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	SUBMITTED BY:
	Executive Director of Planning

	APPLICATION NUMBER:
	2011/0161/DET

	APPLICANT:
	 Mr John Young and Mrs Linda McKay

	LOCATION:
	Loch Venachar House, Invertrossachs Road, Callander

	PROPOSAL:
	Demolition of existing dwellinghouse and erection of replacement dwellinghouse


	NATIONAL PARK WARD:
	Trossachs and Teith Ward

	COMMUNITY COUNCIL AREA:
	Callander Community Council

	CASE OFFICER:

Name:

Max Wilson




Tel: 

01389 722619




E-mail: 
max.wilson@lochlomond-trossachs.org
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	SUMMARY AND REASON FOR PRESENTATION

	
	

	1.1
	The application is for the demolition of the existing derelict house and the construction of a replacement dwelling.  The application is being presented to committee due to the applicant being a member of the National Park Board.
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	RECOMMENDATION


	
	That Members:

	
	

	
	1.
APPROVE the application subject to the imposition of the conditions set out 
in Appendix 1 of the report.


	3
	BACKGROUND

	
	

	
	Site Description:

	
	

	3.1
	The application site is located at the eastern end of Loch Venachar, immediately adjacent to the outlet sluice owned and operated by Scottish Water.  There is one adjacent residential property to the east.  The building proposed for demolition is a former Glasgow Corporation Water Department store which was converted into a dwelling some years ago.  The building has not been occupied since 1995 and has as a result fallen into a state of disrepair.

	
	

	
	Environmental Impact Assessment (EIA):

	
	

	3.2
	For the purposes of the Environmental Impact Assessment (Scotland) Regulations 1999 the National Park is identified as a ‘Sensitive Area’.  As a ‘Competent Body’ the National Park Authority has a statutory duty to consider whether proposals for development should be subject to the EIA process.  In this particular instance it has been determined that an EIA is not required.

	
	

	
	Description of Proposal:

	
	

	3.3

3.4
	The development proposed is the demolition of the existing dwelling and outbuildings and the erection of a replacement dwelling of similar proportions.  The existing access will be widened and parking for two cars will be provided.

The proposed dwelling is two storeys in height and will be constructed on roughly the same footprint as the existing dwelling.  The proposed house is an ‘L’ plan with a mix of contemporary and traditional features with the principle elevation largely resembling that of the existing house.  The roof will be clad in natural slate and the walls with a combination of render and timber cladding.  A chimney and fireplace will be constructed from stone reclaimed from the original building.  Photovoltaic panels are proposed on the south and west facing roof slopes.

	

	
	

	
	Planning History:

	
	

	3.5
	PRE/2010/0109 – Replacement dwelling house – enquiry.
2006/0269/HAE – Extension and alteration to existing dwellinghouse – Approved with conditions.

2004/0080/HAE – Alteration and extension to existing dwellinghouse – Refused

02/00087/HAE/S – Proposed alterations and two storey extension to dwellinghouse - Withdrawn
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	CONSULTATIONS AND REPRESENTATIONS

	
	

	
	Responses to Consultations:

	
	

	4.1
4.2

4.3
	NPA Ecologist: Verbal response: The survey work undertaken as part of the application has confirmed that no bat roosts are present within the buildings.  A natural slate roof as proposed will be accessible to bats and will provide suitable potential habitat.
SEPA:  No objections.  The Finished Floor Levels (FFL) proposed are sufficient to suggest the house will be outwith the risk of flooding.
Stirling Council Roads:  No objections subject to two allocated parking spaces being provided.

	
	

	
	Representations Received 

	
	

	4.2
	At the date of the preparation of this report one representation had been received from Roger Bradley a neighboring proprietor, who made the following points:

· The proposal is welcome and will remove a public eyesore and example of neglect by the Water Authority.

· The plans seem ideally suited to the site and it is hoped that work can be commenced as soon as possible.

· The proliferation of regulatory bureaucracy has been a contributing factor in delaying the development of the derelict building as evidenced by the 22 documents associated with this application.
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	POLICY CONTEXT

	
	

	
	National Park Aims:

	
	

	5.1
	The four statutory aims of the National Park are a material planning consideration.  These are set out in Section 1 of the National Parks (Scotland) Act 2000 and are:

(a) 
to conserve and enhance the natural and cultural heritage of the area;

(b) 
to promote sustainable use of the natural resources of the area;
(c) 
to promote understanding and enjoyment (including enjoyment in 
the form 
of recreation) of the special qualities of the area by the public; and

(d) 
to promote sustainable economic and social development of the area's 
communities.

	
	

	5.2
	Section 9 of the Act then states that these aims should be achieved collectively.  However, if in relation to any matter it appears to the National Park Authority that there is a conflict between the first aim, and the other National Park aims, greater weight must be given to the conservation and enhancement of the natural and cultural heritage of the area.

	
	

	
	Development Plan:

	
	

	5.3
	Stirling Council Local Plan 1999
This is the adopted local plan for this area and the following policies are relevant to this application:  
POL.H5 – Housing in the Countryside
POL.E15 – Area of Great Landscape Value
POL.E55 – Nature Conservation

POL.E61 – Flooding 

POL.E62 – Energy Conservation

	
	

	
	Other Material Considerations:

	
	

	5.4
	National Park Plan

	
	On 15th March, 2007, the National Park Plan was approved by Scottish Ministers.  All planning decisions within the National Park require to be guided by the policies of the Plan, where they are considered to be material, in order to ensure that they are consistent with the Park’s statutory aims.  In this respect the following policies are relevant:

WM1 – Safeguarding and Enhancing the Water Environment

DQ1 – Raising Design Quality

DQ2 – Sustainable Design

Draft National Park Plan (2012-2017), Published for Consultation, August 2011

On 25 August 2011, the Draft National Park Plan for 2012 to 2017 was published for consultation: http://www.lochlomond-trossachs.org/images/stories/Looking%20After/PDF/NP%20Plan/DRAFTNATIONALPARKPLAN.pdf  The consultation period closes on 16 November 2011. This Plan is an early draft and therefore carries little weight as a material consideration.

Relevant policies are:

RD Policy 7: Sustainable Design and Construction
Con Policy 2: Natural Heritage

Con Policy 3: Landscapes

Con Policy 4: Water



	5.5
	National Park Local Plan (Finalised Draft 2010)

	
	The Finalised Draft Local Plan (FDLP) was approved for consultation by the National Park Board on 14 December 2009. The final consultation period closed on 6 April 2010. Unresolved objections were then examined by Scottish Government Reporters to make final decisions on the Plan.   

The Scottish Government Examination Report was published on 25 July, 2011.  The FDLP, Feb 2010, alongside the Examination Report, is a significant material consideration in the assessment of planning applications, particularly where no changes were proposed by the Scottish Government.  

The Reporters did not recommend any significant changes to the relevant policies listed below:  

HOUS 8 – Replacement Dwellings

L1 – Conserving and Enhancing the Diversity and Quality of the Park’s Landscapes

D1 – Design Quality

SUSDEV1 – Sustainable Development

ENV1 – Natura 2000 Sites

ENV4 – Legally Protected Species

ENV6 – Enhancing Biodiversity in New Developments

ENV16 – Development in Medium to High Flood Risk Areas
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	SUMMARY OF SUPPORTING INFORMATION

	
	

	6.1
6.2
6.3
	Bat Survey – As the proposal involves the demolition of an uninhabited rural building there is the potential for bats to be disturbed.  A bat survey has been submitted with the application which did not record any roosts within the buildings themselves, although a number of bats were recorded feeding around the house and grounds and there was evidence of occasional roosting in an outbuilding.  The conclusions of this survey were that the demolition would not result in the disturbance of any bat roosts if carried out sensitively.  The installation of bat bricks or bat boxes on the house and within the grounds would be beneficial by providing additional roosting sites.
Flood Risk Assessment – A basic flood risk assessment was submitted which demonstrated that the proposed level of the house would be more than two metres above the crest level of the outlet sluices and would therefore not be at risk of flooding.
Structural Engineers Report – This report concluded that the existing building is in a poor state of repair and the only realistic option to bring it back into productive use is to demolish and rebuild.  This report also recommended that the only material suitable for reuse was some of the original stone.


	
	

	7
7.1
	PLANNING ASSESSMENT

Introduction – The issues to be considered in the determination of this application are addressed in turn in the paragraphs below.

	
	

	7.2

7.3
	Principle of Development – The Stirling Council Local Plan 1999 is the adopted local plan for the area, however this plan does not have a specific policy on replacement dwellings.  The National Park Local Plan Finalised Draft is a material consideration in determining planning applications.  Policy HOUS8: Replacement Dwellings of this document states that support will be given to the demolition and replacement of an existing house where:

a. It is of substandard quality and makes limited contribution to the quality of the built or natural environment,
b. The carbon footprint of the proposed new house will be significantly lower than that of the original,

c. The scale of the new house is similar to that of the original and

d. The re-use of materials arising from demolition is maximised.

The existing dwelling is of a traditional form and would once have made some contribution to the quality of the built environment.  However it has fallen into such a state of disrepair that it now detracts from the surroundings.  A structural engineers report has been submitted that confirms that the building is beyond repair and that demolition and rebuilding is the only realistic option.  
The new house will be subject to modern building standards which now include targets for energy efficiency and carbon emissions.  Therefore the energy efficiency is likely to be significantly improved when compared to the original dwelling.  Double glazed windows and solar panels are also proposed which will make a significant contribution to reducing the carbon footprint of the new dwelling.  The scale of the new dwelling is similar to the original, in terms of height, footprint and massing.  The structural survey submitted in support of the application included an assessment of the reusable material in the original building.  Based on the recommendations of this report the stone used to construct the feature chimney and fireplace on the north elevation will be from the original building.  The boundary wall will also be constructed from recycled stone.  No other materials were found to be in suitable condition for reuse.  The proposals therefore meet the terms of policy HOUS8 and are, in principle, supported by the local plan.

	
	

	7.4
7.5
7.6
7.7
7.8
	Design – Policy D1 (Design Quality) of the National Park Finalised Draft Local Plan requires proposals to “demonstrate an understanding of landscape setting and historical context, reinforce local character, use appropriate vernacular and contemporary design and have an understanding of local building traditions and materials”.  As already noted relative to the consideration in terms of Policy HOUS8 the replacement house is similar in proportions to the original.  The most public elevation is the eastern one and will be the most visible from the road.  This elevation closely matches the original dwelling in appearance with three wall-head dormer windows, a central entrance and windows with a vertical emphasis.  The other elevations have a less traditional appearance with the west elevation almost entirely glazed to make the most of views over the loch.  The south elevation is also largely glazed which will improve the energy efficiency of the house through maximising solar gain.  The north elevation features the chimney stack to be built utilising the reused stone from the original house.  The proposed materials are render and timber cladding on the walls, natural slate and six photovoltaic panels on the roof and aluminium clad timber windows.  The design uses high quality materials and has a mix of vernacular and contemporary features.  Through the traditional appearance of the east elevation and the recycled stone chimney there is a clear link to the previous building on the site.  The design is therefore considered acceptable and in accordance with Policy D1 of the local plan.
Natural Heritage – Loch Venachar forms part of the River Teith Special Area of Conservation (SAC) which is designated for its Atlantic salmon and lamprey interests.  Maintaining a high water quality is essential in freshwater SACs and where there are developments close to the banks there is the risk of sediments entering the water which could be harmful.  The house is over 40 metres from the loch bank so there is a suitable buffer zone between the development area and the water.  This should be suitable to prevent any sediment or other harmful materials entering the water provided that no construction materials or vehicles are stored on this ground.  A condition is recommended to ensure that this area is kept clear of material and equipment during construction.  The bat survey submitted with the application found no evidence of bat roosting in the house but some evidence of occasional, opportunistic bat roosting was found in one of the outbuildings.  The report concluded that the demolition would not have a negative impact on bats provided that the roof of the outbuilding and any remaining slate covered areas of the house are carried out by hand.  The National Park’s ecologist has been consulted on the application and has agreed with the findings of the report.
Landscape –The main views of the site as part of the wider landscape will be from across the loch by vehicles travelling east along the A821 towards Callander and from recreational users of the loch.  The development is set within a low lying wooded location with a number of mature trees to the south and west.  As there is already a building on the site the perception of change in long distance views will be small and given the existing screening the landscape impact of the development is expected to be minimal.    

Access and Parking – The dwelling will use the existing access track which is shared with the adjacent property.  This access track leads to the Callander to Invertrossachs minor road.  As the dwelling on the site has been unused for some time there will be a small increase in vehicle movements at the junction with the public road as a result of the development.  Stirling Council’s Roads Department have been consulted on the proposals and have raised no objections.  As the increase in traffic is minor and utilises an existing access with good visibility there are no traffic safety concerns.  Suitable space is provided within the driveway of the house for two vehicles to park which meets the Council’s standards for a house of this size.
Flood Risk – The development site is within an area identified as being at medium to high risk of flooding.  The flood risk assessment submitted however has demonstrated that the FFL of the new house will be sufficiently above the loch level to ensure the property is not at risk of flooding.  A new septic tank is proposed to the north of the house, however it is considered sufficiently far from the loch shore to be free from the risk of flooding.   SEPA have been consulted on the proposals and have confirmed that they have no objections.


	8
	CONCLUSION

	
	

	8.1
	In conclusion the proposal to demolish the existing house and build a replacement is considered to be acceptable as the existing building is of substandard quality and the replacement will be of a similar scale but with a lower carbon footprint.  Concerns relating to impact on the adjacent SAC and on bats can be successfully mitigated and this secured through conditions.  There are no concerns relating to traffic safety or flood risk and the relevant authorities on these issues have raised no objections to the proposals.  The proposals are therefore in accordance with the development plan and, as there are no material considerations to indicate otherwise, are recommended for approval.
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Appendix 1

Conditions
1. Demolition of the roof structure of the house and outbuildings shall only be carried out in full accordance with the recommendations of the bat survey by Auritus Wildlife Consultancy dated June 2011.  In the event that bats are found all work shall cease immediately and they shall be moved to an alternative roost site by a suitably qualified bat specialist. 
Reason – To ensure the demolition does not harm bats which may be roosting within the buildings.

2. All building materials, construction vehicles and any other equipment shall be stored within the site boundary as identified on drawing DS//10/621.102 during the demolition of the existing building and the construction of the replacement.
Reason – To maintain a sufficient buffer between the development site and Loch Venachar in order to ensure no sediments or other harmful materials enter the Loch which is part of the River Teith Special Area of Conservation.

3. Prior to work commencing on site further details of external finishing materials, including samples where appropriate, shall be submitted for the written approval of the planning authority prior to work commencing on site.

Reason – To ensure the proposed external materials are of a suitably high quality and are in keeping with the surrounding environment.
Informatives
1. Notification of Initiation of Development - Under section 27A of the Town and Country Planning (Scotland) Act 1997 (as amended) the person undertaking the development  is required to give the planning authority prior written notification of the date on which it is intended to commence the development. We recommend this is submitted 2 weeks prior to the start of work.  A failure to submit the notice, included in the decision pack, would constitute a breach of planning control under section 123(1) of that Act, which may result in enforcement action being taken.
2. Notification of Completion of Development -  As soon as practicable after the development is complete, the person who completes the development is required by section 27B of the Town and Country Planning (Scotland) Act 1997 (as amended)  to  give written notice to the planning authority of the completion of the building works.  As before, there is notice for you to complete for this purpose included in the decision pack.  In larger, phased developments, a notice of completion is to be submitted as soon as practicable after each phase is finished by the person carrying out the development.
3. Duration of permission - In accordance with section 58 of the Town and Country Planning (Scotland) Act 1997 (as amended), this permission lapses on the expiration of 3 years beginning from the date of this permission, unless the development to which this permission relates is begun before that expiration.
4. Protected species in vicinity - bats are known to be in the vicinity of the proposed development. Please be aware that they are fully protected, and it is an offence to deliberately, capture, injure or kill them or to damage, destroy or obstruct their breeding or resting places. It is also an offence to disturb them in their breeding or resting places.
5. Surface Water - Disposal of surface water from the site should comply with General Binding Rules (GBRs) 10 and 11 of The Water Environment (Controlled Activities) (Scotland) Regulations 2005 (as amended).  Details of the requirements of these GBRs can be found on SEPAs website or from SEPAs Perth Environmental Protection and Improvement Team on 01738 627989.
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