ltem: 3.1
Local Review Body: 21 March 20109.

Proposed Conversion of Redundant Agricultural Building to House
at Quivals, Sanday (18/404/PP).

Report by Chief Executive.

1. Purpose of Report

To determine a review of the decision of the Appointed Officer to refuse planning
permission for the proposed conversion of a redundant agricultural building to a
house at Quivals, Sanday.

2. Recommendations

The Local Review Body is invited to note:

2.1.

That planning permission for the proposed conversion of a redundant agricultural
building to a house at Quivals, Sanday, was refused by the Appointed Officer on 14
December 2018, for the reasons outlined in section 3.2 of this report.

2.2.

That the applicant has submitted a Notice of Review requesting that the decision of
the Appointed Officer, referred to at paragraph 2.1 above, be reviewed.

It is recommended:

2.3.

That the Local Review Body determines whether it has sufficient information to
proceed to determination of the review, and if so:

e Whether to uphold, reverse or vary the decision of the Appointed Officer.

¢ In the event that the decision is reversed or varied, the reasons and the detailed
conditions to be attached to the decision notice.

2.4.

That, in the event the Local Review Body agrees that further information is required
to determine the review, what further information is required, which parties are to be
requested to provide the information, and whether to obtain further information by
one or more of the following methods:

e By means of written submissions; and/or.
e By the holding of one or more hearing.
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2.5

That, should the Local Review Body propose to reverse the decision of the
Appointed Officer and grant planning permission contrary to the flood risk advice
provided by the Scottish Environment Protection Agency, in terms of the Town and
Country Planning (Notification of Applications) (Scotland) Direction 2009, the Clerk to
the Local Review Body should notify Scottish Ministers of the intent to grant planning
permission to allow them to determine whether or not it is appropriate to call in the
planning application for their determination.

3. Background
3.1

Planning application 18/404/PP relates to the proposed conversion of a redundant
agricultural building to a house at Quivals, Sanday.

3.2.

The Appointed Officer refused the planning application on 14 December 2018 on the
following grounds:

3.2.1.

The development is located in an area at risk of coastal flooding. A Flood Risk
Assessment (FRA) has been supplied at the request of the Scottish Environment
Protection Agency (SEPA), but SEPA has confirmed the FRA does not demonstrate
that the development would be free from the risk of flooding. SEPA and Engineering
Services have objected to the application for this reason. Policy 13 of the Orkney
Local Development Plan 2017 “seeks to avoid situations where development would
have a significant probability of flooding” and Policy 1 does not support development
that would result in an unacceptable level of risk to public health and safety. Scottish
Planning Policy states in paragraph 256, that “the planning system should prevent
development which would have a significant probability of being affected by
flooding”.

3.3.

In terms of the Town and Country Planning (Schemes of Delegation and Local
Review Procedure) (Scotland) Regulations 2013, the applicant has submitted a
Notice of Review and supporting information, which is attached as Appendix 1 to this
report.

3.4.

The Planning Handling Report, Planning Services file and the Decision Notice,
including the reason for refusal, referred to in section 3.2 above, are attached as
Appendices 2, 3 and 4 to this report.
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4. Review Procedure
4.1.

In response to a Notice of Review “interested parties” are permitted to make a
representation to the Local Review Body. “Interested parties” include any party who
has made, and not withdrawn, a representation in connection with the application. A
single representation, attached as Appendix 5 to this report, has been received from
SEPA, who objected to the development. The representation confirms that their
position remains unchanged, in that the site is at risk from coastal flooding.

4.2.

Under the review procedure, the applicant is given the opportunity to make comment
on any additional representations received. No further comment was received.

4.3.

In accordance with the Council’s policy to undertake site inspections of all planning
applications subject to a local review, prior to the meeting to consider the review, a
site visit to Quivals, Sanday, was undertaken at 09:45 on 21 March 2019.

4.4,

The Local Review Body may uphold, reverse or vary the decision of the Appointed
Officer. In the event that the decision is reversed, draft planning conditions are
attached at Appendix 6 for consideration.

4.5.

If the Local Review Body decides that further procedure is required, it may decide to
hold a pre-examination meeting to consider what procedures to follow in the review,
or to obtain further information by one or more of the following methods:

e By means of written submissions; and/or.
¢ By the holding of one or more hearing(s).

5. Relevant Planning Policy and Guidance

5.1.

Section 25 of the Town and Country Planning (Scotland) Act 1997 as amended
states, “Where, in making any determination under the Planning Acts, regard is to be
had to the development plan, the determination is, unless material considerations
indicate otherwise....to be made in accordance with that plan...”

5.2.

The full text of the Orkney Local Development Plan 2017 (OLDP 2017) and other
supplementary planning advice and guidance can be read on the Council website at:

http://www.orkney.gov.uk/Service-Directory/D/Planning-Policies-and-Guidance.htm
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The policies and supplementary guidance listed below are relevant to this
application:

e Orkney Local Development Plan 2017:

Policy 1 — Criteria for All Development.

Policy 2 — Design.

Policy 5 — Housing.

Policy 8 — Historic Environment and Cultural Heritage.

O O O O O

Policy 13 — Flood Risk, SuDs and Waste Water Drainage.

e Supplementary Guidance: Housing in the Countryside.
e Supplementary Guidance: Historic Environment and Cultural Heritage.
e Scottish Planning Policy 2014: Paragraphs 254-268.

6. Corporate Governance

This report relates to the Council complying with its statutory duties as a Planning
Authority and therefore does not directly support and contribute to improved
outcomes for communities as outlined in the Council Plan and the Local Outcomes
Improvement Plan.

7. Financial Implications

All resources associated with supporting the review procedure, mainly in the form of
staff time, are contained within existing Planning Service revenue budgets.

8. Legal Aspects

8.1.

Under the Planning etc (Scotland) Act 2006 and the Town and Country Planning
(Schemes of Delegation and Local Review Procedure) (Scotland) Regulations 2013
where an application for planning permission for local development has been
determined by the Appointed Officer in accordance with the Council’s Planning
Scheme of Delegation, the applicant is entitled to seek a review of that decision by
the Local Review Body.

8.2.

The procedures to be followed in respect of the review are as detailed in sections 4.3
and 4.4 above.

8.3.

A letter from the Chief Planner, Scottish Government, in July 2011 confirmed that a
review by a Local Review Body should be conducted by means of a full
consideration of the application afresh.
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8.4.

Under the Town and Country Planning (Notification of Applications) (Scotland)
Direction 2009, development which has been the subject of consultation with the
Scottish Environment Protection Agency (SEPA), and where SEPA have advised
against the granting of planning permission, must be notified to Scottish Ministers.
Ministers will then consider whether to call in the application for determination or
refer it back to the Council to decide the application.

9. Contact Officers

Angela Kingston, Clerk to the Local Review Body, extension 2239, Email
angela.kingston@orkney.gov.uk

Roddy MacKay, Planning Advisor to the Local Review Body, extension 2530, Email
roddy.mackay@orkney.gov.uk

Peter Trodden, Legal Advisor to the Local Review Body, extension 2219, Email
peter.trodden@orkney.gov.uk

10. Appendices
Appendix 1 — Notice of Review (pages 1 — 11)

Appendix 2 — Planning Handling Report (pages 12 — 16)

Appendix 3 — Planning Services File (pages 17 — 44)

Appendix 4 — Decision Notice and Reasons for Refusal (pages 45 — 50)
Appendix 5 — Further Representation from Interested Party (pages 51 — 54)
Appendix 6 — Draft Planning Conditions (page 55)

Pages 1 to 55, with the exception of page 55, can be viewed at
http://www.orkney.gov.uk/Service-Directory/D/application_search submission.htm
and inserting the planning reference “18/404/PP”.

All other documents can be viewed at
http://www.orkney.gov.uk/Council/C/LRC2019.htm and referring to the relevant
meeting date.
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Council Offices School Place Kirkwall KW15 1NY Tel: 01856 873 535 (ex 2504) Email: planning@orkney.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 100138632-002

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.

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) L—_l Applicant Agent

Agent Details

Please enter Agent details

Company/Organisation; | Breck Designs
Ref. Number: You must enter a Building Name or Number, or both: *
First Name: * Diane Building Name: Kveldsro
Last Name: * Grieve Building Number:
Telephone Number: * (01856) 871362 '(G‘Sdt:.’;f)? ! Weyland Terrace
Extension Number: Address 2:
Mobile Number: Town/City: * Kirkwall
Fax Number: Country: * Orkney
Postcode: * KW15 1LS
Email Address: * inffo@breckdesigns.com

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

Individual D Organisation/Corporate entity
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Applicant Details

Please enter Applicant details

Title: Mr You must enter a Building Name or Number, or both: *
Other Title: Building Name: Quivals Farm
First Name: * Stephen Building Number:

Last Name: * Oliver :(Asclcr:l;eegs ! Sanday
Company/Organisation Address 2:

Telephone Number: * Town/City: * Orkney
Extension Number: Country: * UK

Mobile Number: Postcode: * KW17 2BN
Fax Number:

Email Address: * _

Site Address Details

Planning Authority: Orkney Isiands Council

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

Address 1: QUIVALS

Address 2: OTTERSWICK ROAD

Address 3: SANDAY

Address 4:

Address 5:

Town/City/Settiement; ORKNEY

Post Code: KW17 2BN

Please identify/describe the location of the site or sites

Northing 1042026 Easting 367033
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Description of Proposal

Please provide a description of your proposal to which your review relates. The description should be the same as given in the
application form, or as amended with the agreement of the planning authority: *
(Max 500 characters)

Convert redundant agricultural building to a house

Type of Application

What type of application did you submit to the planning authority? *

Application for planning permission (including householder application but excluding application to work minerals).
[:l Application for planning permission in principle.

D Further application.

D Application for approval of matters specified in conditions.

What does your review relate to? *

Refusal Notice.
D Grant of permission with Conditions imposed.

D No decision reached within the prescribed period (two months after validation date or any agreed extension) — deemed refusal.

Statement of reasons for seeking review

You must state in full, why you are a seeking a review of the planning authority’s decision (or failure to make a decision). Your statement
must set out all matters you consider require to be taken into account in determining your review. If necessary this can be provided as a
separate document in the ‘Supporting Documents’ section: * (Max 500 characters)

Note: you are unlikely to have a further opportunity to add to your statement of appeal at a later date, so it is essential that you produce
all of the information you want the decision-maker to take into account.

You should not however raise any new matter which was not before the planning authority at the time it decided your application (or at
the time expiry of the period of determination), unless you can demonstrate that the new matter could not have been raised before that
time or that it not being raised before that time is a consequence of exceptional circumstances.

See Supporting Documents

Have you raised any matters which were not before the appointed officer at the time the D Yes No
Determination on your application was made? *

If yes, you should explain in the box below, why you are raising the new matter, why it was not raised with the appointed officer before
your application was determined and why you consider it should be considered in your review: * (Max 500 characters)
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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. You can attach these documents electronically later in the process: * (Max 500 characters)

Existing layout, proposed doors Proposed layout, windows (A) Site plan Client statement Agent statement

Application Details

Please provide details of the application and decision.

What is the application reference number? * 18/404/PP
What date was the application submitted to the planning authority? * 28/09/2018
What date was the decision issued by the planning authority? * 14/12/2018

Review Procedure

The Local Review Body will decide on the procedure to be used to determine your review and may at any time during the review
process require that further information or representations be made to enable them to determine the review. Further information may be
required by one or a combination of procedures, such as: written submissions; the holding of one or more hearing sessions and/or
inspecting the land which is the subject of the review case.

Can this review continue to a conclusion, in your opinion, based on a review of the relevant information provided by yourself and other
parties only, without any further procedures? For example, written submission, hearing session, site inspection. *

DYes No

Please indicate what procedure (or combination of procedures) you think is most appropriate for the handling of your review. You may
select more than one option if you wish the review to be a combination of procedures.

Please select a further procedure *

By means of inspection of the land to which the review relates

Please explain in detail in your own words why this further procedure is required and the matters set out in your statement of appeal it
will deal with? (Max 500 characters)

A site visit is required to appreciate the situation of the building in relation to perceived flood risk

In the event that the Local Review Body appointed to consider your application decides to inspect the site, in your opinion:

Can the site be clearly seen from a road or public land? * Yes D No
Is it possible for the site to be accessed safely and without barriers to entry? * Yes D No
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Checklist — Application for Notice of Review

Please complete the following checklist to make sure you have provided all the necessary information in support of your appeal. Failure
to submit all this information may result in your appeal being deemed invalid.

Have you provided the name and address of the applicant?. * Yes D No

Have you provided the date and reference number of the application which is the subject of this Yes D No

review? *

If you are the agent, acting on behalf of the applicant, have you provided details of your name Yes D No D N/A

and address and indicated whether any notice or correspondence required in connection with the
review should be sent to you or the applicant? *

Have you provided a statement setting out your reasons for requiring a review and by what Yes D No
procedure (or combination of procedures) you wish the review to be conducted? *

Note: 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. You may not have a further opportunity to add to your statement of review
at a later date. It is therefore essential that you submit with your notice of review, all necessary information and evidence that you rely
on and wish the Local Review Body to consider as part of your review.

Please attach a copy of all documents, material and evidence which you intend to rely on Yes D No
(e.g. plans and Drawings) 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 to provide the
application reference number, approved plans and decision notice (if any) from the earlier consent.

Declare — Notice of Review
I/We the applicant/agent certify that this is an application for review on the grounds stated.
Declaration Name: Ms Diane Grieve

Declaration Date: 11/01/2019
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Mr & Mrs S Oliver
Quivals Farm
Sanday

KwW17 2BN

Local Review Body
Committee services
Chief executives services
Orkney islands Council
Council Offices

School Place

Kirkwall

KW15 1NY

11* January 2019

Dear Sirs

Quivals Farm: Barn Conversion

Planning Ref: 18/404/PP

Quivals Farm house and outbuildings were built circa 1800. Some 200 years ago, and there is no
record either written or in memory of it ever flooding in all this time.

It has historical importance as it was once the islands only school and is indeed a ‘B’ listed building
along with the outbuildings, that we are dealing with here.

My hope is to convert the outbuilding into a family home for my wife, my daughter (currently in P6
at the local school) and myself.

As is shown in the plans submitted we are looking to work sympathetically with the building to bring
it back to life whilst being true to its original architecture.

Historic Scotland approved the plans and we have made a couple of subtle, yet important

amendments, to them based upon OIC’s planning suggestions. Eg, keeping the vented ridge tiles to
further maintain the originality.

SEPA have however objected to the proposal on the grounds that it falls within their flood plane.
They state that because of this the finished floor level should be at least 4.09 mtr above sea level.

They also state it would be ‘more at risk from flooding’ if we were to go ahead.

Ours would have a finished level of 3.49mtr above sea level, with a raising driveway to the existing

road. | would suggest at least a quarter of the occupied houses on the island have a floor level below
this.

How can an existing building be ‘more at risk from flooding’ simply by changing its use? Plus, SEPA
have recently launched their Flood Alert program, at great expense. This is supposed to notify you in
good time should a flood (in this instance an enormous change in sea levels) be imminent. We have



signed up for this, so IF this were to happen we would have plenty of time to leave. Unless SEPA
doubt their own abilities?

However, SEPA do give good advice in their ‘preparing for flooding’ site that we will utilise if allowed
to proceed.

They state that by having a grab bag by the door, with items that would be highly useful in a flood
emergency is a sensible precaution. Plus they point out that backflow, caused by flood water coming
back up through sewerage pipes is a substantial contributor towards water ingress. On their advise
we will fit one way butterfly valves to prevent this happening.

We have sold our house on Sanday to fund this project, and are currently living in rented
accommodation. Whilst | must stress that under no circumstances is this next statement meant in
any way to be considered leverage, it is however the reality. Our options are to either be allowed to
change the use and convert it into a home, or we walk away from it and more than likely move off
the island. Allowing it to fall into further disrepair and eventual collapse plus taking a child out of the
school.

I respectfully ask that on the grounds of common sense you allow us to maintain this wonderful
building and not allow it to become yet another ruin.

Many thanks for your time and consideration. This is obviously very important to us and a major key
to our future plans.

Stephen Oliver
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QUIVALS FARM
SANDAY

Planning reference: 18/404/PP

Flood Risk Statement

It is proposed to convert the farm steading to accommodation. It is a significant Listed Building
and by converting to accommodation the future of the building will be assured.

Whilst SEPA & Engineering Services object on the grounds of flood risk, this is an existing
building conversion and there is nothing the applicant can do regarding the location nor to
change the floor & ground levels significantly. Were it a new build, the house would simply be
moved to a different location

The house and steading have been in existence for around 200 years with no recorded flooding.
Although close by the sea, the large flat basin of water (the Oyce) will accommodate a massive
volume of sea water before producing any significant rise in level. This is a sheltered bay not
given to storms nor extreme tidal action. Having lived in Sanday all of my life, there is no
recorded or anecdotal history of significant flooding to properties within this part of the island.

A private access to the proposed house leads to the main road which has a spot level of 3.7m
OD. The access track will slope from 3.7m AOD to 3.35m OD. At a finished floor level of
3.50m above OD, the dwelling-house floors are considered to be at a safe height above sea level
(3.49m), albeit lower than SEPA recommendations.

SEPA specify an unusually high flood risk level of 4.09m OD stated as 3.49m OD plus 600mm
freeboard. SEPA further concede that they sometimes ‘overestimate the flood risk in Sanday’.
It would take a massive rise in sea levels combined with tidal & wave action to produce the
flood levels discussed. As with all tidal flooding, the timescale amounts to hours — or less -
rather than days.

The applicant has signed up to the SEPA flood warning scheme so will receive timely warning
to evacuate the premises, therefore there will be no risk to life. Prevention and evacuation
measures will be put in place by the owner to protect the property. The building design will
follow flood risk guidelines in the specification and construction of elements, such as using
water resistant materials, installing electrics above the perceived flood level

As significant numbers of housing in Sanday are below the ‘high risk flood level’, which have
never flooded, it is important that a degree of common sense prevails in deciding whether houses
in the area may be occupied, renovated and improved

Breck Designs (Agent)
Kveldsro

Weyland Terrace
Kirkwall
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Appuudlk 2

Planning Handling Report

Application Number: | 18/404/PP.

Application Type: Planning Permission.

Proposal: Convert redundant agricultural building to a house

Applicant: Stephen Oliver, Otterswick Road, Sanday, Orkney,
KW17 2BN

Agent: Di Grieve, Breck Designs, Kveldsro, Weyland Terrace,
Kirkwall, Orkney, KW15 1LS

1. Summary

This application for planning consent is to convert a redundant agricultural building to
a house, which is part of the Category B listing of Quivals, Sanday.

2. Consultations

2.1.

Scottish Water — No objection.

2.2

Roads Services — No objection subject to relevant condition and informative.
2.3.

Engineering Services — Objection. We object to the proposed development on flood
risk grounds for the following reasons:

» The location of the proposed development is considered to at high risk of
coastal flooding

e According to available estimates of the 200 year coastal flood level, a building
at the location of the proposed development with a FFL of 3.5m AOD would
be at risk of internal flooding.

» Emergency access and egress. Information demonstrating that emergency
access and egress could be made during periods of predicted flooding events
has not been provided.

2.4,

Scottish Environment Protection Agency (SEPA) — Objection. We understand the
difficulty in that this application is for the conversion of a redundant building.
However, the information submitted confirms that the property would be at risk of
flooding. The current use of the building is considered a “less vulnerable” land use
within our Land Use Vulnerability Guidance whilst the proposed use is a “highly
vulnerable” use. This application therefore represents an increase in vulnerability to
flood risk and, based on the information now available to us, we consider that the
risk of flooding to the existing building is such that we do not consider it is suitable for
conversion to a highly vulnerable use. We must therefore object to this application on
flood risk grounds.
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3. Representations
3.1.

No representations have been received.

4. Pre-application Advice

4.1. No pre-application advice was sought prior to formal submission.

5. Relevant Planning History

Reference. | Proposal. Location. Decision. | Date.

18/251/LB | Install internal wall Quivals, Approved | 13.08.2018

insulation, boiler and Otterswick Road,
radiators, and remove

o . Sanday,
rtition (retrospect
partition ( pective) Orkney,
KW17 2BN
18/405/LB | Demolish lean-to and Quivals, , Pending | N/A

modemn walls, remove | Otterswick Road,
vented ridge tiles, point

roof slates, install Sanday,
rooflights, metal Orkney,
rainwater goods, KW17 2BN

casement windows,
doors, and other
internal alterations
including removal of
stalls

6. Relevant Planning Policy and Guidance

The full text of the Orkney Local Development Plan 2017 (OLDP 2017) and
supplementary guidance can be read on the Council website at:

http://www.orkney.gov.uk/Service-Directory/D/Planning-Policies-and-Guidance.htm

The following policies are relevant to this application:

6.1. Orkney Local Development Plan 2017:
Policy 1 — Criteria for All Development;

Policy 2 — Design;
Policy 5 — Housing;
Policy 8 — Historic Environment & Cultural Heritage;

Policy 13 — Flood Risk, SUDs and Waste Water Drainage.
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6.2. Supplementary Guidance
Supplementary Guidance: Housing in the Countryside;

Supplementary Guidance: Historic Environment and Cultural Heritage.

6.3.
Scottish Planning Policy 2014: Paragraph 256

7. Legal Aspects

7.1.

Section 25 of the Town and Country Planning (Scotland) Act 1997 as amended (the
Act) states, “Where, in making any determination under the Planning Acts, regard is
to be had to the development plan, the determination is, unless material
considerations indicate otherwise...to be made in accordance with that plan...”

7.2,

Section 6 of the Planning (Listed Buildings and Conservation Areas) (Scotland) Act
1997 states: “Subject to the following provisions of this Act, no person shall execute
or cause to be executed any works for the demolition of a listed building or for its
alteration or extension in any manner which would affect its character as a building
of special architectural or historic interest, unless the works are authorised.”

7.3.

Section 64 of the Planning (Listed Buildings and Conservation Areas) (Scotland) Act
1997 sets a general duty as respects conservation areas in exercise of planning
functions: “In the exercise, with respect to any buildings or other land in a
conservation area, of any powers, special attention shall be paid to the desirability of
preserving or enhancing the character or appearance of that area.”

7.4.

Where a decision to refuse an application is made, the applicant may appeal under
section 47 of the Act. Scottish Ministers are empowered to make an award of
expenses on appeal where one party's conduct is deemed to be unreasonable.
Examples of such unreasonable conduct are given in Circular 6/1990 and include:

» Failing to give complete, precise and relevant reasons for refusal of an
application.

e Reaching a decision without reasonable planning grounds for doing so.
¢ Not taking into account material considerations.

» Refusing an application because of local opposition, where that opposition is not
founded upon valid planning grounds.
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8. Assessment
8.1

Quivals is located off Otterswick Road, Sanday, in close proximity to the coast on the
east. The existing dwelling comprises of several outbuildings, and the subject of this
application is a single storey L-shaped byre with equal arms to the east of the site.
The conversion of a redundant building is encouraged and would preserve Orkney’s
cultural heritage. As such, the principle of the proposed development is acceptable
under the criteria of Policy 5(ii).

8.2.

The site would be accessed from a new access which Roads Services has no
objections. The site would be of adequate size to accommodate the drainage
strategy and sufficient amenity space. The conversion of an established built form
would not cause unacceptable adverse impacts on the amenity of the adjacent
property/user and would have no landscape impact. The detailing would be
sympathetic to the character of the area and reinforce the identity of Orkney’s built
environment.

8.3.

Given the nature of the site, it is situated within an area at high risk of coastal
flooding. The agent has supplied a Flood Risk Assessment following initial
objections. However, SEPA have maintained their objection on the basis that the
finished floor and ground levels would not be sufficient to ensure the proposed
dwelling would be safe from flooding, nor comply with the requirements for dry
access and egress.

8.4

Engineering Services have also maintained their objection on the same basis, along
with the lack of information regarding emergency access and egress during periods
of predicted flooding events.

8.5.

While the development would utilise an existing structure that has stood for a
considerable amount of time, it does not supersede the requirement for protection
against flooding. This is further exacerbated by the change to a ‘highly vulnerable’
use. In the absence of acceptable site levels, it can be concluded that the
development would be not be sufficiently protected from coastal flooding. For that

reason, the development is contrary to Policy 13 of the Orkney Local Development
Plan.

8.6

Details regarding the listed elements are considered through the sister application
reference 18/405/LB, which focuses on the importance of preserving and enhancing
the building, its setting and any features of architectural or historic interest.
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9. Conclusion

The development is acceptable in principle. However, the flood risk assessment fails
to demonstrate an acceptable finished floor level and dry access egress
requirements. The development is therefore not suitable for its location due to the
inherent flood risk. Both SEPA and Engineering Services have objected to the
application for this reason. As such, it must be concluded that the development
would be at risk of coastal flooding and is therefore contrary to Policy 13 of the
Orkney Local Development Plan 2017.

10. Decision
Application Refused

1. The development is located in an area at risk of coastal flooding. A Flood Risk
Assessment (FRA) has been supplied at the request of the Scottish
Environment Protection Agency (SEPA), but SEPA has confirmed the FRA
does not demonstrate that the development would be free from the risk of
flooding. SEPA and Engineering Services have objected to the application for
this reason. Policy 13 of the Orkney Local Development Plan 2017 “seeks to
avoid situations where development would have a significant probability of
flooding” and Policy 1 does not support development that would result in an
unacceptable level of risk to public health and safety. Scottish Planning Policy
states in paragraph 256, that “the planning system should prevent
development which would have a significant probability of being affected by
flooding”.

11. Contact Officers

Jamie Macvie, Planning Manager, Development Management, extension 2529.

Dean Campbell, Graduate Planner / Planning Technician, extension 2528.
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Council Offices School Place Kirkwall KW1S 1NY Tel. 01856 873 535 (ex 2504) Emall: planning@orkney.gov.uk

Applications cannol be validated until ali the necessary documeniatian has been submitied and the raquised fee has been paid,
Thank you for completing this application form:

ONLINE REFERENCE 100138632-001

The online reference is the unique reference for your online form only. The Planning Authority will allocate an Application Number when
your form ie valldated. Plaase quote this reference If you need to contact the planning Authority about this application.

Type of Application

What is this spplication for? Please seleci one of the following; ~

@ Application for planning permission {incluging changes of use and surface mineral working).
D Apptication far planning permasson in ponciple,

G Further agplication, (including renewal of planning permission, modification, variation or removal of a planning condition etc)

D Application for Approval of Matters specified in condilions.

Description of Proposal

Please describe the propossl including any change of use: * {Max 500 characters)

Convert an agricultural barn to residential accommodation

Is this a temporary permission? * O Yes No

If a change of use is to be included in the proposal has i already taken place? D Yes E No
(Answer ‘No' if there is no change of use.) *

Has the work already been started and/or completed? *
Ne D Yes — Slarted D Yes - Completed

Applicant or Agent Details

Ara you an apphcant o an agent? * (An agent s an archilect. consultant ar someohe slse acting
on hahalf of the applicant In connection with this application) D Applicant EAgam
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Agent Details

Please enter Agent details

Company/Organisation; | Breck Designs

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

First Name: * i Building Name: Fvsloso

Last Name: * Grieva Buslidirig Numkber:

Talephone Mumber: * (01856} 871362 fgg;ﬁf; -1 Wayland Terraca

Extension Number: Address 2:

Mobile Number. Town/City: * ISR

Fax Number; Country: * Orkney
Postoods: * KW15 LS

Email Addrass: info@breckdeslgns.com

Is the applicant an individual or an organisationfcorporate entity? *

tndividual [ Organsatian/Corporate entity

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

Building Nameg
Building Numiber,
Address 1
{Srest): *
Address 2
TowniCity: *
Country: *

Postoode: *

Quivals

Oiterswick Road

Sanday

Drkney

KW17 28N

Applicant Details
Please entar Appilcant detalls

Titte: M
Other Tillg:

First Name: ¥ Stephen
Last Nama: * Oliver
Company/Qrganisation

Telephone Mumber: *

Extension Numbet:

Motule Mamber:

Fax Number:

Email Address: * —
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Site Address Details

Planning Authority:

Full postal address of the si

Address 1.

Address 2:

Address 3!

Address 4;

Addrass §;

Town/City/Sattlament:

Post Gode:

Please idenfify/describe the location of the site or siles

Qrkney Islands Gouncl

t¢ {Including posicode where aveilable):

QUIVALE

QTTERBWICK ROAD

SANDAY

ORKNEY

K17 2BN

Nazthlng

042026

Easting

367033

Pre-Application Discussion

Have you discussed yaur proposal with the ptanning authority? *

Yas El No

Pre-Application Discussion Details Cont.

in swhat format was the feedback given? *

ﬂ Meeting Telephone D Letter

D Email

Please provide a descripbion of the leadback you waie glven and the name of the officer who provided 1is feedback. #f a processing
sgresnent {nole 1]is currently in place or if you gre currently discussing a processing agreement vath the planning suthority, please
provide details of this. (This will help the authority to deel with this application more efficiently.) * {max 500 characters)

Client discussed teh proposal with Margaret Gillon, planning advice and positive feedback were given

Title:

First Name:

Correspondence Reference

Mugnbar:

Cther title;

J Last Name:

Date (ddimmifyyyy):

Mole 1. A Processing agreement involves selting out the key stages invelved in determining a planning application, sdentifying what
information is required and from whom and setting fimescales for the delivery of various stages of the process.
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Site Area

Please state the site area: 1500.00

Please state lhe measuremen type used; L Heclares (ha) Square Melres (sq.m)

Existing Use

Please describe the current or most recend user * (Max 500 characters)

Agricutture barm, cattle housing & storage

Access and Parking

Are yau proposing a mew altered vehicle access o or from a public roed? * Yes D Me

If Yes please describe and show on your drawings the position of any existing. AHered or new access poinis, highlighting the changes
yolu propose io make. You should alse show axisting footpaths and note if there will be any impact on thess.

Ara you proposing any changa to publie paths, public rights of way or affectng any putiic right of access? * D Yas @ No

i Yag please show on your drawings the position of any affected sreas hiphlighting the chianges you propose to make, Including
arrangaments for continuing of alternative publiic access.

How many vehicle parking spaces (gareging and open parking) currently exist on the application 4

Sile?

How many vehicla parking spaces (garaging and open parking) do you propose on the sile {L.e. the A

Total of existing and anty new spaces or a radused nurber of spaces)? ” l

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

Water Supply and Drainage Arrangements

Will your proposal require new or altered water supply or drainage emrangemenis? * E] Yes D Mo

Are you proposing fo connect to the public drainage neiwerk {eg. to an existing sewer)? *

D Yes - connecting to public drainage network
Mo — proposing to make private drainage smangements
D Mot Applicable — only arrangements for waler supply required

As you bave indicaled that you arg proposing lo meke private drainage arrangaments, please provide furthier details.

What private arangements are you propesing? *

D New/Allered seplic lank.
Treaiment'Addinonal freatment (relates lo package sewage treatment plants, of passive sewage treatment such as a reed bed)
E] Other private grainage arrangement (such as chemical tniiets or compasting toilels).
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Please expialn your private drainage arrangements briefly here and show more details on your plans and supporting Information: *

Small realmant works, partial soakaway & dispasal to sea outfall

Do your propossls make provision for susteinable dreinage of surface water?? * ¥es D No
{e.q. SUDS arangements) *

Mota-
Please include details of SUDS arrangements or yaur plans

Selecting “No' to the abave question means thal you could be in breach of Envisahmental laglsiation.

Are you proposing to connect 1o the public waler supply refwork?

Yes

[ wo, using a private water supply

D Mo connection required

I Na, using a private water stpply, please show on plans the supply and all warks needed 1o provide It {on or off sita),

Assessment of Flood Risk

Is the sile within an araa of known rigk of flooding? * D Yes Mo {j Don't Know

IT the slte ie within an arta of known ask of fleoding you may need lo submit a Flaod Rlsk Assessment before your application san be
determingd. You may wish lo contact your Planning Authovity or SEPA for advice oh what information may be reduired

Do you think your propossl may increase the flood risk elsewhere? * D Yes @ No D Don't Knaw
Trees
Are there any trees on or adjacent to the applleation site? * i:] Yes @ No

If Yes, please mark con your drawings any Irees. known protecied trees end their canopy spread close to the proposal site and indicate i
any are to be cut back or felied.

Waste Storage and Collection

Da the plans incorporate areas to store and aid the coliection of waste (including recychng)? * Yes E] Ko

If Yee or No. please provide further detalls: * (Max 500 characters)

Concrete plinth to be provided for the storage & recycing of waste

Residential Units Including Conversion

Does your proposal include new or sdditional houses andlor fals?* Yes D No
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How many uniis do you propose In total? * 1

Please provide full details of the number and types of units on the plans. Additional Information may be provided in 2 supporing
statement,

All Types of Non Housing Development — Proposed New Floorspace

Does your proposal alter or create non-residential floorspace? * D Yes No

Schedule 3 Development

Does the proposal involva a form of development listed in Schedule 3 of the Town and Country Ej Yes Mo D Don't Know
Planning {Development Management Pracedura (Scolland) Regulations 2013*

If ves. your proposal will additionally have to be adveriised in a newspaper circulating in the area of the development. Your planning
authorlty will da this on your behal bt witl charge you a fee. Please check the planning authority’s websile for advice on the additional
fee and add this to your planning fee,

If you are unsure whether your proposal involves a form of development fisted in Schedule 3, please check the Help Text and Guidance
nofes befete contactng your plannirg autherity.

Planning Service Employee/Elected Member Interest

|5 the applicant, or the applicant’s spouselpartner, elther 3 member of staff within the planning service or an D Yes E No
elecied member of the planning authority? *

Certificates and Notices

CERTIFICATE AND NOTICE UNDER REGULATION 15— TOWN AND COUNTRY PLANNING (DEVELOPMENT MANAGEMENT
PROCEDURE]} {SCOTLAND} REGULATION 2013

One Centificate must be complated and submilted along with the application form. This is mest usuvally Certificate A, Forrm 1,
Certificate B, Certificaté C or Certificate E.

Are youlthe applicant the sole awner of ALL the land? * Yes D No

Is any of the land parl of an agricultural holding? . D Yes Ng

Certificate Required
The folfowing Land Ownership Canlificate Is raquited to completa this section of the prapasal:
Cerlificate A
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_ - - L] 1 3
Land Ownership Certificate
Cartlficate and Notlea under Regulation 15 of the Town and Courntry Planning (Developmant Manageman Procedurs) (Scotland)
Ragulations 2013
Certificate A
| hereby certify that -
{1} - No person other than myselfhe applicant was an owner {Any person who, in respect of any part of the land, is the owner or is the
lessee under a iease theraa! of which not less than 7 years remaln unexpired.) of any part of the fand to which the application relates at
the beginning of the periad of 21 days ending with the dete of the accompanying application.

{2} « None of the iand o which the application relates constitules of fomns part of an agriculiural holding

Sighed: Diane Griove
On behell of, Mr Stephen Qliver
Date: 280912018

Please tick hera to certify this Cediticats, *

Checklist — Application for Planning Permission
Town and Country Planning (Scotfand) Act 1997
The Town and Counlry Flanming {Development Management Frocedure) {Scotland) Regulations 2013

Pleasa lake a few moments to complete the follswing checklist in ordar to ensure thal vou have provided all the necessary information
in suppont of your application. Failure te submit sufficlent information with your application may resull in your apglication being desmed
invalid The planning autharity will not start processing vour application until it is valid.

2} If this is a further application whare there s a varation of condiions attached to a pravious consend, have you providaed a sistemant to
that effect? * ,

Tves Ko Not applicable to this application

bb) If this is an application for planning permission or planning permission in prrcipal where thare is a crown interast in the land, have
you provided  statemeant fa (hat effect? *

Q Yes [:.] Mo Not applicabie to this appication

) If this Is an application for planning permission, planning permisson in pracipla o a furdher appiicalion and the application Is fer

developmenl belonging to the calegones of national ur major developmenl {other then one under Section 42 of the planning Act), have
you pravided 3 Pre-Application Consultation Repon? *

D Yes I:l Mo @ ot applicable to this application

Tawn and Country Planning {Scolland) Ael 1997
The Town and Country Planning {Development Menagement Procedure) {Scotland) Reguladons 2013

} i this 1£ an application for planning permission and tha application relales to development belonping to the categories of natonal o
major develspments and you do nal banefit from examplion under Regulation 13 of The Tawn and Counlry Planning (Developmert
Mansgement Procedure) (Scotland) Regulations 2013, have you provided a Design and Access Stelement? *

D Yes D No Mot applicable to this application
€} i this is an application for planning permission and relates to develapment belonging o the category of Iucal develepments (subjec]

to regulation 13 (2) and (3) of the Development Management Procedure (Scolland} Regulations 2013) have you provided a Design
Statement? *

D Yes D Mo Not applicable to this application

1 ¥ your application relates to instaliation of an anienna to be employed in an electronic communication nework, have you provided an
ICNIRP Daclaration? *

D Yas D No #ot applicable te this application
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@) H this is an application for planning pemiission, planning permission in principle, an application for approval of matters specified in
condilions or an application Tor mineral devalopment, have you provided any other plane or drawlngs as necessary:

Site Layoul Plan or Block plan,

Elavations.

E‘ Floor plans.

LI cross seclions.

1 Rreer plan.

[ master Plan/Framework Plan.

D Landscape pian,

D Phalographs and/or pholomontages.

D COther.

I Cther, please specify: * (Max 500 characters)

Pravide copies of the follewing documents I applicable:

A capy of an Enviranmental Statement, D Yes WA
A Design Statement or Design and Access Slatement, * D Yes NYA
A Flood Risk Assessment, * T ves B win
A Dralnage Impact Assessment (inchuding proposals for Sustainable Drainage Systems). © B Yes A
DrainagéfSUDS layout. * D Yes E NiA
A Transport Assessment or Travel Pian D Yes E NiA
Gonlaminated Land Assessment * {7 ves B nia
Habitat Survey. ~ D Yas @ N/A
A Processing Agreement. * B Yes NIA

Other Siatements (please specify). (Max 500 characlers)

Declare — For Application to Planning Authority

|, the applicant’egent certify that this is an application te the planning authorily 85 describad in this form, The accompanying
Plans/drawings and additional information are provided as a part of this application.

Dedaration Name. Mg Disne Grigve

Declaration Dake” 2B/0912018

Payment Details

Chegque: Mr Stephen Oliver, xxxx
Created: 28/0912018 14:286
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Application Number 18/404/PP
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Development Operations

12/10/2018 The Bridge

Buchanan Gate Business Park
Cumbernauld Road

Orkney Islands Council sz;(f:,
Councit Building School Place G33 6FB
Kirkwall .

KW15 1NY Development Operations

Freephone Number - 0800 3890379
E-Mail - DevelopmentOperations@scottishwater.co.uk
www.scottishwater.co.uk

Dear Local Planner

KW17 Sanday Otterswick Road Quivals

PLANNING APPLICATION NUMBER: 18/404/PP

OUR REFERENCE: 767894

PROPOSAL: Convert redundant agricultural building to a house

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 Sanday 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

Foul

¢ Unfortunately, according to our records there is no public Scottish Water, Waste
Water infrastructure within the vicinity of this proposed development therefore we
would advise applicant to investigate private treatment options.



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 within boundary — [remove if not applicable
According to our records, the development proposals impact on existing Scottish Water
assets.

[INSERT DETAILS]

The applicant must 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.

Scottish Water Disclaimer

“It is important to note that the information on any such plan provided on Scoftish Water's infrastructure. is for
indicative purposes only and its accuracy cannot be relied upon. When the exact location and the nature of the
infrastructure on the plan is a material requirement then you should undertake an appropriate site investigation fo
confirm its actual position in the ground and to determine if it is suitable for its intended purpose. By using the
plan you agree that Scoftish Water will not be liable for any loss, damage or costs caused by relying upon it or
from carrying out any such site investigation.”

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.



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

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
appraval 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/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:

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.

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 to be met by the developer,
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

e 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 trade effluent, please contact us 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 to
discharge to the sewerage system. The forms and application guidance notes can
be found using the following link https://www.scottishwater.co.uk/business/our-
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 50kg 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.resourceefficientscotland.com

If the applicant requires any further assistance or information, please contact our
Development Operations Central Support Team on 0800 389 0379 or at
planningconsultations@scottishwater.co.uk.

Yours sincerely,



Christopher O'Brien
Development Operations Technical Analyst
Christopher.OBrien@scottishwater.co.uk
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Our ref: PCS/161680
Your ref; 18/404/PP

Dean Campbell If telephoning ask for:
Orkney Islands Council Jessica Fraser
Department of Development Services

Council Offices 22 October 2018
School Place

Kirkwall

KW15 1NY

By email only to: planningconsultation@orkney.gov.uk

Dear Mr Campbell

Town and Country Planning (Scotland) Acts

Planning application: 18/404/PP

Convert redundant agricultural building to a house
Quivals, Otterswick Road, Sanday, Orkney, KW17 2BN

Thank you for your consultation email which SEPA received on 10 October 2018 specifically
requesting our advice on flood risk.

We currently object to this planning application on the grounds of flood risk. The site in question
has a risk of flooding and it follows that to allow development to proceed may place people and
property at serious risk contrary to Scottish Planning Policy. We will be happy to review our
position following the submission of the information set out in section 1. However, please be aware
that the submission of additional information may only confirm that the building is not suitable for
conversion to residential use.

In the event that the planning authority proposes to grant planning permission contrary to this
advice on flood risk, the Town and Country Planning (Notification of Applications) (Scotland)
Direction 2009 provides criteria for the referral to the Scottish Ministers of such cases. You may
therefore wish to consider if this proposal falls within the scope of this Direction.

1. Flood risk

1.1 The application site lies entirely within the medium likelihood (0.5% annual probability or 1
in 200 year) flood extent of the SEPA Flood Map, and may therefore be at medium to high
risk of flooding. (For background information please note that the SEPA Flood Maps have
been produced following a consistent, nationally-applied methodology for catchment areas
equal to or greater than 3km? using a Digital Terrain Model (DTM) to define river corridors
and low-lying coastal land. The maps are indicative and designed to be used as a strategic
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1.7

1.8

3.1

tool to assess flood risk at the community level and to support planning policy and flood risk
management in Scotland).

While the Flood Map does sometimes overestimate flood risk in Sanday, in this case we
have additional topographic information for the area which indicates the existing building is
at a level of around 3.2 metres above Ordnance Datum (AOD), which confirms that the
application site would be at risk of coastal flooding.

Scottish Planning Policy states in paragraph 255, that “the planning system should prevent
development which would have a significant probability of being affected by flooding.” Built
development should not therefore take place on the functional flood plain.

For information, an approximate 1 in 200 year coastal flood level for the area is 3.49mAOD
based on extreme still water level calculations using the Coastal Flood Boundary Method.
This does not take into account the potential effects of wave action, climate change,
funnelling or local bathymetry at this location. To take some account of those factors, and
for the uncertainty in estimating flood levels, a freeboard allowance should be provided over
and above the coastal flood level. The usual freeboard allowance is 0.6m and so any new
development should be located on land above an existing level of 4.09mAOD.

We note that the application is for a conversion of an existing building. However, as the
proposed use is more vulnerable to flooding than the existing use, and it is at medium to
high risk of flooding, we object to the application on flood risk grounds.

It may be possible to raise the floor levels within the building to provide some mitigation,
however that may not be feasible within the framework of the existing building. Furthermore,
the property would also have to have dry access/egress in the event of a flood, so
connecting to ground levels higher than 3.49mAQOD.

The main farmhouse nearby appears to be higher than the building for conversion at around
4 metres and so we would not expect it to have experienced flooding before.

Insufficient information is provided with this consultation for us to fully assess flood risk at
this site. Based on the information we currently hold it seems that the whole site may be at
risk of flooding and the building is below the 1 in 200 year flood level. To allow us to
consider our position further, it would need to be demonstrated that the property would be
safe up to a level of 4.09mAOD from flooding, and connects to land above 3.49mAQD with
dry access and egress. More detailed topographic information on the ground and floor
levels would be required to demonstrate this is the case. However we highlight that it
may only confirm that the building is not suitable for conversion to residential use.

Other planning matters

For all other matters we provide standing advice applicable to this type of local
development.

Regulatory advice for the applicant

Details of regulatory requirements and good practice advice for the applicant can be found
on the Requlations section of our website. If you are unable to find the advice you need for
a specific regulatory matter, please contact a member of the regulatory services team in
your local SEPA office at: Norlantic House, Scotts Road, Hatston Industrial Estate, Kirkwall,
Orkney, KW15 1GR. Tel: 01856 871080.




&

If you have any queries relating to this letter, please contact me by telephone on 01224 266698 or

e-mail at planning.aberdeen@sepa.org.uk.

Yours sincerely
Jessica Fraser
Planning Officer
Planning Service

ECopy to: info@breckdesigns.com and dean.campbell@orkney.qov.uk

Disclaimer

This advice is given without prejudice fo any decision made on elements of the proposal regulated by us, as such a decision may take
into account factors not considered at this time. We prefer all the technical information required for any SEPA consents fo be submitted
at the same time as the planning or similar application. However, we consider it to be at the applicant's commercial risk if any significant
changes required during the regulatory stage necessitate a further planning application or similar application and/or neighbour
notification or adverlising. We have relied on the accuracy and complefeness of the information supplied fo us in providing the above
advice and can take no responsibility for incorrect data or interpretation, or omissions, in such information. If we have not referred to a
particular issue in our response, it should not be assumed that there is no impact associated with that issue. For planning applications, if
you did not specifically request advice on flood risk, then advice will not have been provided on this issue. Further information on our
consultation arrangements generally can be found on our website planning pages.



INTERNAL MEMORANDUM TO: Roads Services

Date of Consultation 10th October 2018
Response required by 31st October 2018
Planning Authority Reference | 18/404/PP
Nature of Proposal Convert redundant agricultural building to a house
(Description)
Site Quivals,
Otterswick Road,
Sanday,
Orkney,
KW17 2BN
Proposal Location Easting 367033
Proposal Location Northing 1042026
Area of application site 1568
(Metres)
Supporting Documentation http://planningandwarrant.orkney.aov.uk/online-
URL applications/
Please enter - 18/404/PP
PA Office Development Management
Case Officer Mr Dean Campbell
Case Officer Phone number
Case Officer email address dean.campbell@orkney.gov.uk
PA Response To planningconsultation@orkney.gov.uk
Comments:

No new access will be permitted onto the Otterswick Road. In the interest of road safety
the existing access should be constructed to a standard suitable for 2-4 houses.

K Roy
23/10/18

CONDITION

The access hereby approved with the public road shall be constructed to the Council's
Roads

Services standard drawing 'SD-01 Typical Access for Single Development (2-4 houses)',
attached to and forming part of this decision notice, including dimensions, road
construction, any pipe required, and verge or footway. The access shall be constructed
and completed wholly in accordance with these details prior to first occupation of the
development hereby approved, and thereafter shall be retained in accordance with these
details throughout the lifetime of the development, unless otherwise agreed in writing by
the Planning Authority.

Any damage caused to the existing road infrastructure during construction of the
development shall be repaired prior to first occupation of the development, to the
satisfaction of the Planning Authority, in conjunction with Roads Services.

Reason: In the interests of road safety.

INFORMATIVE



One or more separate consents may be required from the Council’'s Roads Services to
carry out any works within the road boundary, prior to any works commencing. These
consents may require additional work and/or introduce additional specifications. You are
therefore advised to contact Roads Services for further advice as early as possible.

During the period of construction, any temporary or incomplete access shall be
maintained to a standard acceptable to the Council’s Roads Services.

It is an offence under Section 95 of the Roads (Scotland) Act 1984 to allow mud or any
other material to be deposited, and thereafter remain beyond the working day, on a public
road from any vehicle or development site.
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INTERNAL MEMORANDUM TO: Engineering Services

Date of Consultation 10th October 2018
Response required by 31st October 2018
Planning Authority Reference | 18/404/PP
Nature of Proposal Convert redundant agricultural building to a house
(Description)
Site Quivals,
Otterswick Road,
Sanday,
Orkney,
KW17 2BN
Proposal Location Easting 367033
Proposal Location Northing 1042026
Area of application site 1568
(Metres)
Supporting Documentation http://planningandwarrant.orkney.gov.uk/online-
URL applications/
Please enter - 18/404/PP
PA Office Development Management
Case Officer Mr Dean Campbell
Case Officer Phone number
Case Officer email address dean.campbell@orkney.gov.uk
PA Response To planningconsultation@orkney.gov.uk
Comments:

We object to the proposed development on flood risk grounds for the following reasons:

o The location of the proposed development is considered to be at high risk of
coastal flooding.
No information has been provided on proposed finished floor levels.
No information has been provided to demonstrate that emergency access and
egress in the event of flooding would be possible.



QUIVALS FARM
SANDAY

Flood Risk Statement

It is proposed to convert the farm steading to accommodation. Whilst SEPA object on the
grounds of flood risk, this is an existing building conversion and there is nothing the applicant
can do regarding the location nor to change the floor & ground levels significantly. Were it a
new build the house would simply be moved to a different location

The house and steading have been in existence for around 200 years with no reported flooding.
Although close by the sea, the large flat basin of water (the Oyce) will accommodate a massive
quantity of sea water before producing any significant rise in level. This is a sheltered bay not

given to storms nor extreme tidal action.

A private access to the proposed house leads to the main road which has a spot level of 3.7m
OD. The access track will slope from 3.7m AOD to 3.35m OD. At a finished floor level of
3.50m above OD, the dwelling-house floors are considered to be at a safe height above sea level,
albeit lower than SEPA recommendations. The applicant will obviously follow flood risk
guidelines in the specification and construction of elements.

SEPA specify an unusually high flood risk level of 4.09m OD stated as 3.49m OD plus 600mm
freeboard. SEPA further concede that they sometimes ‘overestimate the flood risk in Sanday’.
Having lived in Sanday all of my life, there is no history of significant flooding to properties
within the island.



SEPAPY

Scottish Environment
Protection Agency

Our ref: PCS/162260
Your ref: 18/404/PP

Dean Campbell If telephoning ask for:
Orkney Islands Council Jessica Fraser
Department of Development Services

Council Offices 22 November 2018
School Place

Kirkwall

KW15 1NY

By email only to: planningconsultation@orkney.gov.uk

Dear Mr Campbell

Town and Country Planning (Scotland) Acts

Planning application: 18/404/PP

Convert redundant agricultural building to a house
Quivals, Otterswick Road, Sanday, Orkney, KW17 2BN

Thank you for your email which SEPA received on 12 November 2018 and attached Flood Risk
Statement which has been submitted by the agent. We note that this follows the comments in our
previous letter referenced PCS/161680 (22 October 2018).

We have considered the information that has been submitted and we unfortunately maintain our
objection to this planning application on flood risk grounds. The information submitted confirms
that the proposed dwelling house would be at risk of flooding and we do not consider that the
application complies with the flood risk principles of Scottish Planning Policy. Unfortunately, based
on the current information available to us. it does not appear that our position is likely to change.
Please see the further comments in section 1 below.

In the event that the planning authority proposes to grant planning permission contrary to this
advice on flood risk, the Town and Country Planning (Notification of Applications) (Scotland)
Direction 2009 provides criteria for the referral to the Scottish Ministers of such cases. You may
therefore wish to consider if this proposal falls within the scope of this Direction.

1. Flood risk

SEPA’s position

1.1 Within our previous response we requested information regarding the finished floor levels of
the property and access and egress.

1.2  We note that the flood statement has provided some further information regarding land
levels and finished floor levels. However, unfortunately we do not accept that the proposed

m € Iyt rpiaen
\/ Inverdee Housa, Baxter Street
B »
A iy Torry, Aberdeen AB11 90A
JUKAS t€101224 266500 fax 01224 BEEES7

ot Terry AHearn www.sepa.org.uk - customer enguiries 03000 99 66 99



1.3

1.4

1.5

1.6

1.7

finished floor level of 3.5mAQOD will be sufficient to ensure the proposed dwelling will be
safe from the risk of flooding. Furthermore, the flood statement confirms that this site
unfortunately does not comply with requirements for dry access and egress.

We understand the difficulty in that this application is for the conversion of a redundant
building. However, the information submitted confirms that the property would be at risk of
flooding. The current use of the building is considered a “less vulnerable” land use within
our Land Use Vulnerability Guidance whist the proposed use is a “highly vulnerable” use.
This application therefore represents an increase in vulnerability to flood risk and, based on
the information now available to us, we consider that the risk of flooding to the existing
building is such that we do not consider it is suitable for conversion to a highly vuinerable
use. We must therefore object to this application on flood risk grounds.

In addition, we highlight the potential difficulties in the future for any occupants in obtaining
insurance as no new houses after 2009 built in fiood risk areas are guaranteed flood
insurance. This could also affect the ability of any future occupiers to mortgage the
property.

Advisory comments on flood level estimates

For clarity, we have previously advised that the SEPA Flood Maps can overestimate risk for
Sanday and we note that the flood statement has referenced this. We advise that the
overestimation is evident where the flood map extents are seen to cover land which is
above the 5 metre contour on the Ordnance Survey map when the flood levels the flood
maps represent are less than 4 metres AOD. The Flood Map overestimation comes from a
technical issue in how the flood levels are projected onto the map, not from the underlying
flood levels. We do not believe that the flood level for this location, which has been
estimated using the Coastal Flood Boundary (CFB) method, is an overestimate.
Furthermore, where we hold levels of previous flooding for Sanday and nearby islands, the
flood levels have generally supported the validity of the CFB flood level estimates.

We note that the flood statement references that “Having lived in Sanday all of my life, there
is no history of significant flooding to properties within the island.” However, we advise that
the 1 in 200 year level is an estimate of the level of flooding that has a 0.5% chance of
occurring in any one year. This may mean that such a flood may not necessarily occur in a
person’s lifetime, but there remains a 0.5% chance of occurrence in any year. Although a
0.5% chance may sound low, the consequences of such a flood are high. In addition, as
referenced above, we do hold some records of flooding on Sanday and nearby islands.

In regard to freeboard, this is a standard requirement to account for matters which are not
already accounted for in the flood estimates such as the potential effects of wave action,
funnelling or local bathymetry, climate change, and as a precaution generally to account for
any uncertainties in the flood level estimates. The freeboard level of 0.6m is taken from
CIRIA guidance C624 Development and Flood Risk — guidance for the construction industry
and is a standard freeboard allowance for this type of flood risk.

If you have any queries relating to this letter, please contact me by telephone on 01224 266698 or
e-mail at planning.aberdeen@sepa.org.uk.

Yours sincerely

Jessica Fraser
Planning Officer



Planning Service

ECopy to: info@breckdesigns.com and dean.campbell@orkney.gov.uk

Disclaimer

This advice is given without prejudice fo any decision made on elements of the proposal regulated by us, as such a decision may take
into account factors not considered at this time. We prefer all the technical information required for any SEPA consents to be submitted
at the same time as the planning or similar application. However, we consider it to be at the applicant's commercial risk if any significant
changes required during the regulatory stage necessitate a further planning application or similar application and/or neighbour
notification or advertising. We have relied on the accuracy and completeness of the information supplied fo us in providing the above
advice and can take no responsibility for incorrect data or interpretation, or omissions, in such information. If we have not referred to a
particular issue in our response, it should not be assumed that there is no impact associated with that issue. For planning applications, if
you did not specifically request advice on flood risk, then advice will not have been provided on this issue. Further information on our
consultation arrangements generally can be found on our website planning pages.
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INTERNAL MEMORANDUM TO: Engineering Services
Date of Consultation 10th October 2018

Response required by 31st October 2018

Planning Authority Reference | 18/404/PP

Nature of Proposal

Convert redundant agricultural building to a house

(Description)
Site Quivals,
Otterswick Road,
Sanday,
Orkney,
KW17 2BN
Proposal Location Easting 367033
Proposal Location Northing 1042026
Area of application site 1568
(Metres)
Supporting Documentation http://planningandwatrrant.orkney.qgov.uk/online-
URL applications/

Please enter - 18/404/PP

PA Office

Development Management

Case Officer

Mr Dean Campbell

Case Officer Phone number

Case Officer email address

dean.campbell@orkney.gov.uk

PA Response To

planningconsultation@orkney.gov.uk

Comments:

Further comment flowing receipt of a Flood Risk Statement for the development.

1)

According to available estimates of the 200 year coastal flood level, a

building at the location of the proposed development with a FFL of 3.5m
AOD would be at risk of internal flooding.

3)

Storms and exposure in Otters Wick and Lambaness Firth: At times of
extreme high tides when the wind is in an unfavourable direction for the site,
the site is no less exposed than the road and seawall south of Klondyke (less
than 3km to the east) were when they were washed away in January 2005.

Emergency access and egress. Information demonstrating that
emergency access and egress could be made during periods of predicted

flooding events has not been provided.

Based upon the above, we continue to object to the development due to the risk to

the building and occupants during predicted coastal flooding events.

PW
12/12/18




REFUSE PLANNING PERMISSION

DELEGATED DECISION Ist.anns Councr.

TOWN AND COUNTRY PLANNING (SCOTLAND) ACT, 1997 (as amended) (“The Act”)
DEVELOPMENT MANAGEMENT PROCEDURE (SCOTLAND) REGULATIONS 2013

Ref: 18/404/PP
Mr Stephen Oliver

c/o Ms Di Grieve
Breck Designs
Kveldsro
Weyland Terrace
Kirkwall

Orkney

KW15 1LS

With reference to your application registered on 28th September 2018 for planning
permission for the following development:-

PROPOSAL: Convert redundant agricultural building to a house
LOCATION: Quivals, Otterswick Road, Sanday, Orkney, KW17 2BN

Orkney Islands Council in exercise of its powers under the above Act and
Regulations, hereby REFUSE Planning Permission for the reason(s) outlined on
the next page.

The plans to which this decision relates are those identified in Schedule 1 attached.

The Council’s reasoning for this decision is: The development is acceptable in
principle. However, the flood risk assessment fails to demonstrate an acceptable
finished floor level and dry access egress requirements. The development is
therefore not suitable for its location due to the inherent flood risk. Both SEPA and
Engineering Services have objected to the application for this reason. As such, it
must be concluded that the development would be at risk of coastal flooding and is
therefore contrary to Policy 13 of the Orkney Local Development Plan 2017.

(For further detail you may view the Report of Handling for this case by following the Online Planning
link on the Council’'s web page and entering the reference number for this application).

Decision date: 14th December 2018

Jamie Macvie MRTPI, Planning Manager, Development Management, Orkney
Islands Council, Council Offices, Kirkwall, Orkney, KW15 1NY
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Ref: 18/404/PP

REASONS FOR REFUSAL

01. The development is located in an area at risk of coastal flooding. A Flood Risk
Assessment (FRA) has been supplied at the request of the Scottish Environment
Protection Agency (SEPA), but SEPA has confirmed the FRA does not demonstrate
that the development would be free from the risk of flooding. SEPA and Engineering
Services have objected to the application for this reason. Policy 13 of the Orkney
Local Development Plan 2017 "seeks to avoid situations where development would
have a significant probability of flooding" and Policy 1 does not support development
that would result in an unacceptable level of risk to public health and safety. Scottish
Planning Policy states in paragraph 256, that "the planning system should prevent
development which would have a significant probability of being affected by
flooding".
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Ref: 18/404/PP
SCHEDULE 1 - PLANS, VARIATIONS AND ANY OBLIGATION

1. Plans and Drawings

The plans and drawings to which this decision relates are those identified below:

Location Plan OIC-01 1

Site Plan 0IC-02 1

2. Variations

If there have been any variations made to the application in accordance with section
32A of the Act these are specified below:

Date of Amendment:
Reasons
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RIGHT TO SEEK A REVIEW

If you are unhappy with the terms of this decision you have a right to ask for a review
of your planning decision by following the procedure specified below.

PROCEDURE FOR REQUESTING A REVIEW BY THE LOCAL REVIEW BODY

1. If the applicant is aggrieved by the decision of the Appointed Officer to:
a. Refuse any application, or
b. Grant permission subject to conditions.
In accordance with the Town and Country Planning (Scheme of Delegation
and Local Review Procedure) (Scotland) Regulation 2008, the applicant may
apply to the Local Review Body within three months from the date of this
notice for a review of that decision.

Forms to request a review are available from either address below, or from
http://www.orkney.gov.uk/Service-Directory/D/appeal-a-decision.htm

2. Completed forms to request a review should be submitted to the address
below:

Committee Services
Chief Executive’s Service
Orkney Islands Council
Council Offices

School Place

KIRKWALL

Orkney

KW15 1NY

and at the same time a copy of the notice for a review should be sent to:

Planning Manager (Development Management)
Development and Infrastructure

Orkney Islands Council

Council Offices

School Place

KIRKWALL

Orkney

KW15 1NY

Email: planning@orkney.gov.uk

3. If permission to develop land is refused or granted subject to conditions,
whether by the planning authority or by the Scottish Ministers, 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 carrying out of any development which has
been or would be 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 Act.
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/mpg{\d!\cs 2\ @
SEPAY

Scottish Environment
Protection Agency

Our ref: PCS/163447
Your ref: 18/404/PP

Angela Kingston If telephoning ask for:
Orkney Islands Council Jessica Fraser
Department of Development Services

Council Offices 4 February 2019
School Place

Kirkwall

KW15 1NY

By email only to: angela.kingston@orkney.gov.uk

Dear Ms Kingston

Town and Country Planning (Scotland) Acts

Planning application: 18/404/PP

Convert redundant agricultural building to a house - notice of review
Quivals, Otterswick Road, Sanday, Orkney, KW17 2BN

Thank you for your email which SEPA received on 24 January 2019 informing us that application
18/404/PP has been refused and that the applicant has submitted a Notice of Review.

We note that we provided formal comments on this application in our letters referenced
PCS/161680 (22 October 2018) and PCS/162260 (22 November 2018).

We can confirm that there has been no change to the information we hold regarding flood risk to
the site and therefore our position also remains unchanged. The information available confirms
that the proposed dwelling house would be at risk of flooding and we do not consider that the
application complies with the flood risk principles of Scottish Planning Policy. The comments in our
most recent letter (PCS/162260) remain valid and we continue to object to this planning
application on flood risk grounds. As our previous advice has been provided over a number of
responses, to assist we have provided an overview below in section 1. We have also provided
some additional comments in respect of issues raised in the review documents. In particular,
please see the summary in section 1.13.

In the event that the planning authority proposes to grant planning permission contrary to our
advice on flood risk, the Town and Country Planning (Notification of Applications) (Scotland)

Direction 2009 provides criteria for the referral to the Scottish Ministers of such cases. You may
therefore wish to consider if this proposal falls within the scope of this Direction.

1. Flood risk

Summary of flood risk

1.1 The application site lies entirely within the medium likelihood (0.5% annual probability or 1

Inverdee House, Baxter Street
e Torry, Aberdeen AB11 SQA
tel 01224 266600 fax 01224 896657

Terry A'Hearn www.sepa.org.uk « customer enquiries 03000 99 55 99




1.2

1.3

1.4

1.5

1.6

in 200 year) flood extent of the SEPA Flood Map*. The 1 in 200 year flood level for the
location is 3.49mAOD and is an estimated flood level based on the Coastal Flood Boundary
(CFB) method. Please note that the CFB method does not account for localised funnelling
effects or bathymetry, or the effects of climate change. It is a ‘still water’ level and does not
include any allowance for wave action.

In our previous advice we made reference to the fact that the SEPA Flood Maps can
overestimate risk for Sanday and we note that this is referenced in the flood statement. We
advise that the overestimation is evident where the flood map extents are seen to cover
land which is above the 5 metre contour on the Ordnance Survey map when the flood levels
the flood maps represent are less than 4 metres AOD. For clarity, the Flood Map
overestimation comes from a technical issue in how the flood levels are projected onto the
map, not from the underlying flood levels. We do not believe that the flood level for this
location of 3.49mAQD is an overestimate. Furthermore, where we hold levels of previous
flooding for Sanday and nearby islands, the flood levels have generally supported the
validity of the CFB flood level estimates.

We note that both the flood statement and the applicant’s review statement reference no
history of flooding on this site. However, we advise that the 1 in 200 year level is an
estimate of the level of flooding that has a 0.5% chance of occurring in any one year. This
may mean that such a flood may not necessarily occur in a person’s lifetime, but there
remains a 0.5% chance of occurrence in any year. Although a 0.5% chance may sound low,
the consequences of such a flood are high. In addition, as referenced above, we do hold
some records of flooding on Sanday and nearby islands. Consideration of the 1 in 200 year
flood event is required by Scottish Planning Policy.

Topographic information available to us indicates that the building is on land at a level of
around 3.2 metres above Ordnance Datum (m AOD) which indicates that the application
site would be at risk of coastal flooding. The Flood Risk Statement that was submitted also
confirms that the finished floor levels will be 3.5mAOD and that the access track will slope
up from 3.35mAOD.

Scottish Planning Policy states in paragraph 255, that “the planning system should prevent
development which would have a significant probability of being affected by flooding.”

Finished floor levels

We consider that a proposed finished floor level of 3.5mAOD for the development would not
be sufficient to ensure that the property is free of flood risk up to the 1 in 200 year event
required by Scottish Planning Policy. In the event of sea level rise as a result of climate
change, the risk over time would increase. A freeboard over and above the flood level is
therefore required to account for this and other matters such as potential effects of wave
action, funnelling or local bathymetry and as a precaution generally to account for any
uncertainties in the flood level estimates. This is particularly important for vulnerable
development types such as this. CIRIA guidance C624 Development and Flood Risk —
guidance for the construction industry indicates that the freeboard should be at least 0.6m.
This is a standard freeboard allowance for this type of flood risk and would mean that
development design levels should be at least 4.09mAQOD. Although there are some
situations where lower freeboard values such as 0.3m are used, these tend to be in town
centre locations where the flood risk is from surface water which is not applicable to this
case.




(3

Access and egress

1.7 The ground levels immediately outside the building are such that dry access and egress is
also not secured for the proposed property.

SEPA’s flood warning service

1.8 We note that the applicant’s review statement also references signing up to SEPA’s flood
warning service and infers that this would mitigate the risk of flooding at the site. However,
our flood warning service should not be used as a reason to allow new development, or
new land uses, in areas at risk from flooding.

1.9 In addition, we would highlight that our Flood Warning service in Orkney is very new, and
though it is based on the best forecasting and modelling information currently available, it
does not fully replicate real world processes and has not been tested so far by any major
events. As covered in the information on our website, we try to issue messages 3-6 hours
in advance of expected flooding, but this may not be possible to do so when water levels or
waves rise more than predicted in the forecast conditions. Our terms and conditions note
that SEPA cannot accept responsibility for any loss or damage caused by flooding; by
issuing, or failing to issue, Flood Alerts and Flood Warnings; or by our customers not
accessing a Flood Alert or Flood Warning in time to take action. We expect our service in
Orkney will improve over time as we learn and adjust the models with each event from
which we can gain experience.

1.10 Flood Warning is provided to try to reduce the impact of flooding to areas already at risk, by
providing some additional warning time to prepare. In all cases, it should not be relied upon
to justify an increase in the number of people living in properties at risk. Avoidance of risk is
the best method of managing flood risk.

Vulnerability of the land use

1.11  The proposed development is for the conversion of an existing building. However the
existing use as an agricultural building is considered a “less vulnerable” use in our Land
Use Vulnerability Guidance and the proposed use is a “highly vulnerable” use. Therefore
the application represents an increase in vulnerability to flood risk.

1,12 We note that the applicant’s review statement questions how an existing building can be
more at risk from flooding by changing its use. Solely the building itself will be at no more or
less risk from flooding than in the existing situation. However, the new proposed use of the
building, as a residential use, has a greater vulnerability to that flood risk than the existing
use. This is because people would be living and sleeping in the building. It is therefore
particularly important that flood risk is fully considered to ensure that people and property
are safe from flood risk.

Summary

1.13 The available information demonstrates that the site is at risk from coastal flooding. The
proposals include an increase in land use vulnerability. We do not consider that the finished
floor levels are sufficient to ensure the property itself will be free from flood risk. In addition,
dry access and egress is also not secured for the proposed property. Therefore,
unfortunately, the risk of flooding to the existing building is such that we do not consider it is

suitable for conversion from an agricultural building to a residential dwelling. We must
therefore object to the application on flood risk grounds. We note that this position is




echoed by Orkney Island Council’s flood engineer in their response of 12 December 2018.

1.14 In addition, we highlight the potential difficulties in the future for any occupants in obtaining
insurance as no new houses after 2009 built in flood risk areas are guaranteed flood
insurance. This could also affect the ability of any future occupiers to mortgage the
property.

If you have any queries relating to this letter, please contact me by telephone on 01224 266698 or
e-mail at planning.aberdeen@sepa.org.uk.

Yours sincerely

Jessica Fraser
Planning Officer
Planning Service

ECopy to: planningconsultation@orkney.gov.uk, info@breckdesigns.com and
dean.campbell@orkney.gov.uk

Disclaimer

This advice is given without prejudice to any decision made on elements of the proposal regulated by us, as such a decision may take
into account factors not considered at this time. We prefer all the technical information required for any SEPA consents to be submitted
at the same time as the planning or similar application. However, we consider if to be at the applicant's commercial risk if any significant
changes required during the regulatory stage necessitate a further planning application or similar application and/or neighbour
notification or advertising. We have relied on the accuracy and completeness of the information supplied to us in providing the above
advice and can take no responsibility for incorrect data or interpretation, or omissions, in such information. If we have not referred to a
particular issue in our response, it should not be assumed that there is no impact associated with that issue. For planning applications, if
you did not specifically request advice on flood risk, then advice will not have been provided on this issue. Further information on our
consultation arrangements generally can be found on our website planning pages.

* (For background information please note that the SEPA Flood Maps have been produced following a consistent, nationally-applied
methodology for catchment areas equal to or greater than 3km? using a Digital Terrain Model (DTM) to define river corridors and low-
lying coastal land. The maps are indicative and designed fo be used as a strategic tool to assess flood risk at the community level and
to support planning policy and flood risk management in Scotland).



Appendix 6.
Proposed Conditions — 18/404/PP

01. Hours of work during the construction of the development hereby approved,
involving the use of machinery and powered tools, or any other operation, for
example hammering, that would generate noise audible beyond the boundary of the
site, shall be restricted to 07:30 to 18:00 Mondays to Fridays, 08:00 to 13:00 on
Saturdays and not at all on Sundays or the Christmas or New Year Public Holidays
unless otherwise agreed in writing with the Planning Authority.

Reason: In the interest of residential amenity of the area and in order to reduce any

possible nuisance arising to nearby residents during the construction of this
development.
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