residents' Association will
thereafter ensure that the Factor organises the following maintenance
regime:

Grass:

a. Fine grass cut 16 times per year.
b.  All cuttings to be raked and removed from the site.

Woodland Meadow Mix:

a. Areas of Meadow are to be maintained as per supplier/seed merchant
recommendations and guidelines, or:

b. Early meadow cut in the first year ONLY if unwanted annual weeds
appear and grow rapidly. Cut material should be removed. Cutting
annual weeds may not be necessary if there is little growth, few weed
plants or the appearance is acceptable. Annual weeds should
disappear once the meadow is established.

c.  Meadows should be cut and the cuttings removed once a year at the
end of the growing season (normally September). This should be the
only management required.

Shrubs & Dogwood Mix:

The objective is to provide a full even cover and prevent overcrowding. To
that end the site should be inspected once per year by a suitably qualified
horticulturalist and the following regime followed:

a. The shrub beds shall be kept clear of weeds, either mechanically or by
using an approved herbicide.

b. Shrubs shall be pruned up to twice per year, in Spring and Autumn
depending on the species, to maintain their natural shape and habit.
Any damaged, diseased or broken branches should be removed.

c. In the first five years all dead and dying shrubs should be replaced by
shrubs of similar size and species to those originally planted

d. From the second year beds should be inspected and thinned out where
appropriate. Where suitable, these shrubs can be used to fill gaps in
the planting area. Otherwise gaps should be in-filled with appropriate
new plants as for 'e' above.

e. After 10 years a systematic programme of replacement should be
established.

Trees:

Trees have been chosen for their appropriateness to their individual location.
Pruning, other than for health and safety reasons, should not be necessary.
They should, however, be inspected by a suitably qualified arboriculturalist
annually.

a. An area 1m diameter at the base of the trees shall be kept clear of
weed and grass either mechanically or by using an approved herbicide.

b. Tree stakes and ties should be inspected 3 times per year (Autumn,
Winter and Spring).

c. All dead and diseased branches, or those broken due to malicious
action or wind damage should be cleanly removed and the scar cleaned
up.

d. All trees which have been removed or which are found to be dying,
severely diseased or damaged will be replaced by trees of similar size
and species to those originally planted. These should be replaced as
soon as seasonal weather conditions allow.

Hedgerow Mixes:

This has been designed to maintain a semi-natural, small-scale woodland
cover. As the hedgerow matures it should encourage regeneration and
ecological diversity. Pruning should therefore be kept to a minimum.

a. The small-scale woodland is to be thinned once every five years for the
first twenty years.

b. The ground at the base of the hedgerow mix shall be kept clear of
weeds, either mechanically or by use of an approved herbicide.

Woodland Mixes:

The woodland has been designed to achieve a naturally regenerating full
cover, mixed woodland with varying canopy heights and characteristics. The
ground cover will be allowed to establish naturally, although this can be
helped with appropriate maintenance.

a. The woodland should be inspected annually by a qualified
arboriculturalist.

b. All dead and dying trees lost in the first five years shall be replaced by
trees of similar size and species to those originally planted.

c. After five years the woodland shall be assessed and thinned out by
approximately 10 per cent. This should be repeated at five year
intervals for the next fifteen years.

Hardsurface:

a. Six visits per year to remove weeds from shrub beds and between
paviours and within other hard standing areas. All weeds are to be
removed from the site. Where herbicides are used extreme care should
be taken to avoid damage to surrounding grass, avoiding spray drift.

Removal of Litter and other Debris

a. 16 visits a year to remove litter and other debris from hard standing,
grass and shrub bed areas in communal space.

Watering in times of Drought

a. Once established, grass and shrub beds to be watered in times of
extreme drought.

Playground Equipment & play surfacing:
a. Playground Equipment installation, play surfacing and maintenance of

equipment & surfaces should be compliant with EU/UK safety standards,
applying BS EN 1176 and BS EN 1177.
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% N N N N N N N N N ITEMS LIST

Equipment
v v v v Vv v v v v v A. Origin Cableway Ref: J4911A
B. Origin Multiplay Structure Ref: J4934A
Nz N N N N \/ N N N N C. Origin Flat Seat Swing Ref: J490A
D. Origin Cradle Swing Ref: J498A
\Z \Z \Z \Z \Z \Z \Z \Z \Z \Z Ancillaries
E. Valloire Bench Ref: RBA1
F. Waste Bil Ref: J2822B
N\ v N N N N N N v N asie = €
Safety Surfacing
NI N NI NI NV NI NI NI NI NI Area to be surfaced with Play Chip to the depths of

300mm, requirements of the following;
e 300m? excavation to be done by others to allow for

N/ N/ N/ N/ N/ N\ N/ N/ N/ N/ level of the Play Bar to be the same height as the
grass.
e 300m? Geotextile Membrane.
% \Z % N\ \Z \Z \Z \Z \ \ e 90m? Play Chip to a depth of 300mm*
e 70Lm Timber edging & stakes around the perimeter

N N N N N NI N N N N of the bark pit.

* Including delivery and off-loading.
\Z \% \Z \Z % \Z \Z \Z \Z \Z )

Optional Extras

Post Installation Inspection

N/ % \Z \Z \Z \Z \Z % \Z
Ground preparation to be done by others and to be
flat and level prior to Proludic arriving at the site.

\Z \% \Z \Z % \Z \Z \Z \Z
North direction to be confirmed as could effect the

L N N N N N N N N N position of the miultiplay unit due to the slide.

Subject to full site survey from a Proludic
N NZ N N N N N N N N Representative.
Based on a flat fully established grass site.

N/ % \Z \Z \Z v \Z \Z % \Z
Preliminaries have been included within your
quotation, these equate to site setup, site storage,

7 'Y 7 7 v 7 7 7 7 7 delivery, unloading of equipment, site welfare, heras
fencing & signage and skips (this can also include

\ N N% N% N% N N% N% N N% supervision where necessary).

Topsoil & Turf/Seed to be done by others (watering is
N N/ N N N N N N N N the responsibility of others and has not been costed
for).

N/ 2 \Z \Z \Z \Z \Z \Z 2 \Z All pathways, furniture, planting, mounding and any
other soft landscaping works not mentioned above
are to be done by others.

N N N N Y
Some images shown are for illustrative purposes
N\ N NI NI NI only. The quote and items list will show the exact
equipment used.
\Z v \Z \Z %

\Z \Z \Z N/ % \Z \Z \Z
\Z % \Z \% \Z \% \Z \Z %

\Z \Z \Z N/ % \Z \Z \Z
\Z % \Z \% \Z \% \Z \Z %

\Z \Z \Z N/ % \Z \Z \Z
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\Z \Z \Z \Z % \Z \Z \Z \% \Z \Z % \Z
\Z % \Z \% \Z \% \Z \Z % \Z \Z \Z \Z \Z PRODUCT KEY

W N W W Ay W W W N W W Ay W - Play Chip Grass (By Others)

Free Fall Free Space

\Z % \Z \% \Z \% \Z \Z % \Z \Z \Z \Z \Z

\Z \Z \Z \Z \Z \Z \Z \Z \Z \Z \Z \Z \Z
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Westercraigs Adventure Play Area

Robertson Partnership Homes

DATE: 27/08/2019  REF: 2103.28987(WestercraigAdventure_RobertsonPartnershipHomes)

REV: - DB: TYIRS CB: DB SCALE: 1:100 @ A3

PROLUDIC LTD. THE PLAY HUB, LOUGHBOROUGH ROAD, BUNNY, NOTTINGHAMSHIRE, NG11 6QA

TEL: 0115 982 3980 EMAIL: INFO@PROLUDIC.CO.UK WEB: WWW.PROLUDIC.CO.UK ALL EQUIPMENT & SAFER SURFACING CONFORMS TO EN1176 & EN1177




Do not scale from this drawing.

SAFETY HEALTH AND ENVIRONMENTAL INFORMATION

IN ADDITION TO THE HAZARD/RISKS NORMALLY ASSOCIATED
WITH THE TYPES OF WORK DETAILED ON THIS DRAWING,
NOTE THE FOLLOWING RISKS AND INFORMATION.

/
7

RISKS LISTED HERE ARE NOT EXHAUSTIVE. REFER TO
DESIGN ASSESSMENT FORM NO.

CONSTRUCTION:

HIGH VOLTAGE OVER HEAD LINES

DEMOLITION:

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

IT IS ASSUMED THAT ALL WORKS WILL BE CARRIED OUT BY
A COMPETENT CONTRACTOR WORKING, WHERE APPROPRIATE,
TO AN APPROVED METHOD STATEMENT.

Notes:

1. Do not scale from this drawing
2. All dimensions are in metres unless specified otherwise
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	HIGHLAND COUNCIL
	Committee:  South Planning Applications Committee
	Date:   22 March 2022
	Report Title:  20/03555/MSC: Robertson Homes 
	   Land 165M NE of Great Glen House, Leachkin Road, Inverness
	PROPOSED DEVELOPMENT

	SITE DESCRIPTION
	The site lies within the estate of the former Craig Dunain Hospital, an area identified for development under the Westercraigs Masterplan and within successive Development Plans.
	The site is accessed from the main distributor road within the Westercraigs development, known as “Forester’s Way”. Originally the site housed a number of ancillary buildings related to the operation of the former Craig Dunain Hospital. These included the: laundry house; workshop; ward; stores; laboratory and mortuary; industrial therapy unit; slaughterhouse; and numerous buildings and structures related to heat and power for the former Hospital. All of these buildings and structures, with the exception of a former store, have now been removed and the site is in use as a site compound and area for recycling materials for the conversion of the adjacent listed building.  
	PLANNING HISTORY
	CONSULTATIONS
	DEVELOPMENT PLAN POLICY
	Highland Council Supplementary Planning Policy Guidance
	OTHER MATERIAL POLICY CONSIDERATIONS
	Scottish Government Planning Policy and Guidance
	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. 
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