Executive Manager: Jan-Robert Riise Governance and Law

Director: Christine Ferguson Corporate Services Department
Montfield
Burgh Road,
Lerwick, Shetland ZE1 OLA
Telephone: 01595 744550
Fax: 01595 744585
administrative.services@shetland.gov.uk
www.shetland.gov.uk

If calling please ask for
Louise Adamson
Direct Dial: 01595 744555
Date: 3 April 2018

Dear Sir/Madam

You are invited to the following meeting:

Planning Committee

Council Chamber, Town Hall, Lerwick

Tuesday 10 April 2018 at 2pm

Apologies for absence should be notified to Louise Adamson at the above number.

Yours faithfully

Executive Manager — Governance and Law

Chair: Mr T Smith

Vice-Chair: Ms A Manson

AGENDA

(@)  Hold circular calling the meeting as read.

(b)  Apologies for absence, if any.

(©) Declarations of Interest — Members are asked to consider whether they have an
interest to declare in relation to any item on the agenda for this meeting. Any
Member making a declaration of interest should indicate whether it is a financial or
non-financial interest and include some information on the nature of the interest.

Advice may be sought from Officers prior to the meeting taking place.

(d)  Confirm the minutes of the meeting held on 18 January 2018 (enclosed)
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ltems

Local Reviews under Section 43A of the Town and Country Planning (Scotland)
Act 1997 (as amended) to be considered by the Planning Committee sitting as
Local Review Body:

1. Local Review Ref: 2017/247/AMSC — LR31 - Application to discharge conditions

3a — 3d, as specified under approved Planning Permission in Principle
2016/280/PPP: Site 2, Strait, Mossbank, Shetland, ZE2 9RB.
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Shetland

Islands Council

Guidance on Local Review under Section 43A of the Town and Country
Planning (Scotland) Act 1997 (as amended) to be considered by the Planning
Committee sitting as Local Review Body: Local Review Ref: 2017/247/AMSC
— LR31 - Application to discharge conditions 3a — 3d, as specified under
approved Planning Permission in Principle 2016/280/PPP: Site 2, Strait,
Mossbank, Shetland, ZE2 9RB.

1

11

1.2

1.3

1.4

2.1

Introduction

The Planning Scheme of Delegations that has been approved by the
Council, as well as that which has been approved by the Scottish Ministers,
identifies the appropriate level of decision making to ensure compliance
with the 1997 Planning Act.

The Scheme of Delegations, following the hierarchy of development
introduced by the Planning etc. (Scotland) Act 2006 which is at the heart of
the modernised planning system, provides that where a decision on an
application for planning permission for a local development (as defined in
the Hierarchy of Development) is to be taken it may, subject to certain
exceptions, be so by officers as have been appointed by the planning
authority.

A decision on an application for planning permission for a local
development that is taken by an officer (the appointed person) under the
Scheme of Delegations has the same status as other decisions taken by
the planning authority other than arrangements for reviewing the decision.
Sections 43A(8) to (16) of the 1997 Act remove the right of appeal to the
Scottish Ministers, and put in place arrangements for the planning authority
reviewing these decisions instead.

The Full Council resolved on 12 May 2011 (Minute Ref: 57/11) that the
remit of the Planning Committee be extended to include the functions of the
Local Review Body, who would review the decision taken.

Process

The procedures for requiring a review and the process that should then be
followed are set out in regulations, and these have been followed in the
administrative arrangements that have been carried out for support of this
review in accordance with its being the intention that decision making by the
Local Review Body will follow a public hearing, although the Review Body
can still decide whether or not they wish to proceed on the basis of the
papers before them. In addition the Review Body can decide to set some
other procedures, such as a site visit (either accompanied or
unaccompanied). The procedure by which the case is to be reviewed
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2.2

2.3

2.4

2.5

2.6

however should be confirmed by the Review Body before proceeding to
consider evidence.

If the Review Body decide as a preliminary matter, before parties begin
presenting their evidence, that a site visit will be necessary it can simply
adjourn without hearing evidence. If the site visit process is adopted only
those members of the Local Review Body that attend the site visit should
then take part in the subsequent decision making meeting. Any members
not present when preliminary matters are dealt with can still attend the site
visit and hearing provided they have been present when all evidence and
submissions have been made. Notice of the date, time and place of the
adjourned hearing session to follow the site visit may be announced before
the adjournment.

In respect of review in this case the applicant has indicated that in the event
the Review Body decides to have a site visit, the site can be viewed entirely
from public land, and that it is possible for the site to be accessed safely,
and without barriers to entry. Where the Review Body decide to make an
unaccompanied site visit the applicant is to be informed of the proposal.
Where the Review Body decide to make an accompanied site visit the
applicant and any interested party is to be given such notice of the date and
time of the proposed inspection as may appear to the Review Body to be
reasonable in the circumstances. It should be noted however that neither an
applicant or any interested party is permitted to address the Review Body
on the merits of the review during an accompanied site visit.

The Review Body is, where a decision has been taken that the review is to
follow the public hearing procedure, required to follow Hearing Session
Rules under Schedule 1 of The Town and Country Planning (Schemes of
Delegation and Local Review Procedure) (Scotland) Regulations 2013. In
doing so they are to confirm the matters to be considered and the order in
which persons entitled to appear are to be heard.

It has been the intention that such hearing sessions will be held in a similar
manner to the current Planning Committee, with the Planning Service Case
Officer presenting on the matters to be considered, followed by those
persons entitled to appear other than the applicant, followed by the
applicant, with its being the case that Members of the Review Body can ask
questions throughout the process. The hearing session can similarly
proceed in the absence of any person entitled to appear at it. The Review
Body should confirm this order and confirm the time each person entitled to
appear is to be afforded beforehand. During the administrative
arrangements that have been carried out the persons entitled to appear
have been informed that they will each be given a maximum of 5 minutes.

The Hearing Session Rules prescribe that the hearing shall take the form of
a discussion led by the local review body and cross-examination shall not
be permitted unless the local review body consider that this is required to
ensure a thorough examination of the issues. Persons entitled to appear
are entitled to call evidence unless the local review body consider it to be
irrelevant or repetitious. The local review body may also refuse to permit the
cross-examination of persons giving evidence, or the presentation of any
matter where they similarly consider them to be irrelevant or repetitious.
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2.7

2.8

The matters that are attached for the purposes of consideration by the
Review Body in this case comprise: the decision in respect of the
application to which the review relates, the Report on Handling and any
documents referred to in that Report (including: the planning application
form, and any supporting statement and additional information submitted,
and consultation responses and representations received prior to the
decision notice by the appointed person being issued); the notice of review
given in accordance with Regulation 9; all documents accompanying the
notice of review in accordance with Regulation 9(4); any representations or
comments made under Regulation 10(4) or (6); and any ‘hearing statement’
served in relation to the review.

In order to be able to give notice of their decision in accordance with the
regulations, the Review Body must be clear on the details of the
development plan and any other material considerations to which it had
regard in determining the application, and, where relevant: include a
description of any variation made to the application in accordance with
section 32A(a) of the 1997 Act; specify any conditions to which the decision
is to be subject; include a statement as to the duration of any permission
granted or make a direction as to an alternative; and if any obligation is to
be entered into under section 75 of the 1997 Act in connection with the
application state where the terms of such obligation or a summary of such
terms may be inspected.

planning committee.doc
J R Holden
Planning Committee: 10/4/2018
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Local Review Reference: 2017/247/AMSC — LR31

Town and Country Planning (Scheme of Delegation and Local Review
Procedure) (Scotland) Regulations 2013

Local Review Under Section 43A(8) of the Town and Country Planning
(Scotland) Act 1997 (As Amended)

Regarding Planning Application reference: 2017/247/AMSC
Application to discharge conditions 3a - 3d, as specified under approved
Planning Permission in Principle 2016/280/PPP
By Mr & Mrs Chris & Stacey Giblin

Date of Local Review Body meeting 10/04/2018



Section 1.
Section 2.
Section 3.
Section 4.
Section 5.
Section 6.

Section 8.

Local Review Reference:; 2017/247/AMSC — LR31

Contents Page

Planning Submission — 2017/247/AMSC
Statutory Advert (if applicable)
Consultation Responses

Report of Handling

Decision Notice

Notice of Review

Representations/Hearing Statements

Date of Local Review Body meeting 10/04/2018



Local Review Reference: 2017/247/AMSC — LR31

Section 1. Planning Submission — 2017/247/AMSC

Date of Local Review Body mesting 10/04/2018



Train Shelfand North Gremisla Industrial Estate Lerwick Shetland ZE1 OPX Tel: 01595 744293 Email:
planning.control@shetland.gov.uk

Applications cannot be validated until ail the necessary documentation has been submitled and the required fee has been paid.
Thank you for completing this application form:
ONLINE REFERENCE 100080757-001

The online reference is the unique referance for your online form only. The Planning Authority will allccale an Application Number when
your form is validated. Please quote this reference if you need to contact the planning Autharity about this application.

Type of Application

What is this applicalion for? Please select one of the following: *

D Application for planning permission {including changes of use and surface mineral warking).
D Application for planning permission in principle.

|:| Further application, {including renewal of planning permission, modification, variation or removal of a planning condition etc)

Application for Approval of Matters specified in conditions.

Please give tho application reference no. of the previous application and date when permission was granted.

Application Reference No: * 2G16/280/PPP

Date {(dd/mm/yyyy): * 03/10/2016

Description of Proposal

Please describe the proposal including any change of use: * (Max 500 characters)

Erection of a 1.5 slorey dwelling house with attached double garage

Is this a temporary permission? * [:] Yes No

if & change of use is to be included in the proposatl has it already taken place? D Yes No
(Answer ‘No' if there is no change of use,) *

Has the work already been starfed andior completed? *

No D Yes ~ Starled D Yes - Completed

Applicant or Agent Details

Are you an applicant or an agent? * (An agent is an architec!, consullant or someone else acting
on behalf of the applicant in ¢connection with this application) D Applicant Agent

Page 10of 8
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Agent Details

Please enler Agent details

Company/Organisation:

Ref. Number:

First Name: *

Last Name: *

Telephone Number; *

Extension Number:

Mobile Number:

Fax Number;

Email Addyess: *

Plarmigan Homes

Andrew

Mowalt

You must enter a Building Name ar Number, or both: *

Building Nama:
Building Number:
Address 1
{Street). *
Address 2;
Town!City: *

Country: ¥

Posteads: *

Lotland Street

Inverness

Scottand

V1 1PA

Is the applicant an individual or an organisation/corporate entity? ~

Individual L—_l Crganisation/Corporate entity

Applicant Details

Please enter Applicant details

Thle;

Other Tille:

Firsl Nams: *

Last Name. *

Company/Crganisalion

Telephone Number: *

Extension Numbet:

Mobile Number:

Fax Number:

Email Address: *

Other

Mr & Mrs

Chris & Stacey

Giblin

CIO Plarmigan Homes Lid

You must enter a Building Name or Number, or both:

Building Name:
Building Mumber:
Address 1
(Street):
Address 2:
Town/City: *

Country: *

Postcode: *

Lotland Street

inverness

Scolland

Vi 1PA

-11 -
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Site Address Details

Planning Authority: Shelland Islands Council

Full postal address of the site (including poslcode where available):

Address 1:

Address 2:

Address 3:

Address 4.

Address 5.

Town/Tily/Seltlement:

Post Code:

Please idenlifyidescribe the location of the sile or siles

Northing 1175559 Easting 444693

Pre-Application Discussion

Have you discussed your proposal with the planning authority? * D Yes No
Site Area

Pleass slale the sile area: a.11

Please slate the measurement lype used: Hectares {(ha) D Square Metres (sq.m)

Existing Use

Flease describe the current or mos! recent use: * (Max 500 characters)

Building plot with oulline planning

Access and Parking

Ars you proposing a new altersd vehicle access to or from a public road? * Yes E] No

IF Yes please describe and show on your drawirigs the positian of any existing, Altered or new access points, highlighting the changes
you propose o make. You should also show existing footpaths and nolg if there will be any impact on lhese.

Page3of 8
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Are you proposing any change to public paths, public rights of way or affecting any public right of access? * D Yes No

If Yes please show on your drawings the position of any affected areas highlighling the changes you propose to make, including
arrangements for continuing or alternative public access.

How many vehicle parking spaces (garaging and open parking) currenlly exist on the applicstion 0
Site?

How many vehicle parking spaces (garaging and open parking) do you propose on the sile (j.e. the 4
Total of existing and any new spaces or a reduced number of spaces)? *

Please show on your drawings the position of existing and proposed parking spaces and identify if these are for the use of particular
types of vehicles {e.g. parking for disabled people, coaches, HGV vehicles, cycles spaces).

Water Supply and Drainage Arrangements

Will your proposal reguire new or altered water supply or drainage arrangements? * Yes D No

Are you proposing 1o connect 1o the public drainage network {eg. to an existing sewer}? *
D Yes - connecting fo public drainage network
No — proposing to make privale drainage arrangements

D Not Applicable — only arrangements for water supply required

As you have indicated that you are proposing to make private drainage arrangements, please provide further details.

What privale arrangements are you proposing? *

New/Allered septic tank.
D Treatment/Additional reatment (relates lo package sewage treatment plants, or passive sewage lreatment such as a reed bed).

D Other private drainage arrangement (such as chemical toilets or composting toilels).

What privale arrangements are you proposing for ihe New/Altered septic lank? *

D Discharge to land via soakaway.
Discharge to watercourse(s) {(including partial soakaway).

E] Discharge to coastal waters.

Please explain your private drainage arrangements briefly here and show more delails on your ptans and supporting information: *

Dicharge to watercourse

Do your proposals make provision for sustainable drainage of surface waler?? * Yes B No
(e.g. SUDS arrangements) ™

Note:-
Piease include details of SUDS arrangements on your plans

Selecling ‘No’ to the above question means that you could be in breach of Environmentat legisiation.

Page 4 of 8
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Are you proposing to connect 1o the public water supply network? *
Yes

D Ne, using a private water supply

D No conneclion required

If No, uslhg a private water supply, please show on plans the supply and all works nesded o provide it {on or off sitg),

Assessment of Flood Risk

Is the site within an area of known risk of floeding? ~ D Yes No EI Con't Know

If the sile is wilhin an erea of known risk of flooding you may need lo submit a Flood Risk Assessment before your application can be
determined. You may wish to cantact your Planning Authorily or SEPA for advice on what information may be required.

Do you think your proposal may increase the flood risk eleewhere? * D Yes No D Don't Know
Trees
Are there any trees on or adjaceni to the application site? * D Yes No

If Yes, please mark on your drawings any treas, known protected trees and lheir canopy spread close to the proposal sits and indicats if
any are lo be cut back or felled.

Waste Storage and Collection

Do he plans incorporate areas lo store and ald he collzction of waste (including recycling)? * Yes |:| No

i Yes or No, please provide further details: * (Max 500 characiers)

Suilable hardstanding will be provided within the site

Residential Units Including Conversion

Does your proposal include new or agditional houses and/or flats? * Yes |:| No

How many unils do you propose in lolal? * 1

Please provide full details of the number and types of units on the plans. Additional information may be provided in a supporting
statement,

Schedule 3 Development

Doss the proposal involve a form of development fisted in Schedule 3 of the Town and Country U ves B no [ pont know
Planning {Development Management Procedure (Scotland) Regulations 2013 ¥

If yes, your proposal will additionally have lo be advertised in a newspaper eireulating in the area of the development, Your planning
authority will do this on your behalf but will charge you a fee. Please check the planning authorily’s website for advice on the additional
fee and add this 1o your planning fee.

If you are unsure whether your proposal involves a form of development listed in Schedule 3, please check the Help Text and Guidance
notes before contacting your planning authority.

Planning Service Employee/Elected Member Interest

ls the applicant, or the applicant's spouse/partner, either a member of staff within the planning servies or an D Yes No
elected member of the planning authorily? *

PageS5ofd
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Certificates and Notices

CERTIFICATE AND NOTICE UNDER REGULATICN 15 - TOWN AND COUNTRY PLANNING (DEVELOPMENT MANAGEMENT
PROCEDURE} {SCOTLANE) REGULATION 2013

One Certificale must be compleled and submitted along with the application form. This is most usually Certificate A, Form 1,
Certificate B, Cerlificate C or Certificate E.

Are yowthe applicant the sole owner of ALL the land? * Yes D No

Is any of the land part of an agricultural holding? * D Yes No

Certificate Required
The following Land Ownership Cerlificale is required lo complele this section of the proposal:

Certificate A

Land Ownership Certificate

Ceilificale and Nolice under Regulalion 15 of the Town and Courlry Planning {(Development Management Procedure) (Scotland)
Regutations 2013

Certificate A

| hereby cerlify that —

(1) - No person olher than myself/lhe applicanl was an owner {Any person who, in yespect of any part of lhe land, is the owner or is the
lessze under a lease thereof of which not less than 7 years remain unexpired.) of any pant of the land lo which the applicaticn relates at

the beginning of the period of 21 days ending with the date of lhe accompanying application.

(2} - None of the land 1o which the applicalion relales conslilules or forms part of an agriculiural holding

Signed: Andrew Mowal
On behaif of: Mr & Mrs Chris & Stacey Giblin
Date: 2516712017

Please lick here to certify this Certificale. *

Checklist — Application for Planning Permission
Town and Counlry Planning (Scotland) Act 1097
The Town and Counlry Planning (Development Management Pracedurg) (Scolland) Regulations 2013

Please take a few moments to complete the following checklist in order to ensure that you have provided all the necessary information
in support of your application. Failure to submit sufficient informalion with your application may resull in your application being deemed
invalid. The planning authorily wili not slart processing your application unlil it is vabkid.

a} If this is a further application whars there is a variation of conditions altached to a pravious consent, have you provided a slalement to
that effect? *

D Yes |:| No Mot applicable 1o this application

b) IT this s an application for planning permission or planning permission in prinsipal where there is a crown interest in the land, have
you provided a statement to that effect? *

D Yes i:] No Not applicable to this application

¢} If this is an application for planring permission, planning permission in principle or a further application and the application is for

development belonging to the categeries of nalional or major development (other than one under Section 42 of the planning Act), have
you provided a Pre-Application Cansultation Report? *

D Yes D No Not applicable to this application

Page6of 8
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Town and Country Planning (Scotland) Act 1997
The Town and Country Planning (Development Management Procedure) (Scotland) Regulations 2613

d) If this is an application for plarning permission and lhe applcation relales to developmenl belonging to the categories of national or
major developmenis and you do nol benefit from exemplion under Regulation 13 of The Town and Country Planning {Development
Managemenl Procedure) (Scolland) Regulations 2013, have you provided a Design and Access Statement? *

D Yes D No Not applicable to Ihis applicalion
&) If this Is an application for planning permission and relates lo development belonging lo the category of local developments {subject

to regulation 13. (2) and (3) of the Development Management Procedure (Scotland) Regulations 2013) have you provided a Desin
Slalement? *

I:l Yes D No Not applicalile to this application

f) If your application relales te installation of an anienna to be employed in an electronic communication nelwork, have you provided an
ICNIRP Declaration? *

|:| Yes D No Not applicable to this application

g} If this is an application for planning permission, planning permission In principle, an application for approval of malters specified in
conditions or an application for mineral development, have you provided any other plans of drawings as necessary;
Site Layout Plan or Block plan.

Elevalicns.

Floor plans.

Cross sections.

Roof plan.

Masler Plan/Framework Plan.

Landscape plan.

Photographs andfor photomonlzages.

Cther.

OO00O0ORO R B

If Gther, please specify. * (Max 500 characlers)

Provide copies of the following documenls if applicable:

A copy of an Environmeantal Statement, * D Yes N/A
A Design Stalement or Design and Access Statement. * D Yes N/A
AFlood Risk Assessment, * [ ves N/A
A Drainage Impact Assessment (including proposals for Sustainabla Drainage Syslems). * D Yes NiA
Drainage/SUDS layout, * ves ] A
ATransporl Assessment or Travel Plan D Yes NIA
Contaminated Land Assessment. * EI Yes NIA
Habilal Survey, * D Yes N/A
A Processing Agreement. ¥ D Yes N/A

Cther Statements (please specify), (Max 500 characters)

Page?7of 8
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Declare — For Application to Planning Authority

I, the: applicant/agent cerlify thal this is an application to the planning authorily as described in this form. The accompanying

Plang/drawings and additional informatlen are provided as a part of this application.
Declaration Name; Mr Andrew Mowat

Declaration Datg; 250712017

Payment Details

Cheque: Plarmigan Homes Ltd, 000072

Crealed: 25/07/2017 15:08

-17 -
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Train Shetiand North Gremista Industrial Estate Lerwick Shetland ZE1 OPX Tel: 01595 744293 Emaik:
planning.control@shetiand,.gov.uk

Applications cannot be validated until all the necessary documentation has been submitted and the required fee has been paid.

Thank you for completing this application form:

ONLINE REFERENCE 100060757-003

The online reference is the unique reference for your online form only. The Planning Authority will allocate an Application Number when
your form is validated. Please quote this reference if you need to contact the planning Authority about this application,

Site Address Details

Planning Authority: Shefland Istands Council

Full postal address of the site (including pestcode where available):

Address 1:

Address 2:

Address 3:

Address 4:

Address 5:

Town/City/Settlement:

Posl Code:

Please identify/describe the location of the site or sites

Northing 1175559 Easting 444893

Applicant or Agent Details

Are you an applicant or an agent? ~ (An agent is an architect, consultant or someone else acting
on behalf of the applicant in connection with this application) D Applicant Agenl

Page tof 3
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Agent Details

Piease enler Agent details

Company/Organisalion:

Ref, Nurmber;

Firsl Name: *

Last Name: *

Telephons Number: *

Extension Number:

Mobile Number:

Fex Number:

Email Address: *

Ptarmigan Homes

Andrew

Mowal

You must enter a Building Name or Number, or both: *

Building Name: Caslle House

Building Number:

?si?éifﬁ ! Fairways Business Park
Address 2:

Town/City: * Inverness

Country: * Scotland

Postcoda: * V2 BAA

Is Lhe spplicant ar individual or an organisalion/corporate enlity? *

Individual D Organisation/Corporate entity

Applicant Details

Plzase enter Applicant details

Title:

Other Tille:

First Name: *

Lasl Name: *

Company/Crganisalion

Telephone Number: *

Exlension Number:

Mobile Number:

Fax Number:

Email Addregs: *

Cther

Mr & Mrs

Chris & Slacey

Giblin

C/0 Plarmigan Homes Lid

You must enter a Building Name or Number, or both: *

Building Name: Castle House

Building Numbaer:

fédt?::?f J Fairways Business Park
Address 2:

Town/City: * Inverness

Country: * Sceolland

Posteode: * V2 BAA

-22-

Page2of 3




Proposal/Application Details

Please provide the delails of lhe original application{s) below:

Was lhe original application part of this proposal? * Yes [3 No

Application Details

Please select which application(s) the new documenltalion is related lo.

Application; * 100080737-061, application for Planning Permission, submitted on 25/07/2017

Document Details

Please provide an explanation as to why lhe documentation is being attached afler the original applicalion was submitted: * (Max 500
characlers)

Requested information from Flanning letter, dated 31 July 2017. Description of application to be changed 1o: Application to
discharge condilions 3a - 3d, as specified under approved Planning Permission in Principle, 2016/280/PPP. Please nol our
address has also been revised within this post submission applicalion {Agent).

Checklist — Post Submission Additional Documentation

Please complele the following checklist to make sure you have provided all the necessary information in support of your application,

The additional documents have been attached to lhis submission, * Yes E:' No

Declare — Post Submission Additional Documentation

I"'we the applicantagent cerlify thal this is a submission of Additionat Documenlation, and thal all the informalion given in this
submission is true 1o the best of mylthe applicarits knowledge,

Dedlaration Name: Mr Andrew Mowat

Declaration Dale: 01/08/2017

Page3of 3
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From: Hunter Dale@Development Management

Sent: F7 Oct 2017 09:57:49 +0000

To: B

Subject: RE: K170215 Giblin - PL Observations (Ref 2017/247/AMSC)
Hi lan,

Thanks for the confirmation. 1 will await a response rom them.

Regards
Dale

Dale Hunter

Pluning Cffeer . Shetlund Klands Coanatl
isos 2o dade hopters sheiband sov ok
K Morth Noss, Lerwock, Shetland, 2101 017

Treglaly Beralds for
ﬂ_':!ué»‘f i PLng
eI Ehomsies

From: [an Corner [mni]lo_
Sent: 17 Octlober 2017 10;

To: Hunter Dale@Development Management <Dale. Hunter@shetiand. gov.ule>
Subject: RE: K170215 Giblin - PL Obscrvations (Ref 2017/247/AMSC)

BPale,

I have passed your e-mail to Ptarmigan Homes in order for them 1o lake whatever action they deem is
necessary.

Regards

Tan Comer
JEG Lid

From: Dale Huntergishetland, sov.uk Emailto:Dale. Humerir shetland vov uk])
Sent: 16 October 2017 14:48

To: lan Comel

Subject: RE: K1770215 Giblin - PL Observations {Ref 2017/247/AMSC)

Hi [an,
In response to your ematl L would advise that the best way forward is to ensure that the proposed
development complies with the developmient plan. If a connection {o the public sewer is provided. [ will

recommend approval of the application,

Shetland Local Development Plan 2084 (SLDP) Policy WD2 does not include a clause stating “unless
financially unviable for the applicant” because this is not material in determming plamung applications.
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In considering the wording of Policy WD2, the site 1s within a settlement and it has not yet been shown in

material plaoning terms that the connection to the public sewer is unachievable. Cost estimates have been

provided for the comection 1o the public sewer and T understand that it 18 vour view thai this cost estimaie

makes it unachievable. However, as Planning Autherity we must determine for ourselves whether the

connection Lo the public sewer is achievable when only looking at material planning considerations only.
g have not yet received a submission which justifies the use of a private treatment system

The Drafl Supplementary Guidance on Water and Drainage can be found on our website at the link
below,
http:iwww shetland, sov.ek/panning/Local DevelopmentPlan.asp

SEPA and Planning Authorities operate under separate regulatory functions, Permission {rom one body
does not remove the requirements under other bodics. Further information on the ercation of the SLDP
can be found on cur website at the same link as above. It is noted that SEPA did not object to the Shetland
Local Development Plan 2014 and was approved in its current form by Councillors and Ministers. [ do
not propose 1o {urther discuss. as part of the assessment of this application. the process by which the
SLDP was created.

As before. | would suggest looking mto communal waste water connections o the puablic sewer with
neighbouring housing development sites. This would likely be more efficient than several individual
connections and hopefully lower individual costs.

Regards
Bale

Prule Hlunter

Plenning Offweer Shethand Blads Conned
fsas 73seny dale hunterieshctland gov.uk
W Nord Ness, Lereoick, Shodond Z0 1 OLZ

Fesstish .amms Tar
Loty Frasirgng
FOIES Eh'irl‘lxirc

From: lan Corner [mai_

Sent: 06 October 2017 16:3%

To: Hunter Dale@ Development Management <Dale. Hunteriwshetlund. gov, ul\>
Cc: Martin Roy IR . A\ ndrew Mowat [EREEE
Subject: FW: K170215 Giblin - PL Observations (Ret' 201 7/247/AMSC}

Dule.
FFollowing our discussion and acting as the consuliant who supplied the dramage selution for this
development we have the following comments o make in response 1o your e-mail below (o Ptarmigan

[lomes.

Firsdy | have to ask - why, as you advised, has the Council chosen 1o specifically exclude cost as @ reason
as o why a connection . iy st achiovahle™?

Couneil Policy W2 Waste Water is attached below and it clearly opens the door to a private sewage
treatnrent sotution as being acceptable where a connection to the public sewer it is not “achievable”
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provided “there should he o detrimental cffect efe ete.... " We have clearly shown that a connection to
the public sewer is not “achievable™ due to cost considerations and. by way of receipt of our
communications with SEPA and the subsequent issuing of a discharge Registration, also demonstrated the
proposed drainusge solutton wilt have no detrimental effect, at feast on the aquatic environment,

It is noted that the Supplementary Guidanee as regards Water and Drainage is not contained within the
electronic version of the Local Plan. This is found elsewhere on the Council’s website Local
Development Plan - NEWSLETTER MAY 2017 but is recorded as being a Draft document only and in
any case links to the Development Plan date 2012 which then again refers 1o a Supplementary Guidanee
as regirds Water and Drainage. Comment an private drainage within the 2012 Plan simply refers back to
compliance with WD2, All in all not very helpful.
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WD2 Waste Water

New developments which réqugire waste waler disposal and are loca ed withi;; o
. :_adgacent to setﬂeﬁ%en ts arz ex;}ected o connegt o the ;}ubiu; seﬁef

f'-;:-_Whese a a:ennechm 10 lhe putﬂhc se?.er is natach Ei“ab:!"' and. a ﬁastewater
-gystem such as a private $ephc t;:mk is pmpesed lhe desfe%f:per shoaki
g demoﬂslra fethat: oo

'+ There should be n deinmental eizeci 1nc%udmg cumﬂ!a five effect, on the
| mrraundmg uses, natura! built enwrmmenl and cultural hentage

Further policy guzdance can be found in Supﬁemen!ary Gmdanca Wateraad
:____Dralnage ' R

List of Supplementary Guidance

Business and Industry

Local Landseaps Areas

Local Nature Conservation Sites
Natural Heritage

Historic Environment

Parking Standards

Residental Access

VWater and Dramage
Aquaculiure Policy

Works Licence Policy

You mention in your e-mail that “The response from SEPA confivms that a connection is technicalhy
achicvable”. We have no record of such a commeni from SEPAs regulatory team whom we consulied in
respect of a putential private sewage treatment solution. Copics of our submissions to SEPA and their
comments are atached for your information. As a result of this consuliation SEPA accepted the premise
of a private sewage treatment solution and subsequently authorised the discharge by way of a Registration
issued under the auspices of The Waler Environment (Controlled Activities) {Scotland) Regulations 2011
(see attached).
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SEPA is well aware of local Council policy and presumably took this into account when arriving at the
decision they did. That and consideration of the Urban Waste Water Directive (UWWTBD und The Water
Environment (Contrelled Activities) (Scotland) Regulations 2011, It appears the Council, by excluding
costs as a consideration, has its own interpretation of the requirements of the UWWTD which does not
quite square with the interpretation by SEPA. This is slightly perplexing given that SEPA and the
Councils throughout Scotland speat some considerable time drawing up Policy based on that Birective,
amongst other legal requirements. Cost is an imperative Tactor to be considered in the provision of a
private sewage wreartment solution under the requirements of the UWWTD — to see that clement missing
in the Council’s policy does raise questions as to why such a fundamental piece of legistation appears ta
have been ignored when the Council was preparing its policy.

As regards your e-mail below: we would ask that vou take this submission into account together with
anything etse submitied by the client'Plarmigan Homes in respect of this planning application.

Regards

Ian Comer
HG Ltd

From: Andrew Mowat {maiii s
Sent: 06 Qctober 2017 13:36
To: Tan Comer RS '
Ce: Martin Roy B B
Subject; FW: K1/02

pservations (Ref 2017/247/AMSC)
Good afternoon fan,
New response from Shetland Council regarding the drainage solution for above Client.

The house within Planning 2012/090/PPF is about 180m from the public sewer and Planning
2016/280:PPP is the site adjacent 1o our Clients to which no one has bought.

Obviously there palicy dictates this sbove SEPAs approval, however are you aware of any further
Justification for our current proposal?

‘It is also in a different context because it is potentially outwith the settlement in our current policy
context’ is also not a very convincing reason...

We appreciate any response you may have.
Thanks,

PTARMIGAN

Andrew Mowat
Architectural Technician
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Ptarmican Homes Lid | Castle House Fairnass Bosiness Park Taverness V2 644 E_

Company registered in Scotland (SC393327) | VAT 260 1532 .43
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From: Dale. Huntergeshetland, cov.uk [mailto:Dale. Hunteret shetlund oy k]
Sent: 05 October 2017 16:36
To: Andrew Mowat B8 R

Subject: FW: K1 .fO'Jl Glb]m - PL Obser\"mons (Ref'”Ol?/"47/AMSC)

Hi Andrew.

[ have looked into the foul waler issues with the site and it has become clear that a connection to the
public sewer will be required. The reason for this is that we have a policy (Shetland Local Development
Plan 2014 Policy WD2) which says that siles within setilements are expected (o connect o public sewers
unless it can be shown that it is not achievable. The response from SEPA confinns thal a connection is
technically achievable. T understand that there will be a difficult cost implicution ur this but our policies
do not allow us to make exceptions on that basis.

I discussed these issues with the applicant who highlighted a case in the area where a connection to the
public sewer was not required (2012/090/PPF). That application was under a previous generation of
policy and the report of handling for that application states that the connection point is 180 metres away
and that further private foul water treatment should not be supported. It is also in a different context
because it is potentially outwith the settlement in our current policy context.

I would advise you to discuss the above with Scottish Water o look into whether there are mare cost
effective methods for connecting to the public sewer and potentially to contact the landowner of the
neighbouring plot to the south. This was also proposed under the 2016280, PPP planning permission in
principle and will inevitably require 1o deal with the same issue, I shared infrastructure could be included
I'm sure this would be beneficial and drive down the costs,

If vou wish to discuss this, feel free 1o call on IEHEESREE

Kind Regards
Dale

Brate Hunter

Plamang Uitioor Shethand Islands Coundil
713003 dalelhuntere shedand sov uk
weh Nows Pkl Shethd b/

b :w*gds far
i SwEny
BhintHieied
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From: Hunter Dale@Development Management
Sent: 02 October 2017 16:18

o Andrex: Mo |
Subject: FW: K170215 Giblm - PL Observaiions (Ref 2017/247/AMSC)

Hi Andrew,

I have just had my draft report back to me from my Team Leader who highiighted that the site is within
the vicinity of the puhlic sewer arud the Planning Permission in Principle and consullation response from
Scottish Water require it o connect into that publlc SEWeT,

I would appreciate if you could look into this and amend the proposal to suit.

Kind Regards
Dale

Eyale Huniter

Plansing Qoo Shethand lands Counl
1505 7430063 dalehunterfe shetand. gov.uk
SNl Nows, Lerwagl, Shetland, 281 GLZ

wf!"h Awn}l.is gy
U( AHHRL
201F Shonisted

From: Hunter Dale@Development Management
Sent: 26 September 2017 i7 32

To: ‘Andrew Mowat' JEEIAR o e

Subject: RE: K170215 Glbim - PL Obser\.mons (Ref”ﬂ 17/247/AMSC)

Hi Andrew,

That would be excellent, I'H keep an eve out for it coming through to me and hopefully the application
can he approved in the coming davs,

Kind Regards
Dale

Dale Huster
Plannme €Mcor Shetbamd fsdands Counetd

81305 713963 dalehuntershetand rov,uk
N ool News, Lerwick, Shailand, Z80 ) GLZ

i 4’3#.‘4125 far
a0 m’g Flasyan
A th’Ll"ﬁ‘C
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From: Andrew Mowal BEEESREE
Sent: 26 Seplember 2017 17:1
To: Hunter Dale@Development Management <Dale. Hunterteshetland. gov.ak>
Subject: KI70215 Giblin - PL Observations (Ref 2017/247/AMSC)

Good evening Dale,

Just to let you know we have submitted our observations via ePlanning as requested below.
= Revised site plan incorporating SUDS device (5m French Drain as discussed with Colin Smith).
= 3No parking spaces individually indicated with dashed lines.

Regards,

PTARMIGAN

Andrew Mowat
Archilectural Technician

W

Prarmigan Homes Btd | Cuastle Hlouse Fairwayy Business Park Toverness (V26384 | T |
Company resistored in Soothed (5C393327) § VAT 260 1532 43

SEFSTRNTE PG Y 3 PO

poniod o contrbonital, The satoribon i 4
Frovipuent of Ui voaini s i ST il et ooNoGT
IRTIE STEIESTRNI S PN TN ST S I

O NSH srTr TR e Gt

Josbed avnenhion g

Triwe U orpans T Boad oo

To pracaations e o Thal o v

s ot viaees, Thet

tard Pl camnnb und arnhimente ey st e coprad on ternded

From: Dale.Hunter@shetland.gov.uk [mailto: Dale. Hunter@shetland.gov.uk]
Sent: 21 September 2017 16:29

To:
Subject: FW: 2017/247/AMSC - Site 2, Strait, Mossbank

Hi Andrew,
Thank yvou for the submission of amended drawings for the above application.

Fwould note that the amended plans do not provide for a SUDS device and the proposal is still contrary to
Shetdund Local Development Plan WD3. 1 would appreciate if you would look into this. 1t may be helpful
to discuss this with the Couneii’s Drainage Engincer. Colin Smith on SR

Iy addition. it would be helpful if the parking spaces are individually indicated on the site plans with
perhaps a dashed boundary around each space. This allows consideration of whether the spaces have
sufficient distances to solid structures, boundaries or accesses and allows us to look at whether the turning
head is sulTeient when the spaces are shown.
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Kind Regards
Dale

Pale Hunter

Plannmyg Officer Shethad Islands Councl
031505 743903 dale.hunterasshetand. eov ak
B North Nows, Lerwack, Shetlund, 20 0L

éwt ity .ﬁw{d_s 104
dekiy In Plaeeng
2 Bhoty)eted

From: Hunter Dale@:Development Management
Sent: 18 Sepiember 2017 12: 14

FAQO: Andrew Mowat
Hi Andrew,

I was allocated the above planning application on Friday and 1"ve had a look into the consultation
responses. These can be found on our website using the reference number above.

We currently have a request from the Roads Service for an amendment 1o the site plans to show the three
parking spaces and ensure that the dimensions of the parking and turning area can be met.

The consultation response from the Council’s Drainage Engineer highlighted that no SUDs device has
been provided on the submitted plans. Without this, the proposal would not meet the requirements of our
policy WD3 and we would not be able to support it.

Fwould appreciate if you look into these issues. If vou wish to discuss this feel free 1o call on (1595
743963.

Kind Regards
Dale

Brale Hunter

Plonning O Shetband Islands Coiinetd
G1393 743063 dalebunteried sheland. sov.uk
B Nowh Noss, Lersw o Shetbaad, AR TULZ

Sratizh Aw!ld; for
Uity I SHGR
Snr nammm

-36-
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From: Andrew Mowat

Sent: 26 Oct 2017 14:30:20 +0000

To: Hunter Dale@ Development Management

Ce: Barry. Hardy@SCOTTISHWATER.CO.UK
Subjeet: K 170215 Giblin - Drainage {Ref: 2017/247/AMSC)

Good afternoan Dale,
As discussed, please see email correspondence below from Scottish Waier.

I have spoken with Barry and would appreciate if you could urgently progress this consultation process.

Regards,
Andrew Mowat
pTARF:" F’?A o Architectural Technician
B SR A

D 01463 611055
W PlarmivanHomes.com

Prarmioan Homes Ltd | Castle House Fairvays Bosiness Park Inverness IV2 044 | 1563 01 LBS0
Campany registered in Scotland (SCIN3ZT) 1 VAT 260 15332 43
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Sent: 24 October 20 :
To: tan Comer | RN

Subject: RE: Shetland

Tan,

The public sewered area does not extend 1o the development site which is appros 100m from the nearest
sewer. Shouid you wish to commect to the public sewer you may do so but al your own expense. Should
you wish those sections of the connecting pipework, out-with the curtilage of the new property, to be
vested with Scotlish Water (SW) you would need to design to our adoptable standard. You would need to
make an approach via the connections team for details of this process and you would need to obtam Deed
of Servitude (ron third party landowners to permmit SW access o nuintain the adopted sewer.

Please note SW owill accept foul Rows only from this development, If connecting flows 1o the public
sewer can only be achieved by pumping. probably the cheapest solution would be to install a small
package pump and locate within the curtilage of the property. The pump would remain a private asset and
would not be maintaied by SW,
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1 hope this goes some way to answering your questions. If | can be of {urther help please get in touch,
Regards
Barry

Barry Hardy

Assct Planner —- North

WA Risk and Lifecyele Planning
Scottish Water

Henderson Drive

INVERNESS IVI ITR

From: Ian Corner
Sent: 23 October 2017 20:35

To: Barry Hardy
Subject: RE: Shetland

Barry,
Thanks very much for getting back Lo me so promptly. it is much appreciated.

The NGR for the site 1s HU44993 75548 and I've attached a site and location plan to help find the site.
Any comments you may wish to make about the fact any connection could only be achieved by pumping,
1.e. what section would remain private, ete. or indeed any other positive or negative comment you wish {o
make would be much appreciated.
Regards

fan Corner

From: Barry Hardy {

Sent: 23 October 2017 09:40

Fo: lan Comer

Ce: lan Cormner

Subjeet: RE: Shetland

Hilan,

[ am currently Asset Planner for Shetland. T would consider a small headroom of up to seven houses
available capacity at Hamarsgarth Mossbank ST subject to confirmation. Can you confinn the NGR for
this development?

Kind regards

Barry
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Barry Hardy

Asset Planner — North
W Risk and Lifecyele Planning
Scottish Water
Henderson Drive
INVERNESSIVI ITR

From: Kevin Cliffon

Sent: 23 October 2017 09:03
To: Barry Hard

Cc: Ian Comn

Subject: FW: Shetland

Hi Barry.

As planner lor Shetland can you provide a response in conneetion with the email below regarding asset

capacity.

Regards

Kevin Clifton

Asset Planner

North Waste Water Risk and Lifecycle Pianning
Strategic Customer Service Planning
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From: Hunter Dalef@Development Management

Sent: 28 Nov 2017 15:02:30 +0000

To:

Subject: RE: K170215 Giblin - Revised PL Drawings (Ref: 2017/247/AMSC)

Good Altrermoon Andrew,
Thank you for the submission of the amended drawings and for your call earlier wday.

[ have reviewed the amended drawings and the consultation response from Scotlish Waler. The
consullation response does nol state that a connection to the public sewer is not achievable. As such we
are not in a position to accept the installation of the private foul water treatment as a development thal
complies with Policy WD2. I would encourage vou to connect to the public sewer in order to comply with
this poliey,

We briefly discussed exceptions to the development plan on the phone today. The standard paragraph at
the beginning ol cach of our reports of handling reads ... The determining ixsues to e considered ure
whether the proposal complies with Development Plan Poliey, or there are amy other marerial
considerations swwhicl would warrant the senting aside of Development Plan Policy.”

The other material considerations include where a proposed development is overwhelmingly in the public
interest. If we were Lo make a case for why the policy should be set aside, we would consider that as part
of our mssessment of the application,

F hope this clarifies the position.

Regards
Dale

Bale Hunter

Plaming Oficer  Shethend Inlands Counil
G508 743063 dale huntere shetland gov ek
8 Wornl Ness, Lerwick, Shethind, ZE1 0LZ

Please vopy any subinssion ol e phoss we
developmentmanasomentishetland. vov.uk

Brakinhy Awards fod
Bt fealdi
A0T4 Shattilsient

From: Andrew Mowat [mnillo_

Sent: 22 November 2017 17:25

To: Hunter Dale@ Development Management <Dale, Hunter@shetland.gov.uk>
Subject: K170215 Giblin - Revised PL Drawings (Rel: 2017/247/AMSCQ)
Good evening Dale,

Just to let you know and as discussed, we liave uploaded the revised drawings via ePlanning.

Hopefully now with the revised Scottish Walter response, we have salisfied all outstanding observations.
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Regards,

PTARMIGAN

Andrew Mowat
Architectural Technician
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From: Andrew Mowat

Sent: Mo, 22 Jan 2018 14:58:07 40000

To: Development Managementi(@ Development

Ce: Hunter Dale(@Development Management;Holden John{@ Development
Management

Subjeet: K170215 Giblin - PL Observation (Ref: 2017/247/AMSC)
Attachments: FI70215-PLO5b (Site Sections).pdf

Good afternoon John,

Thank you for the response and as discussed, please find attached revised drawing PLOS addressing the
comments below,

As per previous communications with Planning, our Client still request to proceed with the application
refusal.

Thanks and please let us know if you requrie any further information.

Andrew Mowat
Architectural Technician

PTARMI__G:QN

% LI

Plarmigan Hones Lid | Castle House Fulrwass Bosiness Park Inverness V2044 | 463 011036
Company vegistered in Scutland (SCR03327) | VAT 260 1832 43
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From: john.holden@shetland.gov.uk {mailto:john.holden@shetiand.gov.uk])

Sent: 18 January 2018 09:13

To: PtarmiganHomes

Cc: Dale. Hunter@shetland.gov.uk; development. management@shetland.gov. uk

Subject: Planning Application 2017/247/AMSC - Site 2, Strait, Mossbank, Shetland, ZE2 9RB by Mr &
Mrs Chris & Stacey Giblin

FAO Mr Andrew Mowat,

[ refer to the above application, with the Planning Officer having prepared a Report and Handling and
invited me to make a determination on it under delegated powers.

I understand you are aware that the recommendation is one of refusal. In addition lo its having been
concluded that the application falls outside of the ambit of the planning permission in principle because

osnsenin Phinoe- Dndebcsntic

SETETTREENTIRNIUIEL IO (B IO YN

H

coors b reuiyront Shoald chadh

the proposal is one of dealing with foul water by means other than connection to the public sewer (a basis
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on which the planning permission in principle was determined to comply with Policy WD2 of the
Shetland Local Development Plan), in reviewing the submitied plans I have found that the submitted
sections plan shows proposals that rely on excavations taking place outside of Site 2 (your client’s site),
within Site 1 to the south.

Site 1 does not have an approval (either under Approval of Matters Specified in Conditions or by Full
Permission) that pernits the creation of the slope that would tie in with the proposed slope that is shown
on PL Section 2 within your client’s site. Your application should confine developiment works to within
the red line application boundary. If your application is to be regarded as being acceptable on the basis
that the submitted plans show excavations that are limited to the red line boundary, you will need to
submit a revised Drawing PLOS. If a retaining wall is required along this boundary to prevent the
unexcavated land in Site | collapsing into your client’s site this should be included int a revised site layout
plan in the context of the application secking to discharge part a) of Condition 3 of the Planning
Permission 2016/280/PPP (its being part of the proposed landscaping). The aliernative s that a slope with
a safe angle is left within you client’s site, but this will mean that the path adjacent to the south west
facing gable serving the garage will not be able to be formed.

I therefore offer you the opportunity to amend the proposal to address the further issue I have identified
{by submitting revised plans} before I make a determination. Not doing so will give rise o an additional
reason for refusal.

If when you are sending a response to this email you are making a submission of further information
(plans, particulars, documents, materials or evidence) in connection with the planning application, please
copy your response to development.manaeementieshetland.cov.uk .

I look forward to your response.
Yours sincerely

John Holden
Team Leader — Development Management
Planning

Shetland Istands Council
Planning

Development Services

c/o Train Shetland

North Gremista Industrial Estate
Lerwick

Shetland

ZE1 0PX

Tel: (015395) 743898

Our values: excellent service, taking personal responsibility, working well together
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Local Review Reference: 2017/247/AMSC — LR31

Section 2. Statutory Advert

Date of Local Review Body meeting 10/04/2018
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Shetland Islands Council

These applicalions, associated plans and documents ¢an be examingd,
08.00-17.00, Mon-Fri, at: Shetland islands Council, Planning Department,
Train Bhetland, Gremista Industrial Estate, Gremista, Shetland, ZE1 OPX.
Please call 744293 to make an appointment it you wish 1o discuss any
application. Applications, associaled plans and documents can also be
viewed on the Courncil website at www.shetland gov.uk.

Town and County Planning (Development Management PFrocedure)
(Scotland) Regulations 2013

Format: Ref No; Proposat & Address

2017/254/PPF; Proposed change of use of exisling house to a cafe;
Roadside, Easl Burralirlh, Shelland, ZE2 SNE.

2017/255/PPF; Change of use from Commercial o residential use;
Soundview, Uphouse, Bressay, Shetland, ZE2 3ES.

2017/253/PPF; To construct new dwelling house with air source heat pump;
House Site North-Weast Ot Kitkabister, Gamb, Yell, Sheltand, ZE2 SDA.

2017/246/PPF; To erect new house a with new access road, septic fank and
sea outlall; Horn Croft, Vidlin, Shetland, ZE2 $QD.

2017/243/PPF; To construcl domeslic detached garage buiiding and
proposed land change of use from agricultural to domestic garders ground;
Tarskavaig, Clumliewick, Sandwick, Shetland, ZE2 gHH.

2017/026/MAR; To install a freshwater storage facility in marine waler
consistng of 1wo 90-circumierence cages fitted with tarpaulins and
asseciated 150m abstraction pipe to enable well boats to collect freshwater
to be used for fish treatments.; Swining Voe, Seliemess.

2017/2471AMSC; Application to discharge condilions 3a - 3d, as specified
unger approved Planning Permission in Principle 2018/280/PPP; Site 2,
Strait, Mossbank, Shetiand, ZE2 9RB.

Written comments may be made 10 lain McDiarmid, Execulive Manager,
at the above address, email development.management@shetland gov.uk
by 25/08/2017.

Town and GCountry Planning (Scotland) Act 1597 and Town and
Country Planning (Listed Buildings and Buildings in Conservation
Areas) (Scotland) Regulations 1987

Format: Ref No; Proposal & Address

2017/257/PPF; Remove Chimney lrom 8/11 Queens Place and make good
roof and skew to match existing: 11 Queens Place, Lerwick, Shetiand, ZE1
0BZ.

Wrilten commenis may be made to lain McDiarrmd, Executive Manager,
at the above address, email development. management@shetland.gov.uk
by 01/09/2017.
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Local Review Reference: 2017/247/AMSC - LR31

Section 3. Consultation Responses

Date of Local Review Body meeting 10/04/2018
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MEMO
To:  Development Control From: Roads
If calling please ask for
lan Leask
Direct Dial: 4166 _
Medium: email Date: 14" August 2017
Our Ref: IAL/ISMG/R/G2/ND
Your Ref:
Application: 2017/247/AMSC
Address: Site 2, Strait, Mossbank, Shetland, ZE2 9RB

Proposal: Application to discharge conditions 3a — 3d, as specified under approved
planning permission in principle 2016/280/PPP
Date of Consultation: 8" August 2017

Recommended Action: REVISED DETAILS REQUIRED

Road Authority Comments:

1.

The required visibility splays must be provided before any building works start on site
and must be maintained during the course of the works and thereafter.

The applicant should show that they have control over any ground required to provide and
maintain the required visibility splays.

a. A visibility splay of 2.5 metres by 90 metres must be provided at the junction of
the access with the public road. This is available at present.

2.  No fence, wall, bushes or other potential obstruction to visibility should be permitted

within 2 metres of the edge of the public road.

Adequate visibility splays are required fo ensure that vehicles can enter the public road
safely.

3. The gradient of the access should not exceed 5% (slope of 1 in 20) for at least the

first 6 metres from the edge of the public road. The initial access gradient should be
no greater than 3 percent more or less than the crossfall/ camber of the public road at
the junction.

This is required to provide a safe stopping platform before entering the public road.

4. The access should be surfaced in bitmac or double coat hot tar surface dressing for at

least the first 6 metres from the edge of the public road.

This is required fo prevent damage fo the road edge and minimise the possibility of loose
material being dragged onfo the public road.

-h5-



L
5. The access should be designed in order that it does not shed surface water from the
site onto the public road.

6. Site drainage should be designed, provided and maintained such that no surface
water from the site shall be permitted to drain or run onto the public road or footway.

It is an offence under the Roads (Scotland) Act 1984 to allow water to shed onto the public
road as it can create a significant hazard, particularly in winter.

7. The junction onio the public road shall be formed with at least 6 metre minimum
radiuses between the access and the public road edge.

8. This is required to prevent damage to the road edge and verges through over-running
by turning vehicles.

9. The access should be piped with at least a 300mm diameter culvert with concrete
headwalls provided at either end of the pipe.

This is required fo protect the effectiveness of the public road drainage infrastructure.

10. That length of the access crossing the public road verge or footway must be
constructed to the satisfaction of The Shetland Islands Council Roads Service. A
Road Opening Permit must be obtained from The Shetland Islands Council Roads
Service prior to carrying out any works to form an access onto the public road.

it is illegal fo carry out works within or adjacent fo the public road without first obtaining the
necessary consents from the Roads Authority. This is a separate legal process from the
Planning process.

11. Any gate should be set back a minimum of 6 metres from the edge of the public road.
If the gate is outward opening then this distance should be increased to at least 10
metres.

This is to allow a vehicle to stand clear of the road while the gate is being opened.

12. Parking provision should be made within the site for a minimum of 3 cars.

13. Turning provision for cars should be made within the site in the form of a standard
hammer head or a manoeuvring space of at least 7.6 metres by 7.6 metres in size.

The parking and turning area shown on the site plan does not meet our requirements.

The area shown has insufficient space available for 3 parking spaces and a turning
area.

Adequate parking and turning within the site is required in order to prevent safety or
congestion issues being created on the public road in the vicinity of the development.

Executive Manager, Roads

-56 -
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From: Smith Colin@Marine Planning on behalf of Planning Flooding Drainage Coastal
Sent: 16 Aug 2017 11:43:41 +0100

To: Development Management@Development

Subject: RE: Planning Consultation 2017/247/AMSC

Background

This is an application to discharge conditions specified under a previous application, 2016/280/PPP, for
permission in principle for 2 dwelling houses at Mossbank.

Further information has been received regarding a single proposed house. The submitted information
does not include any SUDs drainage proposals.

Comments

To comply with the Water Framework DGirective the drainage design should include sufficient attenuation
to at least reduce flows during 1 in 10 year rainfall evenis to the level which would have occurred before
the development. Local Plan policy WD3 also requires SUBDs drainage to be used for all development.
There are a range of SUDs devices which could be specified for this site and which would meet these
attenuation requirements.

Any SUDs device using infiltration is generally required fo be at least 5m from any house or public road or
site boundary.
There are suitable locations available within the site.

During extreme rainfall events surface water flows may exceed the capacity of the drainage systems and
back up, or flow over the ground.

Flows from higher ground may also exceed the capacity of any cut off ditches or drains which may be
proposed fo protect the site.

The landseaping / ground levels on the site should therefore be designed to ensure that these potential
overland flows of water would not cause a flooding problem to the proposed or surrounding houses:- the
site levels should guide water flowing over the ground away from properties and towards a suitable place
for them {o re-enter a drainage system.

Care should be taken to ensure that progosed ground ievels to the rear of the house allow overflowing
surface water to drain around the house, without ponding against the rear wall,

Colin Smith
Planning Engineer

Shetland Islands Council | Train Shetland | Gremista | Lerwick | Shetland
Tel +44 (0)1595 744881
Email colin. smith@shetland.gov.uk

From: 'De\'félopm'ent Management@DeveEopment
Sent: 08 August 2017 09:03

Subject: Planning Cnsultation 2017/247/ASC
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Dear Sir/Madam,

Planning Ref: 2017/247/AMSC

Proposal: Application to discharge conditions 3a - 3d, as specified under approved
Planning Permission in Principle 2016/280/PPP

Address: Site 2, Strait, Mossbank, Shetland, ZE2 9RB

Applicant: Mr & Mrs Chris & Stacey Giblin

Date of Consultation: 8 August 2017

This e-mail is a formal consultation under the Town and Country Planning (Scotland) Acts. All
plans can be viewed on:

hitp://pa.shetland.gov.ukfonline-applications/

The consultation period is 14 days, but if you have any queries please contact Marion Bryant,
Support Officer on development.management@shetland gov.uk or 01595 744864.
Consultation replies should be sent to: development.managementi@shetland.gov.uk.

We appreciate that it may not always be possible to give a full response within the 14 days. If
this is the case, please email development.management@shetland.gov.uk to indicate your
continuing interest in the proposal.

if there are any problems with the e-consultation process, please get in touch.

lain McDiarmid

Executive Manager - Planning Service

Shetland Islands Council

Train Shetland, North Gremista Industirial Estate

Lerwick

ZE10LZ
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22/08/2017 r

.., Water

Sty o, Teysros toaseve Seetlarnd
Shetland Isles Council
Development Management North Gremista Ind Est .
Lerwick Development Ogperations

The Bridge

Buchanan Gate Business Park
Cumbemauld Road

Stepps

Glasgow

G336FB

ZE1 OPX

Developman

Dear Local Planner

ZE2 Shetland Mossbank Strait Site 2

PLANNING APPLICATION NUMBER: 2017/247/AMSC

OUR REFERENCE: 749181

PROPOSAL: Application to discharge conditions 3a - 3d, as specified under
approved Planning Permission in Principle 2016/280/PPP

Please quote our reference in all future correspondence
Scottish Water has no objection to this planning application; however, the applicant should
be aware that this does not confirm that the proposed development can currently be serviced

and would advise the following:

Water

« This proposed development will be fed from Eela Water Treatment Works.
Unfortunately, Scottish Water is unable to confirm capacity at this time so to allow us
to fully appraise the proposals we suggest that the applicant completes a Pre-
Development Enquiry (PDE} Form and submits it directly to Scottish Water. The
applicant can download a copy of our PDE Application Form, and other useful
guides frorn Scottish Water‘s website at the following Iink

Foul
¢ This proposed development will be fed from Udhouse Mossbank Waste Water
Treatment Works. Unfortunately, Scottish Water is unable to confirm capacity at this
lime so to allow us to fully appraise the proposals we suggest that the applicant
completes a Pre-Development Enquiry (PDE) Form and submits it directly to Scottish
Water. The applicant can download a copy of our PDE Application Form, and cther

748581 1 ocal Planper_P2 DOM Capacity Available_Applicart 09-43-43.doc
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useful guides, from Scottish Water's website at the following link

www.scottishwater.co.uk/business/connections/connecting-your-property/new-
development- ess-and-applications-forms/pre-development-application

The applicant should be aware that we are unable to reserve capacity at our water
and/or waste water treatment works for their proposed development. Once a formal
connection application is submitted to Scottish Water after full planning permission
has been granted, we will review the availability of capacity at that time and advise the
applicant accordingly.

Infrastructure close to boundary

According to our records, the development proposals may impact on existing Scottish Water
assets.

The applicant should identify any potential conflicts with Scottish Water assets and contact

our Asset Impact Team directly at service relocation@scottishwater.co.uk.

The applicant should be aware that any conflict with assets identified may be subject to
restrictions on proximity of construction.

Surface Water

For reasons of sustainability and to protect our customers from potential future sewer
flooding, Scottish Water will not normally accept any surface water connections into our
combined sewer system.

There may be limited exceptional circumstances where we would allow such a connection
for brownfield sites only, however this will require significant justification from the customer
taking account of various factors including legal, physical, and technical challenges.

In order to avoid costs and delays where a surface water discharge to our combined sewer
system is anticipated, the developer should contact Scottish Water at the earliest opportunity
with strong evidence to support the intended drainage plan prior to making a connection
request. We will assess this evidence in a robust manner and provide a decision that reflects
the best option from environmental and customer perspectives.

General_notes;

« Scottish Water asset plans can be obtained from our appointed asset plan
providers:

Site lnve
Tel:

stigation Services (UK) Lid
749181_Local Planner_P2 DOM Capacity Available_Applicant_09-43-43 doc
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Scottish Water's current minimum level of service for water pressure is 1.0 bar or
10m head at the customer’s boundary internal outlet. Any property which cannot be
adequately serviced from the available pressure may require private pumping
arrangements to be installed, subject to compliance with Water Byelaws. If the
developer wishes to enquire about Scottish Water's procedure for checking the water

pressure in the area then they should write to the Customer Connections department
at the above address.

If the connection to the public sewer and/or water main requires to be laid through
land out-with public ownership, the developer must provide eviderice of formal
approval from the affected landowner{s) by way of a deed of servitude.

Scottish Water may only vest new water or waste water infrastructure which is to be
laid through land out with public ownership where a Deed of Servitude has besn
obtained in our favour by the developer.

The developer should also be aware that Scottish Water requires land title to the area

of land where a pumping station and/or SUDS proposed to vest in Scottish Water is
constructad.

Please find all of our application forms on cur website at the foliowing link
hitps:fwww.scottishwater.co.uk/business/connections/connecting-youtr-

property/new-development-process-and-applications-forms

Next Steps:

or developments of le han 10 domestic dwellings {or non-domestic equivale
we will require a formal technical application to be submitted directly to Scottish
Water or via the ch n Licen Provider if non domestic. onge full plannin

rmission_has been nted. Please n in some instan we will require a Pre-

Development Enquiry Form to be submitted {for example rural location which are
deemed to have a significant impact on our infrastructure’ h ver we will make you

f this, i racuiced

10 or more domestic dwellings:

For developments of 10 or more domestic dwellings {or non-domestic equivalent) we
require a Pre-Development Enquiry {PDE) Form to be submitted directly to Scottish
Water prior to any formal Technical Application being submitted. This will allow us to
fully appraise the proposals.

Where it is confirmed through the PDE process that mitigation works are necessary

to support a development, the cost of these works is o be met by the developer,
749181 _Local Planner_P2 DOM Capacity Available _Applicant 09-43-43.doc
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which Scottish Water can contribute towards through Reasonable Cost Contribution
regulations.

» Non Domestic/Commercial Property:
Since the introduction of the Water Services {Scotland) Act 2005 in April 2008 the
water industry in Scotland has opened up to market competition for non-domestic
customers. All Non-domestic Household customers now require a Licensed Provider
to act on their behalf for new water and waste water connections. Further details can

be obtained at www.scotlandontap.gov.uk

» Trade Effluent Discharge from Non Dom Property:
Certain discharges from non-domestic premises may constitute a trade effluent in
terms of the Sewerage {Scotland) Act 1968. Trade effluent arises from activities
including; manufacturing, production and engineering; vehicle, plant and equipment
washing, waste and leachate management. It covers both large and small premises,
including activities such as car washing and launderettes. Activities not covered
include hotels, caravan sites or restaurants.
If you are in any doubt as to whether or not the discharge from your premises is likely
to be considered to be frade effluent, please contactus on 0800 778 0778 or email
TEQ@scottishwater.co.uk using the subject "Is this Trade Effluent?”. Discharges
that are deemed to be trade effluent need to apply separately for permission fo
discharge to the sewerage system. The forms and application guidance notes can
be found using the following link hitps://www.scoitishwater.co.uk/businessfour-
services/compliance/trade-effluent/trade-effluent-documents/trade-effluent-notice-
form-h
Trade effluent must never be discharged into surface water drainage systems as
these are solely for draining rainfall run off.
For food services establishments, Scottish Water recommends a suitably sized
grease trap is fitted within the food preparation areas so the development complies
with Standard 3.7 a) of the Building Standards Technical Handbook and for best
management and housekeeping practices to be followed which prevent food waste,
fat oil and grease from being disposed into sinks and drains.
The Waste (Scotland) Regulations which require all non-rural food businesses,
producing more than S50kg of food waste per week, to segregate that waste for
separate collection. The regulations also ban the use of food waste disposal units
that dispose of food waste to the public sewer. Further information can be found at
www.resourceefficientscofland.com

if the applicant requires any further assistance or ;nformat:on Iease contact our
Development Operatlons Central Support Team on [EE IR O ot

Yours sincerely

Angela Allison _

749181_Loce! Planner_P2 DOM Capacity Available_Applicant_09-43-43 doc
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From: Alison Foyle

Sent: 1Sep 2017 11:22:35 +0100
To: Development Management@Development
Subject: RE: Planning Consultation 2017/247/AMSC

Dear Sir/Madam,

Delting Community Council met yesterday and discussed this planning application. Members have no
objections to this application, but given the location of the site, would like knowledge of how sewage
discharges will be handled.

Yours faithfully,

Alison Foyle
Clerk
Delting Community Council.

From: development.management@shetland.gov.uk
[mailto:development.management@shetland.gov.uk]
Sent: 08 August 2017 9:03

Dear Sir/lMadam,

Planning Ref: 2017/247/AMSC

Proposal: Application to discharge conditions 3a - 3d, as specified under approved
Planning Permission in Principle 2016/280/PPP

Address: Site 2, Strait, Mossbank, Shetland, ZE2 9RB

Applicant: Mr & Mrs Chris & Stacey Giblin

Date of Consultation: 8 August 2017

This e-mail is a formal consultation under the Town and Country Planning (Scotland) Acts. All
plans can be viewed on:

http://pa.shetland.gov.uk/online-applications/

The consultation period is 14 days, but if you have any queries please contact Marion Bryant,
Support Officer on development.management@shetland.gov.uk or 01595 744864.
Consultation replies should be sent to: development.management@shetland.gov.uk.

We appreciate that it may not always be possible to give a full response within the 14 days. If
this is the case, please email development. management@shetland.gov.uk to indicate your
continuing interest in the proposal.

If there are any problems with the e-consultation process, please get in touch.

lain McDiarmid

Executive Manager - Planning Service

Shetland Islands Council

Train Shetland, North Gremista Industrial Estate

Lerwick

ZE1 0LZ
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Bryant Marion@Development Management

From: Smith Colin@Marine Planning on behalf of Planning Flooding Drainage Coastal
Sent: 29 September 2017 16:37

To: Development Management@Development

Subject: RE: Planning Re-Consultation 2017/247/AMSC

Background

This is an application to discharge conditions specified under a previous application, 2016/280/PPP, for permission in
principle for 2 dwelling houses at Mossbank.

Further information has now been received regarding a single proposed house, and this now includes a French drain
as SUDs attenuation.

Comments

To comply with the Water Framework Directive the drainage design should include sufficient attenuation to at least
reduce flows during 1 in 10 vear rainfall events to the level which would have occurred before the development. Local
Plan policy WD3 also requires SUDs drainage {o be used for all development.

The revised plan now shows a French drain providing attenuation of the piped surface water drainage, before
discharge to the watercourse east of the site.

Generally any SUDs device making use of infiltration should be at least 5m from any house or public road or site
boundary, {o ensure suitable hydraulic performance.

The location shown appears to be less than 5m from the site boundary, although in this case the French Drain would
appear likely to perform more as an atlenuation device than an infiltration device, and there is no flood risk created
below the discharge.

| consider the location shown to be acceptable.

During extreme rainfall events surface water flows may exceed the capacity of the drainage systems and back up, or
flow over the ground.

Flows from higher ground may also exceed the capacity of any cut off ditches or drains which may be proposed to
protect the site.

The landscaping / ground levels on the site should therefore be designed to ensure that these potential overland flows
of water would not cause a flooding problem to the proposed or surrounding houses:- the site levels should guide
waler flowing over the ground away from properties and towards a suitable place for them (o re-enter a drainage
system.

Care should be taken to ensure that proposed ground levels to the rear of the house allow overflowing surface water
to drain around the house, without ponding against the rear wall.

Colin Smith
Planning Engineer

Shetland Islands Council | Train Shetland | Gremista | Lerwick | Shetland
Tel +44 (0)1595 744881

Email colin.smith@shetiand gov.uk

From: Developrment Management@Development

Sent: 28 September 2017 11:34

To: Planning Flooding Drainage Coastal <Planning.Flooding.Drainage.Coastal@shetland.gov.uk>
Cc: Hunter Dale@Development Management <Dale. Hunter@shetland.gov.uk>

Subject: Planning Re-Consultation 2017/247/AMSC

Dear Sir/Madam,
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Planning Ref: 2017/247/AMSC

Proposal: Application to discharge conditions 3a - 3d, as specified under approved
Planning Permission in Principle 2016/280/PPP

Address: Site 2, 3trait, Mossbank, Shetland, ZE2 9RB
Applicant: Mr & Mrs Chris & Stacey Giblin
Date of Consultation: 28 September 2017

This e-mail is a formal consultation under the Town and Country Planning (Scotland) Acts. All plans can be
viewed on:

hitp://pa.shetland.gov.uk/online-applications/

The consultation period is 14 days, but if you have any queries please contact Marion Bryant, Support
Officer on development.management@shetiand.gov.uk or 01595 744864.

Consultation replies should be sent {o: development.management@shetland.gov.uk.

We appreciate that it may not always be possible fo give a full response within the 14 days. If this is the
case, please email development.management@shetland.qgov.uk to indicate your continuing interest in the
proposal.

If there are any problems with the e-consultation process, please get in touch.

{ain McDiarmid

txecutive Manager - Planning Service

Shetland Islands Council

Train Shetland, North Gremista Industrial Estate
Lerwick

ZE10LZ
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From: Angela Allison

Sent: Tue, 31 Oct 2017 16:27:24 +0000

Ta: Development Management({@ Development
Subjcct: FW: Planning Re-Consultation 2017/247/AMSC

Good Afternoon,

A connection to the public sewer. for foul only, is possible, however the cost and design of the connection
would rest with the applicant/developer. The applicant would be responsible for securing permission for
Crossing 31 party land and the pipework would remain private.

The applicant could submit a Pre-Development Enquiry to Scottish Water, and request a site visil to
discuss any tssues on site.

Kind regards,
Angela
Angela Allison

Technical Analyst
Scottish Water

The Bridge

Buchanan Gate Business Park
Cumbemauld Road

Stepps

Glasgow G33 6FB

Scottish Water

Trusted to serve Scofland

Please consider the environment before printing this e-mail.

From: development.management@shetland.qov.uk
[mailto:development.management@shetiand. gov.uk]
Sent: 27 October 2017 12.57

To: Planning Consultations

Subject: FW: Planning Re-Consultation 2017/247/AMSC

Dear SirfMadam,

Following discussions with the agent. supporting correspondence between the agent and the Scottish
Water Asset Planner for Shetland was submitted which can be found on our website dated 26/10/2017.
Can it be concluded from a Scottish Water perspective, and on the basis of the information submitted, that
a connection from the proposed development to the public sewer 1s not achievable?
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Planning Ref: 2017/247/AMSC

Proposal: Application to discharge conditions 3a - 3d, as specified under approved
Planning Permission in Principle 2016/280/PPP

Address: Site 2, Strait, Mossbank, Shetland, ZE2 9RB

Applicant: Mr & Mrs Chris & Stacey Giblin

Date of Consultation: 27 October 2017

This e-mail is a formal consultation under the Town and Country Planning (Scotland) Acts. All
plans can be viewed on:

http://pa.shetiand.gov.uk/online-applications/

The consultation period is 14 days, but if you have any queries please contact Marion Bryant,
Support Officer on development.management@shetland.gov.uk or 01595 744864.
Consultation replies shouid be sent to: development.management@shetland.gov.uk.

We appreciate that it may not always be possible to give a full response within the 14 days. If
this is the case, please email development.management@shetland.gov.uk to indicate your
continuing interest in the proposal.

If there are any problems with the e-consultation process, please get in touch.

lain McDiarmid

Executive Manager - Planning Service

Shetland Islands Council

Train Shetland, North Gremista Industrial Estate

Lerwick

ZE10LZ

Click here to report this sender/email as spam to the SW Managed Email Service.

Privileged/Confidential information may be contained in this Email and any files transmitted with it. If you are not the intended
recipient you should not retain, copy or use this Email for any purpose or disclose all or par of its contents to any person. If you
have received this Email in error please nolify the sender immediately and delete this Email from your system,

Opinions, conctusions and other information in this message that do not relate to the official business of Scottish Water ("SW"),
Scotlish Water Horizons Ltd {"SWH"},Scoltish Waler international Ltd ("SWI") or Scottish Water Solutions 2 Ltd ("SWS2") shall be

understood as neither given nor endorsed by them. The contents of Emails sent and received by SW, SWH, SWi and SWS2 are
manitored.

WARNING: Although SW, SWH, SWI and SWS2 have taken reasonable precautions 1o ensure no viruses or other malicious
software are present, SW, SWH, SWI| and SWS2 cannot accept responsibility for any loss or damage arising from the use of this
Email or attachments however caused. The recipient should therefore check this Email and any attachments for the presence of
viruses or other malicious software.

Scottish Water

www.scottishwater.co.uk
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Local Review Reference: 2017/247/AMSC — LR31

Section 4. Representations

Date of Local Review Body meeting 10/04/2018
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Local Review Reference: 2017/247/AMSC — LR31

Section 5. Report of Handling

Date of Local Review Body meeting 10/04/2018
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Delegated Report of Handling

Development: Application to discharge conditions 3a - 3d, as specified under
approved Planning Permission in Principle 2016/280/PPP

Location: Site 2, Strait, Mossbank, Shetland, ZE2 9RB

By: Mr & Mrs Chris & Stacey Giblin

Application Ref: 2017/247/AMSC

1.

Introduction

The application, for approval of matters specified in conditions, proposes to
discharge all parts of condition 3 attached to the Planning Permission in
Principle 2016/280/PPP in respect of part of the larger area of land at Strait,
Mossbank it concerns.

Planning Permission 2016/280/PPP was for the erection of two
dwellinghouses, and was granted after the Planning Committee resolved on
27" September 2016 that the proposal was considered to comply with the
Shetland Local Development Plan Policies GP1, GP2, GP3, H3, H5, WD2,
and TRANS3. The proposal is for the erection of a one and a half storey 3
bedroomed dwellinghouse on the northernmost of the two sites it approved.

The site features no other relevant planning history.
Statutory Development Plan Policies

Shetland Local Development Plan

GP1 - Sustainable Development

GP2 - General Requirements for All Development

GP3 - All Development: Layout and Design

H3 - All Housing Development

H5 - Siting and Design

WD2 - Waste Water

WD3 - SuDs

TRANS 3 - Access and Parking Standards

W5 - Waste Management Plans and facilities in all new developments

Safeguarding

e  SVT Features - Details: Sullom Voe Terminal COMAH Zone

o Sites with Development Potential - Sites with Development Potential:
Mossbank and Firth
Landowner: SIC

* 30km Radius Scatsta - 30km Sumburgh Scatsta: 2

e Scatsta Safeguard - Height: 90m

e Scatsta 13km Zone - Scatsta 13km Zone: 13km Consultation Zone Bird

Page | 1
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Strike Zone

+ Core Paths - Core Paths: CPPDe03

» lLandscape Character Assessment - Landscape Character
Assessment: Farmed and Settled Voes and Sounds

Consultations
Planning - Flooding Drainage Coastal was consulied on the 28 September

2017.Their comments dated 29 September 2017 can be summarised as
follows:

Background

This is an application to discharge conditions specified under a previous
application, 2016/280/PPP, for permission in principle for 2 dwelling houses at
Mossbank.

Further information has now been received regarding a single proposed
house, and this now includes a French drain as SUDs attenuation.

Comments

To comply with the Water Framework Directive the drainage design should
include sufficient attenuation to at least reduce flows during 1 in 10 year
rainfall events to the level which would have occurred before the
development. Local Plan policy WD3 also requires SUDs drainage to be used
for all development.

The revised plan now shows a French drain providing attenuation of the piped
surface water drainage, before discharge to the watercourse east of the site,

Generally any SUDs device making use of infiltration should be at least 5m
from any house or public road or site boundary, to ensure suitable hydraulic
performance.

The location shown appears to be less than 5m from the site boundary,
although in this case the French Drain would appear likely to perform more as
an attenuation device than an infiliration device, and there is no flood risk
created below the discharge.

| consider the location shown to be acceptable.

During extreme rainfall events surface water flows may exceed the capacity of
the drainage systems and back up, or flow over the ground.

Flows from higher ground may also exceed the capacity of any cut off ditches
or drains which may be proposed to protect the site.

The landscaping / ground levels on the site should therefore be designed to
ensure that these potential overland flows of water would not cause a flooding
problem to the proposed or surrounding houses:- the site levels should guide
water flowing over the ground away from properties and towards a suitable
place for them to re-enter a drainage system.

Care should be taken to ensure that proposed ground levels to the rear of the
house allow overflowing surface water to drain around the house, without
ponding against the rear wall.

Page | 2
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Planning - Flooding Drainage Coastal was consulied on the 8 August
2017.Their comments dated 16 August 2017 can be summarised as follows:

Background

This is an application to discharge conditions specified under a previous
application, 2016/280/PPP, for permission in principle for 2 dwelling houses at
Mossbank.

Further information has been received regarding a single proposed house.
The submitted information does not include any SUDs drainage proposals.

Comments

To comply with the Water Framework Directive the drainage design should
include sufficient attenuation to at least reduce flows during 1 in 10 year
rainfall events to the level which would have occurred before the
development. Local Plan policy WD3 also requires SUDs drainage to be used
for all development.

There are a range of SUDs devices which could be specified for this site and
which would meet these attenuation requirements.

Any SUDs device using infiltration is generally required to be at least 5m from
any house or public road or site boundary.
There are suitable locations available within the site.

During extreme rainfall events surface water flows may exceed the capacity of
the drainage systems and back up, or flow over the ground.

Flows from higher ground may also exceed the capacity of any cut off ditches
or drains which may be proposed to protect the site.

The landscaping / ground levels on the site should therefore be designed to
ensure that these potential overland flows of water would not cause a flooding
problem to the proposed or surrounding houses:- the site levels should guide
water flowing over the ground away from properties and towards a suitable
place for them to re-enter a drainage system.

Care should be taken to ensure that proposed ground levels to the rear of the
house allow overflowing surface water to drain around the house, without
ponding against the rear wall.

Roads Traffic was consulted on the 8 August 2017.Their comments dated 14
August 2017 can be summarised as follows:

REVISED DETAILS REQUIRED

1. The required visibility splays must be provided before any building
works start on site and must be maintained during the course of the
works and thereafter.

The applicant should show that they have control over any ground
required to provide and maintain the required visibility splays.
a. A visibility splay of 2.5 metres by 90 metres must be provided at

Page | 3
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10.

11.

12.

13.

the junction of the access with the public road. This is available

at present.
No fence, wall, bushes or other potential obstruction to visibility should
be permitted within 2 metres of the edge of the public road.
Adequate visibility splays are required to ensure that vehicles can enter
the public road safely.
The gradient of the access should not exceed 5% (slope of 1 in 20) for
at least the first 6 metres from the edge of the public road. The initial
access gradient should be no greater than 3 percent more or less than
the crossfall/ camber of the public road at the junction.
This is required to provide a safe stopping platform before entering the
public road.
The access should be surfaced in bitmac or double coat hot tar surface
dressing for at least the first 6 metres from the edge of the public road.
This is required to prevent damage to the road edge and minimise the
possibility of loose material being dragged onto the public road.
The access should be designed in order that it does not shed surface
water from the site onto the public road.
Site drainage should be designed, provided and maintained such that
no surface water from the site shall be permitted to drain or run onto
the public road or footway.
It is an offence under the Roads (Scotland) Act 1984 to allow water to
shed onto the public road as it can create a significant hazard,
particularly in winter.
The junction onto the public road shall be formed with at least 6 metre
minimum radiuses between the access and the public road edge.
This is required to prevent damage to the road edge and verges
through over-running by turning vehicles.
The access should be piped with at least a 300mm diameter culvert
with concrete headwalls provided at either end of the pipe.
This is required to protect the effectiveness of the public road drainage
infrastructure.
That length of the access crossing the public road verge or footway
must be constructed to the satisfaction of The Shetland Islands Council
Roads Service. A Road Opening Permit must be obtained from The
Shetland Islands Council Roads Service prior to carrying out any works
to form an access onto the public road.
It is illegal to carry out works within or adjacent to the public road
without first obtaining the necessary consents from the Roads
Authority. This is a separate legal process from the Planning process.
Any gate should be set back a minimum of 6 metres from the edge of
the public road. If the gate is outward opening then this distance should
be increased to at least 10 metres.
This is to allow a vehicle to stand clear of the road while the gate is
being opened.
Parking provision should be made within the site for a minimum of 3
cars.
Turning provision for cars should be made within the site in the form of
a standard hammer head or a manoeuvring space of at least 7.6
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metres by 7.6 meires in size.

The parking and turning area shown on the site plan does not meet our
requirements. The area shown has insufficient space available for 3
parking spaces and a turning area.

Adequate parking and turning within the site is required in order to
prevent safety or congestion issues being created on the public road in
the vicinity of the development.

Delting Community Council Clerk was consulted on the 8 August 2017.Their
comments dated 1 September 2017 can be summarised as follows:

Delting Community Council met yesterday and discussed this planning
application. Members have no objections to this application, but given the
location of the site, would like knowledge of how sewage discharges will be
handled.

Scottish Water Customer Connections was consulted on the 8 August
2017.Their comments dated 22 August 2017 can be summarised as follows:

Scottish Water has no objection to this planning application; however, the
applicant should be aware that this does not confirm that the proposed
development can currently be serviced and would advise the following:

Water

This proposed development will be fed from Eela Water Treatment Works.
Unfortunately, Scottish Water is unable to confirm capacity at this time so to
allow us to fully appraise the proposals we suggest that the applicant
completes a Pre-Development Enquiry (PDE) Form and submits it directly to
Scottish Water. The applicant can download a copy of our PDE Application
Form, and other useful guides, from Scottish Water's website at the following
link

www.scottishwater.co.uk/business/connections/connecting-your-
property/newdevelopment-
process-and-applications-forms/pre-development-application

Foul

This proposed development will be fed from Udhouse Mossbhank Waste
Water Treatment Works. Unfortunately, Scottish Water is unable to confirm
capacity at this time so to allow us to fully appraise the proposals we suggest
that the applicant completes a Pre-Development Enquiry (PDE) Form and
submits it directly to Scottish Water. The applicant can download a copy of
our PDE Application Form, and other 749181 Local Planner_ P2 DOM
Capacity Available_Applicant_09-43-43.doc

Development Operations, The Bridge, Buchanan Gate Business Park,
Cumbernauld Road, Stepps, Glasgow, G33 6FB, Development Operations,
Freephone Number - 0800 3890379, E-Mail -
DevelopmentOperations@scottishwater.co.uk, www.scottishwater.co.uk
useful guides, from Scottish Water's website at the following link
www.scottishwater.co.uk/business/connections/connecting-your-
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property/newdevelopment-
process-and-applications-forms/pre-development-application

The applicant should be aware that we are unable to reserve capacity at our
water, and/or waste water treatment works for their proposed development.
Once a formal, connection application is submitted to Scottish Water after full
planning permission, has been granted, we will review the availability of
capacity at that time and advise the, applicant accordingly.

Infrastructure close to boundary

According to our records, the development proposals may impact on existing
Scottish Water, assets.

The applicant should identify any potential conflicts with Scottish Water assets
and contact, our Asset Impact Team directly at
service.relocation@scottishwater.co.uk.

The applicant should be aware that any conflict with assets identified may be
subject to restrictions on proximity of construction.

Surface Water

For reascons of sustainability and to protect our customers from potential
future sewer flooding, Scottish Water will not normally accept any surface
water connections into our combined sewer system.

There may be limited exceptional circumstances where we would allow such a
connection for brownfield sites only, however this will require significant
justification from the customer taking account of various factors including
legal, physical, and technical challenges.

In order to avoid costs and delays where a surface water discharge to our
combined sewer system is anticipated, the developer should contact Scottish
Water at the earliest opportunity with strong evidence to support the intended
drainage plan prior to making a connection request. We will assess this
evidence in a robust manner and provide a decision that reflects the best
option from environmental and customer perspectives.

General notes:

Scottish Water asset plans can be obtained from our appointed asset plan
providers: Site Investigation Services (UK) Ltd, Tel: 0333 123 1223, Email:
sw@sisplan.co.uk, www.sisplan.co.uk, 749181 Local Planner P2 DOM
Capacity Available_Applicant_09-43-43.doc

Scottish Water's current minimum level of service for water pressure is 1.0
bar or 10m head at the customer's boundary internal outlet. Any property
which cannot be adequately serviced from the available pressure may require
private pumping arrangements to be installed, subject to compliance with
Water Byelaws. If the developer wishes to enquire about Scottish Water's
procedure for checking the water pressure in the area then they should write
to the Customer Connections department at the above address.

if the connection to the public sewer and/or water main requires to be laid
through land out-with public ownership, the developer must provide evidence
of formal approval from the affected landowner(s) by way of a deed of
servitude.

Scottish Water may only vest new water or waste water infrastructure which
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is to be laid through land out with public ownership where a Deed of Servitude
has been obtained in our favour by the developer.

The developer should also be aware that Scottish Water requires land title to
the area of land where a pumping station and/or SUDS proposed to vest in
Scottish Water is constructed.

Please find all of our application forms on our website at the following link
hitps://www.scottishwater.co.uk/business/connections/connecting-
yourpropery/new-development-process-and-applications-forms

Next Steps:

Single Property/Less than 10 dwellings

For developments of less than 10 domestic dwellings (or non-domestic
equivalent) we will require a formal technical application to be submitted
directly to Scottish Water or via the chosen Licensed Provider if non domestic,
once full planning permission has been granted. Please note in some
instances we will require a Pre-Development Enquiry Form to be submitted
(for example rural location which are deemed to have a significant impact on
our infrastructure} however we will make you aware of this if required.

Scottish Water Customer Connections was consulted on the 27 October
2017 . Their comments dated 31 October 2017 can be summarised as follows:

A connection to the public sewer, for foul only, is possible, however the cost
and design of the connection would rest with the applicant/developer. The
applicant would be responsible for securing permission for crossing 3rd party
land and the pipework would remain private.

The applicant could submit a Pre-Development Enquiry to Scottish Water, and
request a site visit to discuss any issues on site.

Scottish Water Customer Connections was consuited on the .Their comments
dated 15 November 2017 can be summarised as follows:

Scottish Water has no objection to this planning application; however, the
applicant should be aware that this does not confirm that the proposed
development can currently be serviced and would advise the following:

Water

e This proposed development will be fed from Eela Water Treatment
Works. Unfortunately, Scottish Water is unable to confirm capacity at
this time so to allow us to fully appraise the proposals we suggest that
the applicant completes a Pre- Development Enquiry (PDE) Form and
submits it directly to Scottish Water. The applicant can download a
copy of our PDE Application Form, and other useful guides, from
Scottish Water's website at the following link

¢ www.scottishwater.co.uk/business/connections/connecting-your-
property/new-development-process-and-applications-forms/pre-
development-application
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Foul

e This proposed development will be fed from Udhouse Mossbank Waste
Water Treatment Works. Unfortunately, Scottish Water is unable to
confirm capacity at this time so to allow us to fully appraise the
proposals we suggest that the applicant completes a Pre-Development
Enquiry (PDE) Form and submits it directly to Scottish Water. The
applicant can download a copy of our PDE Application Form, and other

Asset planner's commentis; The public sewer does not extend to the
development site which is approx 100m from the nearest sewer. Should you
wish to connect to the public sewer, you may do so but at your own expense.
Should you wish those sections of connecting pipework out-with the curtilage
of the new property, to be vested with Scottish Water (SW) you would need to
design to our adoptable standard. You would need to make an approach via
the Development Operations team and you would need to obtain a Deed of
Servitude from third-party landowners to permit Scottish Water access to
maintain the adopted sewer. Scottish Water will only accept foul flows from
this development. If the flowscan only be achieved by pumping, the cheapest
option would be to install a small package pump and locate within the
curtilage of the property. The pump would remain private.

The applicant should be aware that we are unable to reserve capacity at our
water and/or waste water treatment works for their proposed development.
Once a formal connection application is submitted to Scottish Water after full
planning permission has been granted, we will review the availability of
capacity at that time and advise the applicant accordingly.

Infrastructure close to boundary
According to our records, the development proposals may impact on existing
Scottish Water assets.

The applicant should identify any potential conflicts with Scottish Water assets
and contact our Asset Impact Team directly at
service.relocation@scottishwater.co.uk.

The applicant should be aware that any conflict with assets identified may be
subject to restrictions on proximity of construction.

Surface Water

For reasons of sustainability and to protect our customers from potential
future sewer flooding, Scottish Water will not normally accept any surface
water connections into our combined sewer system.

There may be limited exceptional circumstances where we would allow such a
connection for brownfield sites only, however this will require significant
justification from the customer taking account of various factors including
legal, physical, and technical challenges.

In order to avoid costs and delays where a surface water discharge to our
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combined sewer system is anticipated, the developer should contact Scottish

Water at the earliest opportunity with strong evidence to support the intended

drainage plan prior to making a connection request. We will assess this

evidence in a robust manner and provide a decision that reflects the best

option from environmental and customer perspectives.

General notes:

* Scottish Water asset plans can be obtained from our appointed asset

plan providers: Site Investigation Services (UK) Litd Tel: 0333 123
1223, Email: sw@sisplan.co.uk www.sisplan.co.uk

* Scottish Water's current minimum level of service for water pressure is
1.0 bar or 10m head at the customer's boundary internal outlet. Any
property which cannot be adequately serviced from the available
pressure may require private pumping arrangements to be installed,
subject to compliance with Water Byelaws. If the developer wishes to
enquire about Scottish Water's procedure for checking the water
pressure in the area then they should write to the Customer
Connections department at the above address.

* [f the connection to the public sewer and/or water main requires to be
laid through land out-with public ownership, the developer must provide
evidence of formal approval from the affected [andowner(s} by way of a
deed of servitude.

» Scottish Water may only vest new water or waste water infrastructure
which is to be laid through land out with public ownership where a
Deed of Servitude has been obtained in our favour by the developer.

* The developer should also be aware that Scottish Water requires land
title to the area of land where a pumping station and/or SUDS
proposed to vest in Scottish Water is constructed.

* Please find all of our application forms on our website at the following
link https://www.scottishwater.co.uk/business/connections/connecting-
your- property/new-development-process-and-applications-forms

Next Steps:
0 Single Property/Less than 10 dwellings

For developments of less than 10 domestic dwellings (or non-domestic
equivalent) we will require a formal technical application to be submitted
directly to Scottish Water or via the chosen Licensed Provider if non domestic,
once full planning permission has been granted. Please note in some
instances we will require a Pre- Development Enquiry Form to be submitted
(for example rural location which are deemed to have a significant impact on
our infrastructure) however we will make you aware of this if required.
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Statutory Advertisements
The application was advertised in the Shetland Times on 11.08.2017
A site notice was not required to be posted.

Representations

None.
Report

Section 25 of the Town and Country Planning (Scotland) Act 1997 (as
amended) states that:

Where, in making any determination under the Planning Acts, regard is to be
had to the development plan, the determination is, unless material
considerations indicafe otherwise to be made in accordance with that plan.

There are statutory Development Plan Policies against which this application
has to be assessed and these are listed at paragraph 2 above. The
determining issues to be considered are whether the proposal complies with
Development Plan Policy, or there are any other material considerations
which would warrant the setting aside of Development Plan Policy.

The principle of the use of the site and neighbouring site to the south for two
dwellings was established in application 2016/280/PPP and as such the
proposal complies with Shetland Local Development Plan 2014 (SLDP) Policy
H3.

SLDP Policies H5 and GP3 requires development to be appropriately sited
and designed. The application for the planning permission in principle was of
a size to accommodate two dwellinghouses. The proposal, the subject of this
report is located in the northern half of the planning permission in principle
application site and it is considered that the proposal will not sterilise future
development of another dwelling within the site boundary of the planning
permission in principle, and therefore the proposal complies with SLDP Policy
GP1. The proposed dwelling is sited appropriately within its plot, in a location
which will not have adverse impacts on the neighbouring dwellings or breach
any building lines. The proposed design is one and a half stories in height
while other dwellings in the area are generally between one storey and two
storeys in height. The proposed natural larch cladding will weather to a silvery
grey colour and this will not appear prominent within the established character
of the area. A large atrium protrusion on the front elevation of the dwelling will
face over the public road and, while it will appear prominent within central
Mossbank, it will not appear dominant given its separation distance from the
public road and the muted colour choices for the proposed dwelling. The
proposal complies with SLDP Policies GP3 and H5.
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Concerns were raised within the consultation response from the Roads
Service regarding the parking and turning provisions as shown on the
originally submitted site plan. Following discussions with the agent, an
amended site plan (the subject of this report) was submitted which resclved
those concerns. The consultation from the Roads Service included a number
of conditions which it recommended should be applied to an approval to
ensure safe access and appropriate parking. Subject to these conditions, the
proposal satisfies SLDP Policy TRANS3,

The application proposes the installation of a bio plant treatment tank to the
south east of the proposed dwelling to deal with foul water, the discharges
from which would then enter an unnamed watercourse via a partial soakaway
which is also proposed to provide SUDS for the site. SLDP Policy WD2
requires developments which are in settlements that have access to a public
sewer to connect to that infrastructure. The planning permission in principle
(as applied for and granted) proposed that foul drainage from the 2 no.
dwellinghouses would be to the public sewer. It was identified during the
Pianning Committee’s consideration of the application that for the proposal fo
go ahead it was possible that the developer would have to pump sewerage.
This wastewater aspect of the proposal was raised with the agent for the
application, and after extensive discussions and requests no amendment has
been submitted to make provision for an eventual connection to the public
sewer. The agent indicated that they intended on making a case for which the
provision of the development plan policies could be set aside.

The information submitted includes a SEPA CAR licence that authorises the
discharge of sewage effluent by the means proposed, subject to conditions
restricting the number of people to be served by the treatment system to a
maximum of 7, as well as the ammoniacal nitrogen content of the treated
effluent, and requiring that the treatment system is operated in accordance
with the manufacturer's or designer’'s recommendations and in any event
maintained in good working order. The licence also requires that other than as
specifically permitted or limited by condition as to the content, the discharge
shall not have a significant adverse impact on, or cause pollution of the water
environment.

The agent has submitted that for the 100 metre length of pipe required to
connect the proposed dwelling to the public sewer, the applicant found it less
expensive to install the private foul water treatment than to connect to the
nearby public sewer, and therefore has determined that while the application
may be contrary to SLDP Policy WD2, they wish the application to be
determined on the basis of the information that has been submitted.

While the cost of proposed development and individual financial implications
of a development are not a material consideration in the determination of an
application, the wider economic viability of development is. It is noted that a
recent development proposal to the south of the application site for the
erection of a five bedroomed dwellinghouse (2017/292/PPF) on land to the
west of ‘The Pund’ was granted planning permission on 19t November 2017
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with its having a connection to the public sewer proposed which is 168 metres
from the dwellinghouse it approved. Scottish Water have confirmed that a
connection to the public sewer, for foul only, is possible, however the cost and
design of the connection is something that would rest with the developer. This
is standard practice for connections of the type. It is considered that in terms
of economic viability, the evidence of other proposed development closeby
points to requirements for the provision of the connection to the public sewer
do not adversely affect economic viability of development in the area
generally.

The development is contrary to SL.DP Policy WD2. No material information
has been submitted with the application which would allow the provisions of
the development plan to be set aside.

The initial proposal did not include any SUDS, and this was raised as a
concern within the Council's Planning Engineer's consultation response. After
discussions with the agent for the application, an amended site plan was
provided which included appropriate SUDS and the Planning Engineer
provided an updated consultation response which confirmed the acceptability
of the proposed SUDS. Subject to conditions the proposal satisfies the
requirements of SLDP Policy WD3.

The proposal as submitted also relied upon excavations taking place outside
of the application site, within the adjacent site to the south also approved
under the planning permission in principle. As this other site did not have an
approval under either an application for approval of matters specified in
conditions or full permission to create the slope that was shown would tie in
with the proposed slope in the application site, the fact that the proposed
development works under the application should confine themselves to being
within the red line application boundary was taken up with the agent. As a
result a revised section drawing was submitted showing the creation of a
steeper angled slope wholly within the application site.

The proposed site is considered to be sufficiently separated from the
neighbouring properties that there will not be adverse privacy, overlooking,
loss of daylight or overshadowing impacts and the proposed development
complies with SLDP Policy GP2.

In conclusion, albeit the application does provide details that meet with
requirements of condition 3 parts a) — d) of the planning permission in
principle (2016/280/PPP), the proposal to deal with foul drainage by a means
other than a piped connection to the public sewer (which would require a
separate planning application) departs from the ambit of the planning
permission in principle granted, and the flow attention measure within the site
to control both the flow of treated effluent and surface water from the site prior
discharge to the watercourse as proposed is unacceptable under its terms.
The details as submitted will result in development that does not comply with
Shetland Local Development Plan 2014 Policy WD2.
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10.

1.

Recommendation
Application refused

Reasons for Council’s decision:

Albeit the application does provide details that meet with requirements of
condition 3 parts a) — d) of the planning permission in principle
(2016/280/PPP), the proposal to deal with foul drainage by a means other
than a piped connection to the public sewer (which would require a separate
planning application) departs from the ambit of the planning permission in
principle granted, and the flow attention measure within the site to control both
the flow of treated effluent and surface water from the site prior discharge to
the watercourse as proposed is unacceptable under its terms. The details as
submitted will result in development that does not comply with Shetland Local

Development Plan 2014 Policy WD2.
List of refused plans:

Ground Floor Plan PLO1 B
First Floor Plan PLOZ A
Elevations PL04 A
Section Plan PLO5 B

Site Plan PL0O8 C

Site Plan PLO2 D

Location Plan PL10 A

Further Notifications Required
None.
Background Information Considered

Pianning Permission File 2016/280/PPP
Planning Permission File 2017/292/PPF

23.11.2017
23.11.2017
23.11.2017
22.01.2018
23.11.2017
23.11.2017
23.11.2017

2017/247/AMSC_Delegated_Report_of Handling.doc
Officer: Dale Hunter
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Local Review Reference: 2017/247/AMSC — LR31

Section 6. Decision Notice

Date of Local Review Body meeting 10/04/2018
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SHETLAND ISLANDS COUNCIL

Town and Country Planning (Scotland) Acts

With reference to the application for Planning Permission (described below) under the above Acts, the Shetland Islands
Council in exercise of these powers hereby REFUSE Planning Permission for the development in accordance with the
particulars given in, and the plans accompanying the application as are identified subject to the reasons specified below.

Applicant

Mr & Mrs Chris & Stacey Giblin
Castle House

Fairways Business Park
Inverness

Scotland

IV2 6AA

Development

l.ocation

Agent

Andrew Mowat

Castle House

Fairways Business Park
Inverness

Scotland

V2 BAA

Application to discharge conditions 3a - 3d, as specified under

approved Planning Permission in Principle 2016/280/PPP

Application No.  2017/247/AMSC

Details of Refused Plans and Drawings:

Ground Floor Plan Drawing No. PLO1
Stamped Received 23.11.2017
First Floor Plan Drawing No. PL02
Stamped Received 23.11.201
Elevations Drawing No. PL0O4
Stamped Received 23.11.2017
Site Plan Drawing No. PL08
Stamped Received 23.11.2017
Site Plan Drawing No. PL0O9
Stamped Received 23.11.2017
Location Plan Drawing No. PL10
Stamped Received 23.11.2017
Section Plan Drawing No. PL05
Stamped Received 22.01.2018
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IMPORTANT INFORMATION

If you are aggrieved by the decision of the planning authority to refuse permission for or approval
required by a condition in respect of the proposed development, you may require the planning
authority to review the case under section 43A of the Town and Country Planning (Scotland} Act
1997 within 3 months from the date of this notice. The notice of review should be addressed to:
Shetland Islands Council, Planning, Development Services Department, 8 North Ness Business
Park, Lerwick, Shetland, ZE1 OLZ. The necessary form can be obtained upon request from the same
address.

If permission fo develop land is refused or granted subject to conditions and the owner of the land
claims that the land has become incapable of reasonably beneficial use in its existing state and
cannot be rendered capable or reasonably beneficial use by the carrying out of any development
which has been or would he permitied, the owner of the land may serve on the planning authority a
purchase notice requiring the purchase of the owner of the land’s interest in the land in accordance
with Part 5 of the Town and Country Planning (Scotiand} Act 1997.
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Reasons for Council’s decision:

Albeit the application does provide details that meet with requirements of condition 3
parts a) — d) of the planning permission in principle (2016/280/PPP), the proposal to
deal with foul drainage by a means other than a piped connection fo the public sewer
(which would require a separate planning application) departs from the ambit of the
planning permission in principle granted, and the flow attention measure within the site
to control both the flow of treated effluent and surface water from the site prior
discharge to the watercourse as proposed is unacceptable under its terms. The details
as submitted will result in development that does not comply with Shetland Local
Development Plan 2014 Policy WD2.

29 January 2018

6 DA

Executive Manager - Planning
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Local Review Reference: 2017/247/AMSC — LR31

Section 7. Notice of Review

Date of Local Review Body meeting 10/04/2018
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From: Andrew Mowat

Sent: Mon, 5 Feb 2018 14:26:23 +0000

To: Development Management(@ Development

Subject: K 170215 Giblin - PL Appeal (Ref: 2017/247/AMSC)

Attachments: F170215-PL04a (Elevations).pdf, F1702135-PL05h (Site Sections).pdf, F170215-

PLOSc (Site Plan 500).pdf, F170215-PL09d (Site Plan).pdf, F170215-PL10a (Location Plan).pdf,
K170215-PL 08 (Appeal).pdl, SEPA Registration.pdf, SUDS Compliant Correspondence.pdf, SW Asset
Planner Correspondence.pdf, K170215-PL 09 (Appeal Letter).pdf, K170215-PL 09 (Appeal
Application).pdf, 247 Decision Notice.pdf, 247 Planning_Permission.pdf, 247 _AMSC-REPORT-
240739.pdf, 2016_280 PPP-DECISION_NOTICE-191197.pdf, 170726sgiwe01 - Mossbank Summary
Report FIN.PDF, F170215-PLO1b (Ground Floor Plan).pdf, F170215-PL02a (First Floor Plan).pdf

Good afternoon,

Please find attached appeal application and supporting information, for the relusal to application
2017/247/AMSC.

Hopefully that is all the information required, however please get in touch for anything further.

Thanks,

PTARMIGAN

Andrew Mowat
Architectural Technician

Ptarmizan Homes Lid | Castle Howse Fatrwass Business Parh Insverpess 1IV2 0400 | BB
Company regisfered in scotland (203933271 1 VAT 264 1532 43
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Notice of Review

FOR OFFICIAL USE ONLY
Ref No:

Shetland Islands Council Date of Receipt:

NOTICE OF REVIEW

UNDER SECTION 43A(8) OF THE TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 1597 (AS AMENDED)
IN RESPECT OF DECISIONS ON LOCAL DEVELOPMENTS

THE TOWN AND COUNTRY PLANNING (SCHEMES OF DELEGATION AND LOCAL REVIEW PROCEDURE)
(SCOTLAND) REGULATIONS 2013

THE TOWN AND COUNTRY PLANNING (APPEALS) (SCOTLAND) REGULATIONS 2013

IMPORTANT: Please read and follow the guidance notes provided when completing this form.
This form is only to be used in respect of decisions on proposals in the local development
cateqory. Failure to supply all the relevant information could invalidate your notice of review.

Use BLOCK CAPITALS if completing in manuscript

1. Applicant{s) 2. Agent (if any)
Name [ Mr Chris & Mrs Stacey Giblin | Name | Ptarmigan Homes
Address | C/O Ptarmigan Homes Address Castlle House
Castle House Fairways Business Park
Fairways Business Park Inverness
Inverness V2 6AA
Postcode [ IV2 BAA Postcode
Contact Telephone 1 Contact Telephone 1 —:
Contact Telephone 2 Contact Telephone 2
Fax No Fax No

Email | | emar

Mark this box to confirm all contact should be
through this representative: E]

Yes No
* Do you agree to correspondence regarding your review being sent by e-mail? D

Page 10f4
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Notice of Review

3. Application Details

Planning authority's application reference number | 2017/247/1AMSC |
Site address Site 2, Strait, Mossbank, Sheltand, ZE2 9RB

Description of proposed Erection of 1.5 storey dwelling house with attached double garage
development

Date of application | 25/07/2017 | Date of decision (if any) | 24/01/2018 |

Note. This notice must be served on the planning authority within three months of the date of the decision
natice or from the date of expiry of the pericd allowed for determining the application.

4. Nature of application

1. Application for planning permission {including householder application)

2. Application for planning permission in principle

3. Further application {including development that has not yet commenced and where a time limit
has been imposed; renewal of planning permission; and/or modification, variation or removal of
a planning condition)

4. Application for approval of matters specified in conditions

X 0O 0]

5. Reasons for seeking review
1. Refusal of application by appointed officer
2. Failure by appointed officer to determine the application within the period allowed for

determination of the application
3. Conditions imposed on consent by appointed officer

OOX

6. Review procedure

The Shetland Islands Council Planning Local Review Body will determine your review by the holding of
one or more public hearing sessions.

In the event that the Local Review Body decides to inspect the review site during the determination of
your review, in your apinion:

Yes No
1. Can the site be viewed entirely from public land? ]
2 Is it possible for the site to be accessed safely, and without barriers to entry? ‘:]

If there are reasons why you think the Local Review Body would be unable to undertake an
unaccompanied site inspection, please explain here:

Page 2 of 4
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Nolice of Review

7. Statement of Grounds of Review

You must state, in full, why you are seeking a review on your application. Your statement must set out all
matters you consider require to be taken into account in determining your review. Note: you may not
have a further opportunity fo add to vour statement of review at a later date. [t is therefore essential that
you submit with your notice of review, all necessary information and evidence that you rely on and wish
the Shetland 1slands Council Planning Local Review Body to consider as part of your review,

If the Local Review Body issues a notice requesting further information from any other person or bedy,
you will have a period of 14 days in which to comment on any additional matter which has been raised by
that person or body.

State here the reasons for your notice of review and all matters you wish to raise. If necessary, this can
be continued or provided in full in a separate document. You may also submit additional documentation
with this form.

The site is out with what is considered by SEPA and Scottish Water (SW) to be the “sewered area”.
Shetland Councii {(SC) appears to have its own description of “sewered area” and it doesn't match with
the Government allocated regulators.

Additional information outlined within attached letter.

8. New Matters

Have you raised any matters which were not befare the appointed officer at the time the Yes No
determination on your application was made? I___l

If yes, you should explain in the box below, why you are raising new material, why it was not raised with
the appointed officer before your application was determined and why you consider it should now be
considered in your review.

Page 3of4
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Notice of Review
9. List of documents and evidence

Please provide a list of all supporting documents, materials and evidence which you wish to submit with
your notice of review and intend to rely on in support of your review.

247 Decision Notice 247 Planning_Permission

247 AMSC-Report of Handling 2016_280_PPP- DECISION_NOTICE-191197
170726sgiwc01 - Mossbank Summary Report FIN

F170215-PL0O1b (Ground Floor Plan) F170215-PL02a (First Floor Plan)
F170215-P1.04a (Elevations) F170215-PLO5Sb (Site Sections)
F170215-PLO8c (Site Plan 500) F170215-PLOSd (Site Plan)

F170215-PL10a (Location Plan) K170215-PL 08 {Appeal Letter)

SEPA Registration SUDS Compliant Correspondence

SW Asset Planner Correspondence

Note. The planning authority will make a copy of the notice of review, the review documents and any
hotice of the procedure of the review available for inspection at an office of the planning authority until
such time as the review is determined. It may also be available on the planning authority website.

10. Checklist

Please mark the appropriate boxes fo confirm you have provided all supporting documents and evidence
relevant to your review:

Full completion of all parts of this form
g] Statement of your reasons for requiring a review
E] All documents, materials and evidence which you intend fo rely on (e.g. plans and drawings

or other documents) which are now the subject of this review.

Note. Where the review relates to a further application e.g. renewal of planning permission or
modification, variation or removal of a planning condition or where it relates to an application for approval
of matters specified in conditions, it is advisable fo provide the application reference number, approved
plans and decision notice from that earlier consent.

Declaration

| the applicant/fagent [delete as appropriate] hereby serve notice on the planning authority to
review the application as set out on this form and in the supporting documents,

Signed Date

05/02/2018

Please send this completed form to:
Shetland Islands Council Planning Local Review Body, c/o Planning, Development Services Department,
c/o Train Shetland, North Gremista Industrial Estate, Lerwick, Shefland, ZE1 OPX.

Telephone:01595 744293 e-mail:development.management@shetland.gov.uk Visit:www shetland.gov.uk

Page 4 of 4

-99-




YOUR REF
CUR REF
DATE

FAD

PROJECT
ADDRESS

PTARMIGAN

I T B S
R

2017/247/AMSC
K170215
05 February 2018

Castle House

Fairways Business Park
Development Services Inverness, IV2 BAA
Shetland Council
8 North Ness Business Park
Lerwick, Shetland, ZE1 OLZ

Case Officer

APPEAL FOR APPLICATION TO DISCHARGE CONDITIONS 3a — 3d AMSC (REF: 2016/280/PPP)
SITE 2, STRAIT, MOSSBANK, SHETLAND, ZE

Supporting statement autlining matters we consider to be taken into account in determining the appeal:

The site is out with what is considered by SEPA and Scottish Water {SW) to be the “sewered area”. Shetland
Council {SC) appears to have its own description of “sewered area” and it doesn’t match with the
Government allocated regulators (Approval documentation/ correspondence has been attached with this
application).

Although the outline planning permission contained a condition to connect to mains sewer, the Client was
advised it was considerably closer to the site, therefore it is unfair that SC can sell sites that aren’t accessible
to a local sewer without a cost prohibitive pump,

A mains connection option was considered once SC outlined the requirement, however after cost analysis
the whole project became financially unviable, due to the requirement of a pumping package, 100m of
adaptable standard pipework and potential costs for Deeds of Servitude from third party landowners.

Our Client is always willing to work with SC and although SUDS is not a requirement for single houses, SC
local policies requested it, where the drawings & specification were revised to comply. They are a young
family trying to build an affordable house, which weuld support the housing shortage within Shetland and
enhance the area, contributing to the regeneration.

We look forward to receiving your response and in-the-mean-time, please feel free to contact us for any
further information

Yours sincerely,

Andrew viowa
Architectural Technician

L8y RA T O (2EH
Prarmigan Homes Ltd | Company registzred in Scotland (SC393327) | VAT 260 1532 43 | Director: MA Eoy 111
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SHETLAND ISLANDS COUNCIL

Town and Country Planning (Scotland} Acts

With reference fo the application for Planning Permission (described below)} under the above Acts, the Shetland Islands
Council in exercise of these powers hereby REFUSE Planning Permission for the development in accordance with the
particulars given in, and the plans accompanying the application as are identified subject to the reasons specified below.

Applicant

Mr & Mrs Chris & Stacey Giblin
Castle House

Fairways Business Park
Inverness

Scotland

V2 BAA

Development

Location

Agent

Andrew Mowat

Castle House

Fairways Business Park
Inverness

Scotland

V2 6AA

Application to discharge conditions 3a - 3d, as specified under

approved Planning Permission in Principle 2016/280/PPP

Application No. 2017/247/AMSC

Details of Refused Plans and Drawings:

Ground Floor Plan Drawing No. PLO1
Stamped Received 23.11.2017
First Floor Plan Drawing No. PL02
Stamped Received 23.11.201
Elevations Drawing No. PL04
Stamped Received 23.11.2017
Site Plan Drawing No. PL08
Stamped Received 23.11.2017
Site Plan Drawing No. PL09
Stamped Received 23.11.2017
Location Plan Drawing No. PL10
Stamped Received 23.11.2017
Section Plan Drawing No. PL05
Stamped Received 22.01.2018

-101 -
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IMPORTANT INFORMATION

If you are aggrieved by the decision of the planning autherity to refuse permission for or approval
required by a condition in respect of the proposed development, you may require the planning
authority to review the case under section 43A of the Town and Country Planning (Scotland) Act
1997 within 3 months from the date of this notice. The notice of review should be addressed to:
Shetland Islands Council, Planning, Development Services Department, 8 North Ness Business
Park, Lerwick, Shetland, ZE1 0LZ. The necessary form can be obtained upon request from the same
address.

If permission to develop land is refused or granted subject to conditions and the owner of the land
claims that the land has become incapable of reasonably beneficial use in its existing state and
cannot be rendered capable or reasonably beneficial use by the carrying out of any development
which has been or would be permitted, the owner of the land may serve on the planning authority a
purchase notice requiring the purchase of the owner of the land’s interest in the land in accordance
with Part 5 of the Town and Country Planning (Scotland) Act 1997.

-102 -



Reasons for Council’s decision:

Albeit the application does provide details that meet with requirements of condition 3
parts a) — d) of the planning permission in principle (2016/280/PPP), the proposal to
deal with foul drainage by a means other than a piped connection to the public sewer
(which would require a separate planning application) departs from the ambit of the
planning permission in principle granted, and the flow attention measure within the site
to control both the flow of treated effluent and surface water from the site prior
discharge to the watercourse as proposed is unacceptable under its terms. The details
as submitted will result in development that does not comply with Shetland Local
Development Plan 2014 Policy WD2.

29 January 2018

b D

Executive Manager - Planning
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Train Shetland North Gremista Induslrial Estate Lerwick Shettang ZE1 OPX Tel: 01595 744293 Email:
planning.controlf@shetland.gov.uk

Applications cannol be validated until al! the necessary documentation has been submitted and the required fee has been paid.
Thank you for compleling this application form:
ONLINE REFERENCE 100060757-001

The oniine reference is the unique reference for your online form only. The Planning Authority will ailocate an Application Number when
your form is validated. Please quote this reference if you need to contact the planning Authority about this application.

Type of Application

What is this appiication for? Please select one of the following: *

i:] Application for planning permission (including changes of use and surface mineral working).
D Application for planning permission in principle.
D Further application, (including renawal of planning permission, modification, variation or removal of a planning condition etc)

Appiication for Approval of Matters specified in conditions.

Please give the application reference no. of the previcus application and date whan permission was granted.

Application Reference No: * 2016/280/PPP

Date (dd/mmiyyyy): * 03/10/2016

Description of Proposal

Please describe the proposal including any change of use: * (Max 500 characters)

Erection of a 1.5 storey dwelling house with attachad double garage

Is this a lamporary permission? * D Yes Ne

if a change of use is to be inctuded in the proposal has it already laken place? D Yes No
{Answer ‘No' if there is no change of use.) "

Has the work already been starled and/or completed? *

No D Yes - Started D Yes - Completed

Applicant or Agent Details

Are you an applicant or an agent? * (An agent is an architect, consultant or someone else acting
on hahalf of the applicant in connection with Lhis application) C‘ Applicant Agenl

Fc:gc Tuf s
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Agent Details

Plzase snler Agsni details

Company/Organisation:

Ptarmigan Homes

Ref. Numker:

First Name: *

Andrzw

Building Nams:

Last Name: *

KMowat

Telephone Number. <

Address 1
(Strzet): *

Extension Number:

Address 2

Mobile Number:

TowrdCily:

Fax Number:

Country:

Email Address: *

Poslcode; *

You musl enter a Building Name or Number, or both: *

Building Number;

Lottand Street

INVErness

Scotland

V1 1PA

is the applicant an individual or an organisation/corporate entity? *

Individual B Crganisation/Corporate entity

Applicant Details

Plzase enler Applicant delails

Building Name:

Building Mumber:

Title: Other

Other Tille: Er & Mrs

First Name: * Chris & Stacey
Last Name: * Giblin

Address 1
{Steeet): *

Company/Crganisation

CtO Plarmigan Homes Lid

Adcress 2

Telephone Number: *

Town/Cily: *

Extension Number:

Country: ©

Mobile Number:

Postcode; *

Fax Numbzr:

You must enter a Builcing Neme or Number, or both: *

Lotland Siraet

[nwerness

Scolland

V1 1PA

Email Address: *

-105 -
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Site Address Details

Planning Authority; Shetland Islands Council

Full postal address of lhe site (inchuding poastcade whare available);

Address 1.

Address 2:

Addrass 3;

Address 4

Address 5:

TownriCity/Settlement:

Post Code:

Please idenlify/describe he location of the sits or sitss

Northing 1475559 Easling 444993

Pre-Application Discussion

Have you discussed your proposal with the planning authority? * D Yes No
Site Area

Pleases slale the site area: 0.1

Pleass siate the measuremenl iype ussd: Hectarss (ha) D Sguare Melres (sg.m)

Existing Use

Pleass describe the current or most recert use: * (Max 500 characiers)

Buiding plot with oulline planning

Access and Parking

Are you proposing a new altered vehicle access o or from a public road? * Yes D No

if Yes please deseribe and show on your drawings the position of any existing. Altered or new aceass points, highlightirg the changes
you propose lo make. You should also show existing foolpaths and note if there will be any impact on these

Page3of 8
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Are you proposing any change to public paths, public rights of way or affecting any public right of access? * D Yes No

If Yes please show on your drawings the position of any affected areas highlighting the changes you propose to make. including
arrangements for continuing or alternative public access.

How many vehicle parking spaces (garaging and open parking} currently exis! on the application 0
Site?

How many vehicle parking spaces (garaging and open parking)} do you propose on the sile (i.e. the 4
Total of existing and any new spaces or a reduced number of spaces)? *

Pleasa show on your drawings the position of existing and proposed parking spaces and identify if these are for the use of parlicular
types of vehicles (e.g. parking for disabled people, coaches, HGV vehicles, cycles spaces).

Water Supply and Drainage Arrangements

Wilt your proposat require new or altered water supply or drainage arrangements? * Yes I:' No

Are you proposing to connect o the public drainage network (eqg. to an existing sewer)? *
D Yes — connecting to public drainage network
MNo - propesing o make private drainage arrangements

D Not Applicable — only arrangements for water supply requirad

As you have indicaled that you are proposing to make private drainage arrangements, please provide further details.
What privale arrangements are you proposing? *
Mew/Altered septic tank.

D Treaimen¥Additional treatment (refates to package sewage treatment planis, or passive sewage treatment such as a reed bed)

B Other privatz drainage arrangement (such as chemical toilets or composting foitets).

What private arrangements are you proposing for the New/Altered septic tank? *

D Bischarge to land via scakaway.
Discharge to watercourse(s) (including partial soakaway).

|___| Discharge to coastal waters.

Please explain your private drainage arrangements briefly here and show more defails on your plans and supporling information: *

Dicharge o watercourse

Do your propesals make provision for suslainable drainage of surface water?? * Yes D No
(e.g. SUDS arrangements) *

Note:-
Please include details of SUDS arrangements on your plans

Selecting ‘No’ {0 1he above question means that you could be in breach of Environmental legislation.

Page 4 0f 8
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Arg yol: proposing lo connect to the public water supply netwark? *
Yes

D Mg, using a private water supply

D Nao conneclion reguired

f No. using 2 private water supply, pleass show on plans the supply ang all works rezded lo grovide il (on or off sitg)

Assessment of Flood Risk

Is the sits within an area of known risk of flooding? * [ves Ko [ port know

If the sile is within an area of known risk of fleoding you may need to submit a Flood Risk Asssssment before your application can be
determired. You may wish to conlact your PFlanning Authorily or SEPA for advice on what informalion may be required.

Do you Ihink your proposal may increass the flood risk elsewhers? * D Yes No [:l Dot Know
Trees
Are thers any lraes on of adjacent Lo the application site? * D Yes No

i Yes, plzase mark on your grawings any lrees, known protected trees and their caropy spread close to the proposal site and indicale if
any ars o be cut back or fefled.

Waste Storage and Collection

Do ths plans incorporate arzas 1o store and aid the collection of waste {including recyeling)? * Yas D No

if Yes or No, please provide further delails * (Max 500 characlers)

Suitable hardstarding will be provideg within the sile

Residential Units Including Conversion

Does your praposal include new or acditional houses andlor flals? * Yes E:l Mo

How many unils do you propose in tatal? * 1

Plzase provide full details of lhe number and types of unils on the plans. Addilional information may be provided in a suppoiting
statement.

Schedule 3 Development

Does the proposal involve a form of development listed in Schedule 3 of the Town and Country D Yes Mo D Dont Know
Planring (Development Managemenlt Procedure (Scotland)} Regulations 2013

i yes, your propasal will additionally have o be sdveslised in a nawspaper circulaling in the arsa of the development. Your planning
authorily will do this on your behalf but will charge you a fee. Flease check Lhe planning authority’s website for advice on the additional
fee and add Lhis to your planning fee.

if you are unsure whether your proposal involves a form of developmenl listed in Schadule 3, please check lhe Help Text and Guidance
noles before conlacting your planning aulhorily.

Planning Service Employee/Elected Member Interest
ls the applicant, or the applicant’s spouse/pariner, gither a member of staff within the planning service ar ar D Yes No
elected member of the planning aulhorily? *

PageSof 8
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Certificates and Notices

CERTIFICATE AND NOTICE UNDER REGULATION 13 — TCWN AND COUNTRY PLANNING (DEVELOPMENT MANAGEMENT
PROCEDURE) {SCOTLAND) REGULATION 2613

One Cerlificate must be comgleled and submitted along with the application form. This is most usually Certificale A, Form 1,
Cetlificale B, Cerlificate C or Cerlificals E.

Are yaulthe applicant the sole owner of ALL the lang? * Yes I:I No

ls any of the land part of an agricultural holding? * D Yes No

Certificate Required
The following Land Ownerslip Certificate is requirsd o complste this seciion of the proposal

Certificale A

Land Ownership Certificate

Centificale and Notice under Ragulfation 15 of the Toan and Counlry Planring {Development Management Frocedure) (Scotland)
Regulations 2013

Cerlificale A

| hereby certify thal -

(1) - No person other than myselfithe agglicant was an owner (Any persan who, in respect of any part of the land, is the owner or is the
lessee urder g lease theresof of which not less than 7 years remain unexpired.) of any pait of the land to which the applicalion relales at

the beginning of the period of 21 days ending wilh the date of he accompanying application.

(2) - None of the land to which Lhe applization relates constitutes or forms part of an agricultural holding

Signed. Andrevwr KMowat
On behalf of: Mr & Mrs Chris & Stacey Giblin
Date: 2510712017

Please lick hers to cerlify this Certificate.

Checklist — Application for Planning Permission
Town and Country Planning (Scolland} Act 1887
The Town and Country Planrirg (Developmant Manragement Precedure) (Scolland} Regulations 2013

Please take a few moments lo complele the following checklist in order to ensure that you have provided all the necsssary infermation
in support of your application. Failure to submit sufficient information wills your application may result in your applicalion being desmed
invalid. The planning authority will not start processing your application until it is valid.

a) If this is a further applicalion where there is a variation of conditions sltached to 3 previous consent, have you provided a stalement lo
thal effzct? *

[:1 Yes [:] No Mot applicable to this application

b) If this is an apglication for planning permission or planning permission in principal where (here is a crown inlerest in the land, have
you provided a statement to that effect? -

D Yes D No Not applicable to this application

¢) I this is an application for planning permission, planning permission in principle or a further applicaticn and the application is for

development belonging to the categoriss of national or major development (other than one under Section 42 of the planning Act), have
you provided a Pra-Application Consuliation Report? *

D Yes D No Not agplicable to this applicatior
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Town and Country Planning (Scotiand) Acl 1957
The Town and Country Plarning (Development Managsmert Procedurs) (Scolland) Regulations 2013

dj If this is an application for planning permission and the application relates lo development belonging to the calegories of national or
major devslopments and you do ngt henefil from exemplion under Regulation 13 of The Town ard Country Planning (Development
Management Procsdure) {Scollang) Regulalions 2013, have you provided a Design and Access Stalement? *

D Yes I:l No Nat applicable to this applicalion
) If this is an application for planning permission and relates o development belonging to the category of local developments (subject

lo regulation 13. (2) and {3) of lhe Development Management Procedurs (Scolland) Regulatiors 2013) have you providsd 2 Design
Statemenl? *

D Yes D Mo Not applicatzle to this application

f) If your application relates 1o installation of an antenna to be employed in an eleclronic communication netwerk, have you provided an
ICNIRP Dezclaration? *

D Yes |:| No Not applicable to this application

g) I ihis is an application for planning permission, planning permission in principle, an applicalion for approval of malters specified in
conditions or an apphication for mineral development, have you provided any other plans or drawings as necessary:
Sile Layout Flan or Block plan.

Elevations.

Floor plans

Cross sections

Raoof plan.

Master Plar/Framework Flan.

Landscape plan.

Fhotographs and/or photomontages.

Olher.

OO00O0ORODE XX

If Other, please speeify: * (Max 500 characlers)

Provide copies of Lhe followinrg documenis if applizable:

A copy of an Environmental Statement. * D Yes N/A
A Design Statement or Desicn and Access Statement. * D Yes MIA
A Flood Risk Assessment, * [ ves NIA
A Drainage Impact Assessment (including proposals for Sustainable Drainage Syslems). ~ D Yes N/A
Drainage/SUDS layout. ™ Yes D N/A
A Transport Assessment or Travel Plan D Yes N/A
Contaminaled Land Assessmenl, * [ ves N/A
Habitat Survey. * 1:] Yes NIA
A Processing Agresment. ¥ D Yes NIA

Other Slatements (please specify). (Max 530 characters)
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Declare — For Application to Planning Authority

|, the applicant/agant cerlify 1hat this is an application to the planning authorily as described in this form. The accompanying

Plans/crawings and addilional informalion are providsd as a pan of this application.
Declaration Name: BF Andrew Mowal

Declaralior: Date: 25/072017

Payment Details

Cheque: Plarmigan Homes Lid, 000072

Createg: 25/67/2017 15:09
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Delegated Report of Handling

Development: Application to discharge conditions 3a - 3d, as specified under
approved Planning Permission in Principle 2016/280/PPP

Location: Site 2, Strait, Mossbank, Shetland, ZE2 9RB

By: Mr & Mrs Chris & Stacey Giblin

Application Ref: 2017/247/AMSC

1.

Introduction

The application, for approval of matters specified in conditions, proposes to
discharge all parts of condition 3 attached to the Planning Permission in
Principle 2016/280/PPP in respect of part of the larger area of land at Strait,
Mossbank it concerns.

Planning Permission 2016/280/PPP was for the erection of two
dwellinghouses, and was granted after the Planning Committee resolved on
271 September 2016 that the proposal was considered to comply with the
Shetland Local Development Plan Policies GP1, GP2, GP3, H3, H5, WD2,
and TRANS3. The proposal is for the erection of a one and a half storey 3
bedroomed dwellinghouse on the northernmost of the two sites it approved.

The site features no other relevant planning history.
Statutory Development Plan Policies

Shetland Local Development Plan

GP1 - Sustainable Development

GP2 - General Requirements for All Development

GP3 - All Development: Layout and Design

H3 - All Housing Development

H5 - Siting and Design

WD2 - Waste Water

WD3 - SuDs

TRANS 3 - Access and Parking Standards

W5 - Waste Management Plans and facilities in all new developments

Safeguarding

¢ SVT Features - Details: Sullom Voe Terminal COMAH Zone

« Sites with Development Potential - Sites with Development Potential:
Mossbank and Firth
Landowner: SIC

* 30km Radius Scatsta - 30km Sumburgh Scatsta: 2
Scatsta Safeguard - Height: 90m

e Scatsta 13km Zone - Scatsta 13km Zone: 13km Consultation Zone Bird
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Strike Zone
s (Core Paths - Core Paths: CPPDe03

s Landscape Character Assessment - Landscape Character
Assessment: Farmed and Settled Voes and Sounds

Consultations
Planning - Flooding Drainage Coastal was consulted on the 28 September

2017.Their comments dated 29 September 2017 can be summarised as
follows:

Background

This is an application to discharge conditions specified under a previous
application, 2016/280/PPP, for permission in principle for 2 dwelling houses at
Mossbank.

Further information has now been received regarding a single proposed
house, and this now includes a French drain as SUDs attenuation.

Comments

To comply with the Water Framework Directive the drainage design should
include sufficient attenuation to at least reduce flows during 1 in 10 year
rainfall events to the level which would have occurred before the
development. Local Plan policy WD3 also requires SUDs drainage to be used
for all development.

The revised plan now shows a French drain providing attenuation of the piped
surface water drainage, before discharge to the watercourse east of the site.

Generally any SUDs device making use of infiltration should be at least 5m
from any house or public road or site boundary, to ensure suitable hydraulic
performance.

The location shown appears to be less than 5m from the site boundary,
although in this case the French Drain would appear likely to perform more as
an attenuation device than an infiliration device, and there is no flood risk
created below the discharge.

| consider the location shown to be acceptable.

During extreme rainfall events surface water flows may exceed the capacity of
the drainage systems and back up, or flow over the ground.

Flows from higher ground may also exceed the capacity of any cut off ditches
or drains which may be proposed to protect the site.

The landscaping / ground levels on the site should therefore be designed to
ensure that these potential overland flows of water would not cause a flooding
problem to the proposed or surrounding houses:- the site levels should guide
water flowing over the ground away from properties and towards a suitable
place for them to re-enter a drainage system.

Care should be taken to ensure that proposed ground levels to the rear of the
house allow overflowing surface water to drain around the house, without
ponding against the rear wall.
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Planning - Flooding Drainage Coastal was consulted on the 8 August
2017.Their comments dated 16 August 2017 can be summarised as follows:

Background

This is an application to discharge conditions specified under a previous
application, 2016/280/PPP, for permission in principle for 2 dwelling houses at
Mossbank.

Further information has been received regarding a single proposed house.
The submitted information does not include any SUDs drainage proposals.

Comments

To comply with the Water Framework Directive the drainage design should
include sufficient attenuation to at least reduce flows during 1 in 10 year
rainfall events to the [evel which would have occurred before the
development. Local Plan policy WD3 also requires SUDs drainage to be used
for all development.

There are a range of SUDs devices which could be specified for this site and
which would meet these attenuation requirements.

Any SUDs device using infiltration is generally required to be at least 5m from
any house or public road or site boundary.
There are suitable locations available within the site.

During extreme rainfall events surface water flows may exceed the capacity of
the drainage systems and back up, or flow over the ground.

Flows from higher ground may also exceed the capacity of any cut off ditches
or drains which may be proposed to protect the site.

The fandscaping / ground levels on the site should therefore be designed to
ensure that these potential overland flows of water would not cause a flooding
problem to the proposed or surrounding houses:- the site levels should guide
water flowing over the ground away from properties and towards a suitable
place for them to re-enter a drainage system.

Care should be taken to ensure that proposed ground levels to the rear of the
house allow overflowing surface water to drain around the house, without
ponding against the rear wall.

Roads Traffic was consulted on the 8 August 2017.Their comments dated 14
August 2017 can be summarised as follows:

REVISED DETAILS REQUIRED

1. The required visibility splays must be provided before any building
works start on site and must be maintained during the course of the
works and thereafter.

The applicant should show that they have control over any ground
required to provide and maintain the required visibility splays.
a. A visibility splay of 2.5 metres by 90 metres must be provided at
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10.

11.

12.

13.

the junction of the access with the public road. This is available

at present.
No fence, wall, bushes or other potential ohstruction to visibility should
be permitted within 2 metres of the edge of the public road.
Adequate visibility splays are required to ensure that vehicles can enter
the public road safely.
The gradient of the access should not exceed 5% (slope of 1 in 20) for
at least the first 6 mefres from the edge of the public road. The initial
access gradient should be no greater than 3 percent more or less than
the crossfall/ camber of the public road at the junction.
This is required to provide a safe stopping platform before entering the
public road.
The access should be surfaced in bitmac or double coat hot tar surface
dressing for at [east the first 6 metres from the edge of the public road.
This is required to prevent damage to the road edge and minimise the
possibility of loose material being dragged onto the public road.
The access should be designed in order that it does not shed surface
water from the site onto the public road.
Site drainage should be designed, provided and maintained such that
no surface water from the site shall be permitted to drain or run onto
the public road or footway.
It is an offence under the Roads (Scotland) Act 1984 to allow water to
shed onto the public road as it can create a significant hazard,
particularly in winter.
The junction onto the public road shall be formed with at least 6 metre
minimum radiuses between the access and the public road edge.
This is required to prevent damage to the road edge and verges
through over-running by turning vehicles.
The access should be piped with at least a 300mm diameter culvert
with concrete headwalls provided at either end of the pipe.
This is required to protect the effectiveness of the public road drainage
infrastructure.
That length of the access crossing the public road verge or footway
must be constructed to the satisfaction of The Shetland Islands Council
Roads Service. A Road Opening Permit must be obtained from The
Shetland Islands Council Roads Service prior to carrying out any works
to form an access onto the public road.
It is illegal to carry out works within or adjacent to the public road
without first obtaining the necessary consents from the Roads
Authority. This is a separate legal process from the Planning process.
Any gate should be set back a minimum of 6 metres from the edge of
the public road. If the gate is outward opening then this distance should
be increased to at least 10 metres.
This is to allow a vehicle to stand clear of the road while the gate is
being opened.
Parking provision should be made within the site for a minimum of 3
cars.
Turning provision for cars should be made within the site in the form of
a standard hammer head or a manoeuvring space of at |east 7.6
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metres by 7.6 metres in size.

The parking and turning area shown on the site plan does not meet our
requirements. The area shown has insufficient space available for 3
parking spaces and a turning area.

Adequate parking and turning within the site is required in order to
prevent safety or congestion issues being created on the public road in
the vicinity of the development.

Delting Community Council Clerk was consulted on the 8 August 2017.Their
comments dated 1 September 2017 can be summarised as follows:

Delting Community Council met yesterday and discussed this planning
application. Members have no objections to this application, but given the
location of the site, would like knowledge of how sewage discharges will be
handied.

Scottish Water Customer Connections was consulted on the 8 August
2017.Their comments dated 22 August 2017 can be summarised as follows:

Scottish Water has no objection to this planning application; however, the
applicant should be aware that this does not confirm that the proposed
development can currently be serviced and would advise the following:

Water

This proposed development will be fed from Eela Water Treatment Works.
Unfortunately, Scottish Water is unable to confirm capacity at this time so to
allow us to fully appraise the proposals we suggest that the applicant
completes a Pre-Development Enquiry (PDE) Form and submits it directly to
Scottish Water. The applicant can download a copy of our PDE Application
Form, and other useful guides, from Scottish Water's website at the following
link

www.scottishwater.co.uk/business/connections/connecting-your-
property/newdevelopment-
process-and-applications-forms/pre-development-application

Foul

This proposed development will be fed from Udhouse Mossbank Waste
Water Treatment Works. Unfortunately, Scottish Water is unable to confirm
capacity at this time so to allow us to fully appraise the proposals we suggest
that the applicant completes a Pre-Development Enquiry (PDE) Form and
submits it directly to Scottish Water. The applicant can download a copy of
our PDE Application Form, and other 749181 _Local Planner_P2 DOM
Capacity Available_Applicant 09-43-43.doc

Development Operations, The Bridge, Buchanan Gate Business Park,
Cumbernauld Road, Stepps, Glasgow, G33 6FB, Development Operations,
Freephone Number - 0800 3890379, E-Mail -
DevelopmentOperations@scottishwater.co.uk, www.scottishwater.co.uk
useful guides, from Scottish Water's website at the following link
www.scottishwater.co.uk/business/connections/connecting-your-
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property/newdevelopment-
process-and-applications-forms/pre-development-application

The applicant should be aware that we are unable to reserve capacity at our
water, and/or waste water treatment works for their proposed development.
Once a formal, connection application is submitted to Scottish Water after full
planning permission, has been granted, we will review the availability of
capacity at that time and advise the, applicant accordingly.

Infrastructure close to boundary

According to our records, the development proposals may impact on existing
Scottish Water, assets.

The applicant should identify any potential conflicts with Scottish Water assets
and contact, our Asset Impact Team directly at
service.relocation@scottishwater.co.uk.

The applicant should be aware that any conflict with assets identified may be
subject to restrictions on proximity of construction.

Surface Water

For reasons of sustainability and to protect our customers from potential
future sewer flooding, Scottish Water will not normally accept any surface
water connections into our combined sewer system.

There may be limited exceptional circumstances where we would allow such a
connection for brownfield sites only, however this will require significant
justification from the customer taking account of various factors including
legal, physical, and technical challenges.

In order to avoid costs and delays where a surface water discharge to our
combined sewer system is anticipated, the developer should contact Scottish
Water at the earliest opportunity with strong evidence to support the intended
drainage plan prior to making a connection request. We will assess this
evidence in a robust manner and provide a decision that reflects the best
option from environmental and customer perspectives.

General notes:

Scottish Water asset plans can be obtained from our appointed asset plan
providers: Site Investigation Services (UK) Ltd, Tel: 0333 123 1223, Email:
sw@sisplan.co.uk, www.sisplan.co.uk, 749181_Local Planner_ P2 DOM
Capacity Available_Applicant_09-43-43.doc

Scottish Water's current minimum level of service for water pressure is 1.0
bar or 10m head at the customer's boundary internal outlet. Any property
which cannot be adequately serviced from the available pressure may require
private pumping arrangements to be installed, subject to compliance with
Water Byelaws. If the developer wishes to enquire about Scottish Water's
procedure for checking the water pressure in the area then they should write
to the Customer Connections department at the above address.

If the connection to the public sewer and/or water main requires to be laid
through land out-with public ownership, the developer must provide evidence
of formal approval from the affected landowner(s) by way of a deed of
servitude.

Scottish Water may only vest new water or waste water infrastructure which

Page | 6

-117 -



is to be laid through land out with public ownership where a Deed of Servitude
has been obtained in our favour by the developer.

The developer should also be aware that Scottish Water requires land title to
the area of land where a pumping station and/or SUDS proposed to vest in
Scottish Water is constructed.

Please find all of our application forms on our website at the following link
https://www.scottishwater.co.uk/business/connections/connecting-
yourproperty/new-development-process-and-applications-forms

Next Steps:

Single Property/Less than 10 dwellings

For developments of less than 10 domestic dwellings (or non-domestic
equivalent) we will require a formal technical application to be submitted
directly to Scottish Water or via the chosen Licensed Provider if non domestic,
once full planning permission has been granted. Please note in some
instances we will require a Pre-Development Enquiry Form to be submitted
(for example rural location which are deemed to have a significant impact on
our infrastructure) however we will make you aware of this if required.

Scottish Water Customer Connections was consulted on the 27 Ociober
2017.Their comments dated 31 October 2017 can be summarised as follows:

A connection fo the public sewer, for foul only, is possible, however the cost
and design of the connection would rest with the applicant/developer. The
applicant would be responsible for securing permission for crossing 3rd party
land and the pipework would remain private.

The applicant could submit a Pre-Development Enquiry to Scottish Water, and
request a site visit to discuss any issues on site.

Scottish Water Customer Connections was consulted on the .Their comments
dated 15 November 2017 can be summarised as follows:

Scottish Water has no objection to this planning application; however, the
applicant should be aware that this does not confirm that the proposed
development can currently be serviced and would advise the following:

Water

+ This proposed development will be fed from Eela Water Treatment
Works. Unfortunately, Scottish Water is unable to confirm capacity at
this time so to allow us 1o fully appraise the proposals we suggest that
the applicant completes a Pre- Development Enquiry (PDE) Form and
submits it directly to Scottish Water. The applicant can download a
copy of our PDE Application Form, and other useful guides, from
Scottish Water's website at the following link

e www.scottishwater.co.uk/business/connections/connecting-your-
property/new-development-process-and-applications-forms/pre-
development-application
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Foul
s This proposed development will be fed from Udhouse Mossbank Waste
Water Treatment Works. Unfortunately, Scottish Water is unable to
confirm capacity at this time so to allow us to fully appraise the
proposals we suggest that the applicant completes a Pre-Development
Enquiry (PDE) Form and submits it directly to Scottish Water. The
applicant can download a copy of our PDE Application Form, and other

Asset planner's comments: The public sewer does not extend to the
development site which is approx 100m from the nearest sewer. Should you
wish to connect to the public sewer, you may do so but at your own expense.
Should you wish those sections of connecting pipework out-with the curtilage
of the new property, to be vested with Scottish Water (SW) you would need to
design to our adoptable standard. You would need to make an approach via
the Development Operations team and you would need to obtain a Deed of
Servitude from third-parly landowners to permit Scottish Water access to
maintain the adopted sewer. Scottish Water will only accept foul flows from
this development. If the flowscan only be achieved by pumping, the cheapest
option would be to install a small package pump and locate within the
curtilage of the property. The pump would remain private.

The applicant should be aware that we are unable to reserve capacity at our
water and/or waste water treatment works for their proposed development.
Once a formal connection application is submitted to Scottish Water after full
planning permission has been granted, we will review the availability of
capacity at that time and advise the applicant accordingly.

Infrastructure close to boundary

According to our records, the development proposals may impact on existing
Scottish Water assets.

The applicant should identify any potential conflicts with Scottish Water assets
and contact our Asset Impact Team directly at
service.relocation@scottishwater.co.uk.

The applicant should be aware that any conflict with assets identified may be
subject to restrictions on proximity of construction.

Surface Water

For reasons of sustainability and to protect our customers from potential
future sewer flooding, Scottish Water will not normally accept any surface
water connections into our combined sewer system.

There may be limited exceptional circumstances where we would allow such a
connection for brownfield sites only, however this will require significant
justification from the customer taking account of various factors including
legal, physical, and technical challenges.

In order to avoid costs and delays where a surface water discharge to our
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combined sewer system is anticipated, the developer should contact Scottish

Water at the earliest opportunity with strong evidence to support the intended

drainage plan prior to making a connection request. We will assess this

evidence in a robust manner and provide a decision that reflects the best

option from environmental and customer perspectives.

General notes:

s Scottish Water asset plans can be obtained from our appointed asset

plan providers: Site Investigation Services (UK) Ltd Tel: 0333 123
1223, Email: sw@sisplan.co.uk www.sisplan.co.uk

e Scottish Water's current minimum level of service for water pressure is
1.0 bar or 10m head at the customer's boundary internal outlet. Any
property which cannot be adequately serviced from the available
pressure may require private pumping arrangements to be installed,
subject to compliance with Water Byelaws. If the developer wishes to
enquire about Scottish Water's procedure for checking the water
pressure in the area then they should write to the Customer
Connections department at the above address.

» |f the connection to the public sewer and/or water main requires to be
laid through land out-with public ownership, the developer must provide
evidence of formal approval from the affected landowner(s) by way of a
deed of servitude.

* Scottish Water may only vest new water or waste water infrastructure
which is to be laid through land out with public ownership where a
Deed of Servitude has been obtained in our favour by the developer.

* The developer should also be aware that Scottish Water requires land
title to the area of land where a pumping station and/for SUDS
proposed to vest in Scottish Water is constructed.

+ Please find all of our application forms on our website at the following
link https:/www.scottishwater.co.uk/business/connections/connecting-
your- property/new-development-process-and-applications-forms

Next Steps:
0 Single Property/Less than 10 dwellings

For developments of [ess than 10 domestic dwellings (or non-domestic
equivalent) we will require a formal technical application to be submitted
directly to Scottish Water or via the chosen Licensed Provider if non domestic,
once full planning permission has been granted. Please note in some
instances we will require a Pre- Development Enquiry Form to be submitted
(for example rural location which are deemed to have a significant impact on
our infrastructure) however we will make you aware of this if required.
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Statutory Advertisements
The application was advertised in the Shetland Times on 11.08.2017
A site notice was not required to be posted.

Representations

None.
Report

Section 25 of the Town and Country Planning (Scotland) Act 1997 (as
amended) states that:

Where, in making any determination under the Planning Acts, regard is fo be
had fo the development plan, the determination is, unless material
considerations indicate otherwise fo be made in accordance with that plan,

There are statutory Development Plan Policies against which this application
has to be assessed and these are listed at paragraph 2 above. The
determining issues to be considered are whether the proposal complies with
Development Plan Policy, or there are any other material considerations
which would warrant the setting aside of Development Plan Policy.

The principie of the use of the site and neighbouring site to the south for two
dwellings was established in application 2016/280/PPP and as such the
proposal complies with Shetland Local Development Plan 2014 (SLDP) Policy
H3.

SLDP Policies H5 and GP3 requires development to be appropriately sited
and designed. The application for the planning permission in principle was of
a size to accommodate two dwellinghouses. The proposal, the subject of this
report is located in the northern half of the planning permission in principle
application site and it is considered that the proposal will not sterilise future
development of another dwelling within the site boundary of the planning
permission in principle, and therefore the proposal complies with SLDP Policy
GP1. The proposed dwelling is sited appropriately within its plot, in a location
which will not have adverse impacts on the neighbouring dwellings or breach
any building lines. The proposed design is one and a half stories in height
while other dwellings in the area are generally between one storey and two
storeys in height. The proposed natural larch cladding will weather to a silvery
grey colour and this will not appear prominent within the established character
of the area. A large atrium profrusion on the front elevation of the dwelling will
face over the public road and, while it will appear prominent within central
Mossbank, it will not appear dominant given its separation distance from the
public road and the muted colour choices for the proposed dwelling. The
proposal complies with SL.DP Policies GP3 and H5.
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Concerns were raised within the consultation response from the Roads
Service regarding the parking and turning provisions as shown on the
originally submitted site plan. Following discussions with the agent, an
amended site plan (the subject of this report) was submitted which resolved
those concerns. The consultation from the Roads Service included a number
of conditions which it recommended should be applied to an approval to
ensure safe access and appropriate parking. Subject to these conditions, the
proposal satisfies SLDP Policy TRANS3,

The application proposes the installation of a bio plant treatment tank to the
south east of the proposed dwelling to deal with foul water, the discharges
from which would then enter an unnamed watercourse via a partial soakaway
which is also proposed to provide SUDS for the site. SLDP Policy WD2
requires developments which are in settlements that have access to a public
sewer o connect to that infrastructure. The planning permission in principle
(as applied for and granted) proposed that foul drainage from the 2 no.
dwellinghouses would be fo the public sewer. It was identified during the
Planning Committee’s consideration of the application that for the proposal to
go ahead it was possible that the developer would have to pump sewerage.
This wastewater aspect of the proposal was raised with the agent for the
application, and after extensive discussions and requests no amendment has
been submitted to make provision for an eventual connection to the public
sewer. The agent indicated that they intended on making a case for which the
provision of the development plan policies could be set aside.

The information submitted includes a SEPA CAR licence that authorises the
discharge of sewage effluent by the means proposed, subject to conditions
restricting the number of people to be served by the freatment system to a
maximum of 7, as well as the ammoniacal nitrogen content of the treated
effluent, and requiring that the treatment system is operated in accordance
with the manufacturer's or designer's recommendations and in any event
maintained in good working order. The licence also requires that other than as
specifically permitted or limited by condition as to the content, the discharge
shall not have a significant adverse impact on, or cause pollution of the water
environment.

The agent has submitted that for the 100 metre length of pipe required to
connect the proposed dwelling to the public sewer, the applicant found it less
expensive to install the private foul water treatment than to connect to the
nearby public sewer, and therefore has determined that while the application
may be contrary to SLDP Policy WD2, they wish the application to be
determined on the basis of the information that has been submitted.

While the cost of proposed development and individual financial implications
of a development are not a material consideration in the determination of an
application, the wider economic viability of development is. It is noted that a
recent development proposal to the south of the application site for the
erection of a five bedroomed dwellinghouse (2017/292/PPF) on land to the
west of The Pund’ was granted planning permission on 19% November 2017
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with its having a connection to the public sewer proposed which is 168 metres
from the dwellinghouse it approved. Scottish Water have confirmed that a
connection to the public sewer, for foul only, is possible, however the cost and
design of the connection is something that would rest with the developer. This
is standard practice for connections of the type. It is considered that in terms
of economic viability, the evidence of other proposed development closeby
points to requirements for the provision of the connection to the public sewer
do not adversely affect economic viability of development in the area
generally.

The development is contrary to SLDP Policy WD2. No material information
has been submitted with the application which would allow the provisions of
the development plan to be set aside.

The initial proposal did not include any SUDS, and this was raised as a
concern within the Council's Planning Engineer’s consultation response. After
discussions with the agent for the application, an amended site plan was
provided which included appropriate SUDS and the Planning Engineer
provided an updated consultation response which confirmed the acceptability
of the proposed SUDS. Subject to conditions the proposal satisfies the
requirements of SLDP Policy WD3.

The proposal as submitted also relied upon excavations taking place outside
of the application site, within the adjacent site to the south also approved
under the planning permission in principle. As this other site did not have an
approval under either an application for approval of matters specified in
conditions or full permission to create the slope that was shown would tie in
with the proposed slope in the application site, the fact that the proposed
development works under the application should confine themselves to being
within the red line application boundary was taken up with the agent. As a
result a revised section drawing was submitted showing the creation of a
steeper angled slope wholly within the application site.

The proposed site is considered to be sufficiently separated from the
neighbouring properties that there will not be adverse privacy, overlooking,
loss of daylight or overshadowing impacts and the proposed development
complies with SLDP Policy GP2.

In conclusion, albeit the application does provide details that meet with
requirements of condition 3 parts a) — d) of the planning permission in
principle (2016/280/PPP), the proposal to deal with foul drainage by a means
other than a piped connection to the public sewer (which would require a
separate planning application) departs from the ambit of the planning
permission in principle granted, and the flow attention measure within the site
to control both the flow of treated effluent and surface water from the site prior
discharge to the watercourse as proposed is unacceptable under its terms.
The details as submitted will result in development that does not comply with
Shetland Local Development Plan 2014 Policy WD2.

Page | 12
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10.

11.

Recommendation
Application refused

Reasons for Council’s decision:

Albeit the application does provide details that meet with requirements of
condition 3 parts a) — d) of the planning permission in principle
(2016/280/PPP), the proposal to deal with foul drainage by a means other
than a piped connection to the public sewer (which would require a separate
planning application) departs from the ambit of the planning permission in
principle granted, and the flow attention measure within the site to control both
the flow of treated effluent and surface water from the site prior discharge to
the watercourse as proposed is unacceptable under its terms. The details as
submitted will result in development that does not comply with Shetland Local

Development Plan 2014 Policy WD2.
List of refused plans:

Ground Floor Plan PLO1 B
First Floor Plan PL.O2 A
Elevations PLO4 A
Section Plan PL0O5 B

Site Plan PL0O8 C

Site Plan PLO9 D

l.ocation Plan PL10 A

L ] L] - - - - »

Further Notifications Required
None.
Background Information Considered

Planning Permission File 2016/280/PPP
Planning Permission File 2017/292/PPF

23.11.2017
23.11.2017
23.11.2017
22.01.2018
23.11.2017
23.11.2017
23.11.2017

2017/247/AMSC_Delegated Report_of Handling.doc
Officer: Dale Hunter
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SHETLAND ISLANDS COUNCIL

Town and Country Planning (Scotland) Acts
Town and Country Planning (General Permitted Development) (Scotland) Orders

With reference to the application for Planning Pemmission (described below) under the above Acts and Orders, the
Shetland Istands Council in exercise of these powers hereby GRANT Planning Permission for the development, in
accordance with the particulars given in, and the plans accompanying the application as are Identified; subject to the
condition{s) specified below.

Applicant Name and Address
Shetland [slands Council

8 North Ness

Asset And Properties

Lerwick

Shetland

ZE10LZ

Reference Number; 2016/280/PPP

To erect 2no dwellinghouses (planning permission in principle): Straits, Mossbank,
Shetland, ZE2 9RB

Details of Approved Plans and Drawings:

. Site and Location Plan Drawing No. MOSSBANK 1 - PLANNING
Stamped Received 28.06.20186.

Reasons for Council’s decision;

The development of this site to provide 2no. dwellinghouses will not have a
detrimental impact on the existing settiement pattern. Provided that a high standard
of design is executed following on from any future application for approval of matters
specified in conditions to ensure that: the scale, form and design of the
dwellinghouses respects and enhances those of the existing built form and
landscape; and that access, parking and turning arrangements are designed in
accordance with the Roads Service comments and appropriate policy, the proposal
will have no adverse impact upon the natural and built environment or upon the
amenity of heighbouring properties. Subject to controlling conditions, the proposal

complies with the Shetland Local Development Plan (2014) Policies GP1, GP2, GP3,
H3, H5, WD2, and TRANS3.
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IMPORTANT INFORMATION

If you are aggrieved by any of the conditions an the grant of planning permission made by the
planning authority, you may require the planning authority to review the case under section 43A of the
Town and Country Planning (Scotland) Act 1997 within 3 months from the date of this notice. The
notice of review should be addressed to: Shettand lIslands Council, Planning Department,
Development Services, 8 North Ness Business Park, Lerwick, Shetland, ZE1 OLZ. The necessary
form can be obtained upon request from the same address.

if permission o develop land is refused or granted subject to conditions and the owner of the land
claims that the land has become incapable of reasonably beneficial use in its existing state and
cannot be rendered capable of reasonably beneficial use by the carrving out of any development
which has been or would be permitted, the owner of the land may serve on the planning authority a
purchase notice requiring the purchase of the owner of the land’s interest in the land in accordance
with Part § of the Town and Country Planning {Scotland) Act 1997,
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Conditions:

{1) The development hereby permitted shall not be carried out other than wholly
in accordance with the following plans and details (as may be amended and/or
expanded upon by a listed document following afterward) unless previously
approved in writing by the Planning Authority:

Reason: For the avoidance of doubt as to what is being authorised by this
permission.

(2) The developer shall submit a written ‘Notice of Initiation of Development’ ta

the Planning Authority at least 7 days prior to the intended date of commencement of
development. Such a notice shall:

(@) include the full name and address of the person intending to carry out the
development;

(b) state if that person is the owner of the land to which the development
relates and if that person is not the owner provide the full name and address
of the owner;

(c) where a person is, or is {0 be, appointed to oversee the carrying out of the
development on site, include the name of that person and details of how that
person may be contacted; and

(d) include the date of issue and reference number of the notice of the
decision to grant planning permission for such development.

Reason: To ensure that the developer has complied with the pre-commencement
conditions applying to the consent, and that the development is carried out in
accordance with the approved documents, in compliance with Section 27A of The
Town and Country Planning (Scotland) Act 1997 (as amended).

(3) The development shall not commence until an application for Approval of
Matters Specified in Conditions for the following matter(s) has been submitted {o and
appreved by the Planning Authority:

a. a site layout plan at a scale of 1:500 showing the position of all
buildings, access roads, vehicle circulation and parking areas, external
storage facilities, fencing, any proposed landscaping and any surface
water drainage proposals, including details of any flow attenuation
measures within the area of the development site;

b. plans and elevations of the proposed building and any other proposed
structures, indicating their dimensions and type and colour of external
materials;

C. a plan identifying the vehicular access to the development site from the
main public road,;

d. site levels and section{s} through the development site showing the

extent of any proposed underbuilding or excavation.
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Reason: To comply with the provisions of Part 3 Section 12 of The Town and

Country Planning {Development Management Procedure)} (Scotland) Regulations
2013.

Notes to Applicant:

Duration of Planning Permission in Principle

By virtue of Section 59 of the Town and Country Planning (Scotland) Act 1997, as
amended, application for the approval of matters specified in conditions shall be
made before the expiration of 3 years from the date of the grant of planning
permission in principle, unless an earlier application for such approval has been
refused or an appeal against such refusal has been dismissed, ih which case
application for the approval of all outstanding matters specified in conditions must be
made within 6 months of the date of such refusal or dismissal.

The approved development shall be commenced not later than the expiration of 3
years from the date of grant of planning permission in principle or 2 years from the
final approval of matters specified in conditions, whichever is later.

Applicants are advised that should their application for Approval of Matters specified
be refused and/or their appeal against such refusal dismissed outwith the three year
time limit they are entitled to submit a revised application for Approval of Matters
specified within six months after the date of refusal of the earlier application or of the
dismissal of an appeal against such refusal.

Building Warrant
You are advised to contact the Building Standards Service on 01595 744293 to
discuss any building warmrant requirements for your development.

Scottish Water

In terms of planning consent, Scottish Water did not respond to a consultation on this
planning application. However, please note that any planning approval granted by
the Local Authority, does not guarantee a connection to their infrastructure.

Approval for connections can only be given by Scottish Water when the appropriate
application and technical details have been received.

Roads Access

1. The required visibility splays must be provided before any building
works start on site and must be maintained during the course of the
works and thereafter;

a. A visibility splay of 2.5 metres by 90 metres must be provided at the
junction of the access with the public road. This is available at present.

2. No fence, wall, bushes or other potential obstruction to visibility should
be permitted within 2 metres of the edge of the public road;
3. The gradient of the access should nat exceed 5% (slope of 1 in 20) for

at least the first 6 metres from the edge of the public road. The initial
access gradient should be no greater than 3 percent more or less than
the crossfall/ camber of the public road at the junction;

4. The access should be surfaced in bitmac or double coat hot tar surface
dressing for at least the first 6 metres from the edge of the public road;
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5. The access should be designed in order that it does not shed surface
water from the site onto the public road;

B. Site drainage should be designed, provided and maintained such that
no surface water from the site shall be permitted to drain or run onto
the public road or footway;

7. The access should be piped with at least a 300mm diameter culvert
with concrete headwalls provided at either end of the pipe.;
8. Any gate should be set back a minimum of 6 metres from the edge of

the public road. If the gate is outward opening then this distance should
be increased to at least 10 metres.

a. For full planning permission, design details for the access will be
required to be submitted in the form of a long-section indicating the
proposed gradients, vertical curve lengths and existing and proposed
ground levels. Chainages for each of these points will be required in
order to check that the design is safe and convenient. In areas of cut
and fill, side slopes should be indicated on the site plan to show the full
extent of the earthwork proposals.

Car Parking

Car parking spaces shall be provided within the site as detailed below. Tuming
provision for ¢ars should also be provided within the deveiopment site in the form of
a standard hammer head or a manoeuvring space at least 7.6m x 7.6m.

» 2-3 bedroomed dwellinghouse: 2 car parking spaces
* 4 bedrooms or more: 3 spaces

Road Opening Permit

The Shetland Islands Council Roads Service have advised that the length of access
that crosses the public road verge shall be constructed to their satisfaction. A Road
Opening Permit must be obtained from the Roads Service prior to carrying out any
works to form an access onfo the public road. You are advised to contact them prior
to the commencement of any development: Roads Services, SIC Department of
Infrastructure Services, Gremista, Lerwick, ZE1 OPX. Tel: 01595 744866.

Design

In order for the Planning Authority to be satisfied that the development will not have
an adverse impact on the visual amenity of the area or the amenity of any
neighbouring properties and so that there is compliance with Shetland Local
Development Plan (2014) Policy GP3, the details of the building and other structures
that are required to be submitted prior to commencement of the development should
not incorporate any substantive underbuilding, including underbuilding for the

purposes of the provision of a garage, workshop, other habitable room or useable
space.

Drainage
To comply with the Water Framework Directive the drainage design should include

sufficient attenuation to at least reduce flows during 1 in 10 year rainfall events to the
level which would have occurred before the development.

There are a range of SUDs devices which could be specified for this site and which
would meet this attenuation requirement.
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Any SUDs device using infiltration is generaily required to be at least 5m from any
house or public road or site boundary.

There are suitable locatlons available within the site, aithough there may be some
restrictions in site layout, e.g. it may be difficult to achieve 5m spacing to the
boundary near the north end of the site.

During extreme rainfall events surface water flows may exceed the capacity of the
drainage systems and back up, or flow over the ground. Flows from higher ground

may also exceed the capacity of any cut off ditches or drains which may be proposed
to protect the site.

The landscaping / ground leveis on the site should therefore be designed to ensure
that these potential overland flows of water would not cause a flooding problem to
the proposed or surrounding houses:- the site levels should guide water flowing over
the ground away from properties and fowards a suitable place for them to re-enter a
drainage system.

There does not appear to be any site specific issues in this regard, although the site

fayout and drainage proposals should consider how to accommodate the existing
land drainage.

3 October 2016

Executive Manager - Planning
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ENVIRONMENT

JIG SUMMARY REPORT:

NEW DWELLING; SITE 2, STRAIT, MOSSBANK,

TITLE: SHETLAND, PROVISION OF A SOLUTION FOR
’ THE TREATMENT AND DISPOSAL OF FOUL
DRAINAGE.
DATE: 26 July 2017

Sean Garrett (8sc Hons) for and on behalf of JIG
PREPARED BY:
fan Corner (MCIWEM, dipWEM)

1. Introduction

JG Ltd was employed by Ptarmigan Homes io assess the options available for the treatment
and disposal of foul drainage from a proposed 5-bedroom dwelling to be built at Site 2, Strait,
Mossbank, Shetland. Our investigations elicited the fact that a Scottish Water combined
sewer existed to the west of the site and preliminary discussions with SEPA confirmed this
option required to be investigated and discounted before consideration would be given by
that Agency to a private sewage treatment solution. Subsequently it was proved a
connection to the public sewer was not financially feasible and that the site would not support
a total soakaway or a raised mound infiltration system, thus a solution based on achieving a
discharge of appropriately treated sewage effluent to a watercourse had te be pursued. The
solution had to be acceptable to the Scottish Environment Protection Agency and Building
Control.

2. Connection to the Public Combined Sewer

SEPA policy dictates that if a development is within reasonable reach of a Scottish Water
fou! sewer then the option of connection to the public sewer must be considered as the first
option for the disposal of foul drainage. JIG was aware that a Scottish Water combined
sewer existed approximately 100m west of the site and thus consideration was given to the
implications of achieving a connection to the public sewer. The location of the sewer meant
that pumping would be required and this was taken into account when obtaining indicative
costs for a sewer connection. The estimated costs to achieve a sewer connection were put at
approximately £39,000 and thus, for a single dwelling, far in excess of that required for a
private sewage freatmen! solution. This cost estimate was submitted to SEPA for
consideration and agreement reached that in ihis instance a private sewage freatment
solution would be acceptable, see Appendix 2.

Regotered Olfza

JIG Limited

23 Westminster Terrace

Glasgow G3 7TRU

Telephone: (RSN

Facsimile: (JEEENERE

E-mail: RN

Tepvietey e BhOges Ny BUIEE
YAl Rogistration lo 796 310238
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3 Investigations & Findings

Following consideration of the geological map of the area it was considered the site did not
lend itself to a solution based on a traditional soakaway or raised mound system primarily as
a result of the peat deposits present at the site and the likelihood of encountering clay and
shallow bedrock. These factors meant that no proposed soakaway design would comply with
the Technical Handbook and BS6297:2007 and thus it was concluded the only feasible
sewage treatment and disposal solution would be ta achieve a discharge of appropriately
treated sewage effluent to the small burn that flows through the site before heading in a
northerly direction to the sea.

3.1. Scottish Environment Protection Agency

SEPA was consulted by way of an e-mail on 10 July 2017 in which it was proposed that the
development be served by way of an EN12566 compliant communal package biclogical
treatment plant. SEPA requested costings for a connection to the public sewer which were
provided and demonstrated the unfeasibility of such a solution. An in-principle agreement
was subsequently received from SEPA on 18 July 2017, see Appendix 2, indicating the
proposed discharge was likely to be authorisable. The sewage treatment plant would need to
be capable of achieving an effluent quality of 12mg/l BOD and 5mg/l ammonia or less as a
mean with the discharge being made to the watercourse via no less than 25m? of partial
soakaway,

3.2. Capacity of the Treatment Plant

Assuming the new development has a population equivalent of 7, based on 5-bedrooms, the
treatment plant supplied should be capable of treating 0.42kg BOD per day.

4. SEPA Authorisation

It is advised that under the terms of the Water Environment (Controlled Activities) (Scotland)
Regulations 2011, the activity of discharging sewage effluent must be approved by SEFPA
and an application for authorisation must be made and a discharge licence obtained prior o
the sewage treatment system being used. The application was submitted to SEPA on 24 July
2017.

AR

170726sgiwc01 — Mossbank
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Appendix 1: Location Map
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Appendix 2: Correspondence with SEPA

From: Giblin, Louise [mailt
Sent: 8§ July 2017 12:15
To: [an Corner <
Ce: Scan Garret
Subject: RE: K170215 Giblin - Drainage

Good aflternoon,

Piease include all of this information in the application form to register the discharge with SEPA.
You muay nurk the application for my atiention,

Regards

Louise

From: Ian Corner
Sent: 17 July 201%
To: Giblin, Louise
Cc: Sean Garret
Subject: RE: Ki70215 Giblin - Drainage

Lotuise,

L appreciate it's not been that long since we submitted the info below but [ was hoping you may be in a position
to [et us know whether SEPA would be witling to accept the premise of'a private sewage treatment solution for
this siwe?

I've copied Scan Garrett into this ¢-mail in the event vou are able to reply tomorrow, Tues, as 11l be out on site
all day.

Regards

[an Comer

From: lan Corner

Seat: 12 July 2017 17:45
To: 'Giblin, Louisc' <JikR S '
Subject: FW: K170215 Giblin - Drainage

Louise,

Please find attached below an estimate of costing to achieve a connection to the public combined sewer serving
Muosshank, Assuming of course that SW sanction the prineiple of connection in the 1V plage,

In view of the cost of connection when compared to a cost of approximately £3,000 - £9,060 (supply and
installation) for a private sewage treatment solution based on installing a package sewage treatmen: plam
capable of achieving at least Smgd Ammonia as u mean (if SEPA considered this still too high a Vortex plamt
could be used thus the Ammonia could be as fow as 0.4mg/l).

To put these costs inlo comparison we obtained some costs submitied by SW for the provision ot a public sewer
on the Isle of Tama off Mull. 106m of F00mm diameter rising main was costed a1 £26,216 - in comparison, it's
clear our estimate of cost is not inflated!

Giiven the great disparity in costs we have not et progressed o PDE submission to SW as it appears the cost ol a
sewer connection, even i it was acceptable w SW, would be unfeasible for a single dwelling. We ook forward
10 YOUT Fesponse.

o R,

170726s5giwc01 — Mossbhank
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Regards

lan Comer

T

From: Andrew Mowat |
Sent: 12 July 2017 10:17

To: lan Cornel

Subject: K170215 Giblin - Drainage
below

Good morning lan,

As discussed, approximate cost for mains connection for above.

Gihlin

Ske 2, Stralts, Mosshank Shetlan ZEZSNE
Senage & Storas Waber Connstlion

8gh lﬁsﬂé Extirzats - HO 1HFD PROVDED
E@iﬁ =1 iﬁﬁm @iﬁmm rﬁarﬁtmr&w-ﬁ

3 Gl bemy T e Tokal
Serrwaton and Wﬂﬁm Tfefm; o 13.073.00
2oz Crossing Drsleling pervilis snd refllcmenepamend 05203
Serez e Pomplng F=ton 855?;5%
SEscrmreiing menkels 133300
WayisevEs 00000
ikvere pR ik

. Total “£38,591.00

Regards,

PTARMIGAN

Andrew MdMowat
Architectural Techniclan

Frem: lan Corner
Sent: 10 July 2017 11:39
To; 'Giblin, Louise’ I IR e
Subject: Site 2, Strait, MOssbdnk Shclland £L7 9RI3

Louise,
Thanks for speaking 10 me last week about this site in Shetland. Since our conversation we have been appointed
by Ptarmigan Homes of Inverness to progress an environmentally acceptable solution for the treatment and

disposal of foul and surface walter [rom the proposed dwelling. 1t is that regird that we wrile o you,

The dwelling, which will have 5-bedrooms thus 7PE, is located within a relatively constrained site {sce attached
location plan) at Mossbank. Constrained in as much as the site is triangular in shape, is bounded by two roads

e

170726sgiwc01 — Mosshank
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along the long sides of the triangle, and is bisected by a watercourse on the NE end of the site. We arc aware
there is a public sewer serving Mossbank to the SE of the site. However, it's apparent that the nearest manhole to
which a physical conncetion could be made (assuming there is capacity within the public sewer network) is in
excess of 100m from the site and up a hill thus pumping would be required. When consideration is given to the
physical impediments of achieving a sewer connection and the costs associated with that it’s apparent a
connection o the public sewer is not a viable option when compared to the provision of a private sewage
treatment solution.

When consideration is given to the ground conditions on the site {peat underlain by boulder clay with rock head
at shallow depth — as can be seen on the Geological map of the arca) it’s apparent that it would not be possible to
locate a soakaway compliant with BS6297:2007 or the requirements of Buitding Control or SEPA within the
confines of the site. While this is regrettable (clearly a s.t. and soakaway provides our client with the cheapest,
most environmentally acceptable private sewage treatment and disposal selution) it is the reality of the situation,

This leaves us with only one other solution for the development and that is to service the sitc by way of an
EN12566 compliant package sewage treatment plant discharging to the small watercourse that passes through
the NE cnd of the site. This watcreourse is shown on the 1:2,000 map and flows north from the site to the sca
approximately 70m away. Efftuent quality would be no less than Smg/l ammonia and mdeed, if the site lends
itself to a Biorock plant, the Ammonia would be 3mg/l as per the PIA for that system. If possible 25m? pf partial
soakaway would be incorporated into the outfall from the treatment plant. The NGR for the site is HU44993
75548 and the proposed discharge location would be NGR HU45008 75568,

We would be obliged if you would consider our propoesal and indicate whether, at least in principle, the efflucni
quality and discharge location would mect with SEPA’s approval. Should you wish 1o discuss the proposal
further please don’t hesitate to contact me directly.

Regards

Tan Comer
JIG Ltd

prr.

170726sgiwc01 — Mossbank
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YOURREF  2017/247/AMSC

QUR REF

DATE 31 January 2018

FAQ

PTARMIGAN ¢/

LE oy B oL
CERE R DD

K170215

Castle House

Fairways Business Park
Development Services Inverness, IV2 BAA
Shetland Council
8 North Ness Business Park
Lerwick, Shetland, 781 0LZ

Case Officer

PROJECT  APPEAL FOR APPLICATION TO DISCHARGE CONDITIONS 3a — 3d AMSC (REF: 2016/280/PPP)

ABDRESS

SITE 2, STRAIT, MOSSBANK, SHETLAND, ZE
Supporting statement outlining matters we consider to be taken into account in determining the appeal:

The site is out with what is considered by SEPA and Scottish Water (SW} to be the “sewered area”. Shettand
Council {SC) appears to have its own description of “sewered area” and it doesn’t match with the
Government allocated regulators {Approval documentation/ correspondence has been attached with this
application).

Although the outline planning permission contained a condition to connect to mains sewer, the Client was
advised it was considerably closer to the site, therefore it is unfair that SC can sell sites that aren't accessible
to a local sewer without a cost prohibitive pump.

A mains connection aption was considered once SC outlined the requirement, however after cost analysis
the whole project became financiaily unviable, due to the reguirement of a pumping package, 100m of
adaptable standard pipework and potential costs for Deeds of Servitude from third party landowners.

Our Client is always willing to work with 5C and although SUDS is not a requirement for single houses, SC
local policies requested it, where the drawings & specification were revised to comply. They are a young
family trying to build an affordable house, which would support the housing shortage within Shetland and
enhance the area, contributing to the regeneration.

We look forward to receiving your response and in-the-mean-time, please feel free to contact us for any
further information

Yours sincerely,

Andrew Mowat
Architectural Technician

I Lh -:'"‘3(:?-’3 feg pre-iigﬂﬁi
PFrarmigan Homes Ltd | Company registered in Scottand (52393327 § VAT 2610 1532 83 | Director: A Roy 1 ] 1
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Qur Ref: CAR/R/1160225
Your Ref:

The Occupier

New Dwelling

Site 2

Strait

Mossbank

Shetland

ZE2 9RB 23 August 2017

WATER ENVIRONMENT (GONTROLLED AGTIVITIES) (SCOTLAND) REGULATIONS 2011
(“THE REGULATIONS")

NOTIFICATION OF REGISTRATION: DISCHARGE (SEWAGE)
REGISTRATION REFERENGE: CAR/R/1160225

Further to your application received on 25 July 2017 for authorisation under regulation 7 of the
Regulations, the Scottish Environment Prolection Agency hereby notifies you that it has granted
your application and has authorised the carrying on of the controlled activity specified below at the
site specified below (“the Authorised Activity”), subject to the conditions specified below, from the
date specified below, by registering the following particulars in the register maintained by it under
regulation 37 of the Regulations.

Site Details
Site NEW DWELLING
Address or Location SITE 2
STRAIT
MOSSBANK
SHETLAND
Postcode ZE2 9RB

Authorised Activity

The discharge of sewage effluent from a treatment system serving the above property to enter an
un-named walercourse via a partial soakaway at national grid reference HU 45008 75568.

Conditions of Authorisation

1. The discharge of sewage effluent shail be from a population equivalent not exceeding 7.

Conl'd/
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242

2. Prior to discharge, the sewage effluent shall be lreated by package treatment plant which is
designed to produce an effluent of:

Mean quality not exceeding & milligrams per litre of ammoniacal nitragen

3. Other than as specifically permitted or fimited by any condition of this authorisation, the
Authorised Activity shall not have a significant adverse impact on, or cause poliution of, the
water environment.

4. The treatment system specified in Condition 2 above shall be operated and maintained in
accordance with the manufacturer's or designer's recommendations, and in any event, shall be
maintained in good working order.

Date of Authorisation

This authorisation will take effect from 23 August 2017.

Should you have any queries regarding this authorisation, please contact the Registry Depa
at the Dingwall office, Graesser House, Fodderty Way, Dingwall, IV15 9XB or telephone

Notes

1. ltis an offence under regulalion 44(1)(c) of the Regulations to fail to comply with or contravene a registralion
{including any condition imposed).

2. If you are aggrieved by any of the terms and condilions attached to your registration you have a right of appeal
to the Scotlish Mimisters under reguiation 50(c) of the Regulations. The bringing of an appeal against a
condition will not have the effect of suspending the operation of the condition. You may also appeal if you have
been granted a form of authorisation which is differant from the form of authorisation which you believe ought to
have been granted, under regulation 50(b) of the Regulations. Any such appeal should be made in writing to the
Scottish Ministers within 3 months of the date of registraticn. The detailed provisions for appeals are sel out in
Schedule 9 of the Regulations. Appeals should be sent to;

Diractorata for Planning and Environmental Appeals, 4 The Courtyard, Callendar Business Park,
Callendar Road, Falkirk, FK1 1XR
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Andrew,
Just off the phone to him.

Local planning policy is to include SUDS even for single dwellings, whether it's a reguirement or not
under the Controlled Activities Reguiations 2011. The rationale is that piecemeal development is the
norm on Shetland and, as here, another house, or houses, coutd be build adjacent and using the
same surface water system. Logically it makes sense and is hard to argue against albeit its legally
probably unenforceable

t suggested the incorporation of a short {5m) tength of French Drain into the surface water drainage
system for the house and he agreed that would be acceptable. Can you do that ok??

Regards

lan

From: Andrew Mowat [mailtc |
Sent: 22 September 2017 11:06

To: lan Corner
Subject: K170215 Giblin - Drainage Proposals

Good maorning lan,
Building Control have responded to our drainage proposal for above:
‘I would note that the amended plans do not provide for a SUDS device and the proposal is still

contrary to Shetland Local Development Plan WD3. | would appreciate if you would Iook mto thiS £4
may be helpful to discuss this with the Council’s Drainage Engineer, Colin Smith on | :

F have sent them a copy of the drainage assessment with SEPA authorisation, however they are still
insisting on SUDS.

Thanks,

PTARMIGAN

Andrew Mowat
Architectural Technician

Prarmigan Homes Lid | Castle House Fairways Business Park Invernsss 1V2 64A | 01463
611050 | Company registared in Scotland (SC393327) | VAT 250 153243
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From: Barry Hardy [mai
Sent: 24 October 2017 15:50

To: lan Corner JEE R

Subject: RE: Shetland - HELP!

lan,

The public sewered area does not extend to the developmeant site which is approx 100m from the
nearest sewer. Should you wish to connect to the public sewer you may do so but at your own
expense. Should you wish those sections of the connecting pipework, out-with the curtilage of the
new property, to be vested with Scottish Water (W) you would need to design to our adoptable
standard. You would need to make an approach via the cannections team for details of this process
and you would need to obtain Deed of Servitude from third party landowners to permit $¥ access
to maintain the adopted sewer.

Please note SW will accept fou! flows only from this development. if connecting flows to the public
sewer can only be achieved by pumping, probably the cheapest solution would be to install a small
package pump and locate within the curtitage of the property. The pump would remain a private

asset and would not be maintained by SW.

[ hope this goes some way to answering your questions. If | can be of further help please get in
touch.

Regards

Barry

Barry Hardy

Asset Planner — North

WW Risk and Lifecycle Planning
Scottish Water

Henderson Drive

INVERNESS V] 1TR

From: Ian Corner ERtraimeitiitenes
Sent: 23 October 2017 20:35

To: Barry Hardy

Subject: RE: Shetland - HELP!

Barry,

Thanks very much for getting back to me so promptly, it is much appreciated.

The NGR for the site is HU44993 75548 and F've attached a site and location plan to help find the
site. Any comments you may wish to make about the fact any connection could only be achieved by
pumping, i.e. what section would remain private, etc. or indeed any other positive or negative

comment you wish to make would be much appreciated,

Regards
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lan Corner

From: Barry Hardy |
Sent: 23 October 2017 09:40

To: lan Corner
Cc: lan Corner
Subject; RE: Shetland - HELP!

Hilan,

lam currently Asset Planner for Shetland. | would consider a small headroom of up to seven houses
available capacity at Hamarsgarth Mossbank ST subject to confirmation. Can you confirm the NGR
for this development?

Kind regards

Barry

Barry Hardy

Asset Planngr — North

WW Risk and Lifecycle Planning
Scottish Water

Henderson Drive

INVERNESS lVl 1TR

From: Kevin Clifton

Sent: 23 October 2017 09:03
To: Barry Hardy .,
Cc: lan Corner (HEEERcEREs S
Subject: PW: Shetfand - HEL.PI

Hi Barry,

As planner for Shetland can you provide a response in connection with the email below regarding
asset capacity,

Regards

Kevin Clifton

Asset Planner

North Waste Water Risk and Lifecycle Planning
Strategic Customer Service Planning

Mobile

From: [an Corner [RaEaii et iy
Sent: 18 October 2017 15; 25

To: Kevin Clifton

Subject: Shetland - HELP!
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Kevin,

Assuming you're stil acting as an Asset Planner (it's been a while since last | contacted you) 1 was
wondering whether you may be able to help with a problem that a client of ours is having with
Shetland Council’s planning department.

Basically we have a client who wants to huild a single house at a place called Mossbank on Shetland.
The village is served by a SW public sewer and s.t. (Hamarsgarth 5.7) which appears to have little, if
any spare capacity, see attached Asset Capacity search outcome.

The planner is basically insisting that the client, no matter the cost, connect to the public sewer.
SEPA has already been provided with costs that show that such a connection is excessive for a single
dwelling and have granted a discharge Registration for a discharge from a private sewage treatment
plant to a watercourse that flows through the site. The planner has stated categorically that this
doesn’t matter and that planning policy does not take account of the cost of connection.

To try to take this forward it would be a great help if we could ascertain from S\W just whether there
is any spare capacity in the public s.£. to actually accept the flow from a single dwelling and, also, if
possible, to ascertain what the total spare capacity is of the s.t., i.e. how many properties could
connect?

| doubt that Shetland is in your domain but 1 was hoping you may be able to facilitate a response
from whatever Asset Planner deals with Shetland. | know the route should be via Customer
Connections but time is of the essence and | just know that submitting a PDE will not elicit the
information we really need, i.e. existing spare capacity of the 5.T. Is this something you could help us
with? You know I'm only asking because we are at the end of our tether - no-one could have
foreseen the planners response at such a late stage in the process, especially after obtaining the
relevant Registration from SEPA. Any assistance would be greatly appreciated.

Regards

lan Corner
JG Ltd

Click here to report this sender/email as spam to the SW Managed Email Service.

Privileged/Confidential information may be cenlained in this Email and any files transmitted with it. If you are not the intended
recigient you should not retain, copy or use this Email for any purpose or disclose all or part of its contents to any person. If you
have received this Email in error please notify the sender immediately and delete this Email from your system.

Opinions, conciusions and olher Information in this message that do nct relate {o the official business of Scottish Water {"SW"),
Scotlish Water Horizons Ltd ("SWH"),Scottish Water International Ltd ("SWI"} or Scottish Water Solulions 2 Ltd ("SW32"} shall
be understood as neither given nor endorsed by them. The contents of Emails sent and received by SW, SWH, SWI and SWS2
are menitored,

WARNING: Although SW, SWH, SWI| and SWS2 have taken reascnable precautions to ensure no viruses or other malicious
software are present, SW, SWH, SWI and SWS2 cannot accept responsibility for any [oss or damage arising from the use of
this Email or attachments however caused. The recipient should therefare check this Email and any attachmenis for the
presence of viruses or cther malicious software.

Scottish Water

wogr aootlishwator ool
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Local Review Reference: 2017/247/AMSC — LR31

Section 8. Representations/Hearing Statements

Date of Local Review Body meeting 10/04/2018
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Holden John@Development Management

From: Alison Foyle <dccalison@btinternet.com>
Sent: 24 February 2018 14:23

To: Holden John@ Development Management
Subject: 2017/7247/AMSC - LR31

Attachments: Plan app comment 2018-02-10.doc

Dear Mr Holden,

Please see a [etter attached from Delting Community Council with regards to 2017/247/AMSC — LR31, The original
letter will be sent in the post to you.

Yours sincerely,

Alison Foyle.

Alison Foyle, Clerk

Delting Community Council

Telephone: 01595 890213
E-mail: dcc.alison@btinternet.com
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Delting Community Council

Chairman: Mr Alastair Cooper Clerk: Mrs Alison Foyle

Linga Grace Dieu

MOSSBANK SKELLISTER

Shetland Shetland

ZE2 9RB ZE2 9PP

01806 242463 01595 890213
E-mail: alastair.cooper@shetland.gov.uk E-maikdec.alisen@btinternet.com
Date: 24" February 2018 File Ref: 2018/02/10

Local Review Body

¢fo Planning Service

Development Services Department
cfo Train Shetland

North Gremista Industrial Estate
Lerwick

Shetland

ZE1 0PX

Dear Mr Holden

2017/247/AMSC — LR31

Deiting Community Council held their monthly meeting recently and Members fully support this
appeal. [tis ridiculous that the SIC sold a site and did not make the applicant aware of the sewer
connection issue and the huge costs associated with this. Given the distance to connect to the

sewer, they will need to cut the public highway fwice and put in 2 pumps. Members think this is
unbelievable.

Yours sincerely

Alison Foyle (Mrs)
Clerk
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