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Introduction
The site is a 2 bedroom cottage set on a large plot (2286 meters squared) about a mile from Lochgoilhead Village with Loch Goil to one side and Inverlounin Road to
the other in the Argyll National Park. The site is the penultimate plot within in the Village boundary, it is not listed and is not in a Conservation Area.
Rock Cottage in its current form has been on the site since the early 20th century as has the large garage outhouse also on the site.
Much of the site and buildings are hidden from public view by high walls and established vegetation.
The site is in the same ownership as the cottage to the south.
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Planning Statement
The current proposals have been developed in Pre-Application consultation with Martin Brown of Loch Lomond and Trossachs Planning Department. Since the
site was bought in October 2010 we have been corresponding extensively with the Planning Authorities regarding the site. Initially it was proposed to refurbish
the existing building. Accordingly plans were drawn up and a Planning Application submitted. Planning Application 2012/0020/HAE was granted on 26th March
2012 for Erection of raised timber deck and installation of replacement roof to dwelling house, the remainder of the refurbishment works being repair or Permitted
Development.
Following the grant of Planning Permission Hanna Reed Structural Engineers were engaged to look at the building to give advice for a Building Warrant to be applied
for. Unfortunately once a series of trial pits were dug it was clear that the existing building had no foundations and that underpinning such a poor quality structure
was unfeasible (see appended Hannah Reed Report G-212011Rev A/WBH/27 March 2012) demolition and rebuilding was accordingly recommended.
The structural issues of the exiting building have forced a long and careful reassessment of the site by the owners. Following much research, testing of options, and
consultation with the Planners the current proposals are the demolition of Rock Cottage and construction of a building to very similar size and proportion as the
existing building on a different location on the site.

Use and Amenity
The use as a two bedroom, single family dwelling is not intended to change. The size of the dwelling is to be kept the same, with the addition of a septic tank. The
existing building currently discharges raw sewage in to the Loch via an out fall. We have been in consultation with Benedict Tustin of SEPA and have agreed the exact
make and model of the tank we are proposing to use to connect to the exiting outfall. This documentation can be found in the Appendix.

Landscape
The site lies in an area designated as Ancient Woodland. When the current owners bought the site it was heavily overgrown with rhododendrons. The rhododendrons
were chocking the natural woodland species and have been largely removed leaving the ingenious trees to reestablish themselves.
Once the proposed new building was constructed the site fauna would be maintained as existing, save for further rhododendrons removal. Any replanting of trees
and hedges would be in indigenous species. The site of the existing Rock Cottage would be leveled and grassed over once demolition was complete and the septic
tank installation complete.
The strategy for the site and the replacement of Rock Cottage has been to try to unify the site together as a coherent whole – addressing the areas special status as
a National Park, Area of Ancient Woodland, circulation, car parking, garaging and aesthetic issues as one coordinated whole.
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Appearance and Design
The initial wish to refurbish the existing Rock Cottage proved unfeasible due to the lack of foundations. We have looked at lots of options for the site and have finally
settled on the current proposals. Essentially it is the exact footprint and area of the existing Rock Cottage (but with a small porch).
Position on the site
We wanted to site the Cottage further up the site for the following reasons:
1. The existing building position is very close to the sea edge and suffers from extreme weather and storm damage. The site is not currently identified as a 1 in 200
year flood zone but this may change as sea levels rise.
2. For Building Warrant reasons we have to position the septic tank a minimum 7 meters from the house and given the small size of the lower portion of the site
where the existing building is located this is almost impossible without damaging tree roots of the very large adjacent trees.
3. The proposed location gives a better and more accessible relationship to the site and the road for those with a mobility impairment.
4. As existing the building is built on the extreme edge of the site on the ownership boundary itself, to the extent that the site owners can’t walk round the house on
their own land to the south. Our proposed location places the building more centrally on the plot well away from adjacent owners on all sides.
5. We propose a new additional site entrance as the existing is very tight and difficult to negotiate given the narrowness of the lane.

Design
We have based the
design on a traditional
West Highland croft
type design, using
the original foot print
of the existing Rock
Cottage. The proposed
external materials are
white render walls and
profiled metal roof with
Velux roof lights and
solar PV panels.

Example Croft Cottage with roof lights and PV Cells, Scoraig, Highland, Scotland
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Design
We have based the design on a traditional West Highland croft type design, using the original footprint of the existing Rock Cottage. The proposed external materials
are white render walls and profiled metal roof with Velux roof lights and solar PV panels.
With reference to Policy HOUS8 – Replacement Dwellings the existing Rock Cottage is proven to be structurally substandard, it is uninsulated and in an extremely
poor state of repair. Its design is utilitarian, adhoc and the building has a ‘Heath Robinson’ feel to it.
The carbon footprint of the proposed house will be considerably lower that of the existing building, it will be a well-insulated timber-framed house, use sustainable
materials and its principle heat source will be the wood burning stove (which will be burning the salvaged timber from the previous Rock Cottage). The proposed
house will comply with modern Building Warrant standards. We have designed the roof to support a southeast facing1.5 kw/h PV array.
The demolition of the existing building has been carefully assessed by a contractor:
1.

First the asbestos has to be cleared by a specialist contractor.

2.

All timber will be salvaged, cut to size and stacked on site in the big garage for use in the wood burning stoves.

3.

The rubble from the walls will be crushed and used back fill around the septic tank and level the terrace of the existing Rock Cottage site ready to take top soil.

4.

All metal and glass (pipes/rainwater goods/windows etc.) will be recycled.

5. The assessment made by that contractor is that very little rubbish will be generated by the demolition and that almost everything can be recycled or reused on
site.
The site is currently accessed off the Inverlounin Road via a gate or from the Loch via the beach. The existing site is large but the car entrance is narrow and
awkward, this is exacerbated by the narrow width of Inverlounin Road at this point. Maneuvering cars in and out of the site is difficult for any size of car. The turning
area outside the garage is also small and awkward, even for small cars. It is there for proposed to add an additional site entrance with better splays and visibility.
It would be used in conjunction with the existing entrance and make maneuvering and parking 2 cars on the site much easier.
It would also be much easier to provide access for emergency vehicles onto the site. Access for elderly, infirm or wheel chair users would be significantly improved as
vehicles would be able to bring them further into the site and closer to the new main entrance and ground floor facilities, which includes a ground floor bedroom and
bathroom.
Domestic Rubbish and Recycling
Currently there is a dustbin and recycling area by the existing entrance gate. It is intended to keep this as the dust bin location. It should be noted that food waste is
currently recycled on site in a “Cone” digester. Glass, paper and cardboard are taken to the Village to recycle. Tins and Plastics are taken to Arrochar and Tarbet to
recycle.
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Valuation Survey of Rock Cottage at Point of Sale.
Conducted by Barr Brady (Chartered Surveyors)
8th March 2010.
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Loch Lomond & The Trossachs
Pre-Application Enquiry Response. (2010)
Considerations
I visited the site and it is apparent that the house is in a bad state of repair and makes limited
contribution to the quality of the built environment so hopefully you would be able to meet Policy
HOUS8. The trees however make a contribution to the natural environment and minimal tree
removal would be recommended. The site is within an area identified as Ancient Woodland.

Loch Lomond & The Trossachs
Pre-Application Decision Notice. (2010)
Susannah Miller
Miller Architects
Medway Studio
High Street
Cowden
Kent
TH8 7JQ

1 October 2010

Dear Susannah Miller
PRE- APPLICATION ENQUIRY RESPONSE
Reference Number:
Development Proposed:
Location:

PRE/2010/0220
Redevelopment of site
Rock Cottage Lochgoilhead Cairndow

Thank you for your pre-application enquiry for the above which we received on 28 September
2010. You wish advice on the planning constraints for the site, and what policies relate to it and
whether demolition of the current 2 bedroom dwelling would adversely affect the development
rights for the site in the future.
Development Plan Policies
To determine the principal of use the policies that would apply for redevelopment as a house are:
HOUS 8 Replacement Dwellings support will be given to the demolition and replacement
of an existing house where:
a) it is of substandard quality and makes limited contribution to the quality of the
built or natural environment; and
b) the carbon footprint of the proposed new house will be significantly lower than
that of the original; and
c) the scale of the new house is similar to that of the original; and
d) the re-use of materials arising from demolition is maximised.
Other relevant policies include:
D1 Design Quality
L1 Conserving and Enhancing the Diversity and
SUSDEV1 Sustainable Development

We also have a Draft a Supplementary Planning Guidance note on Sustainable Design. Details of
all the policies and the draft design guidance can be found at:
http://www.lochlomond-trossachs.org/planning/finalised-draft-local-plan/menu-id-614.html
If the house was demolished and the site lay abandoned for a significant length of time then the
policies for a new house would apply as opposed to the replacement house. Policy TRAN5
Development off substandard roads would apply.
LOCH LOMOND & THE TROSSACHS NATIONAL PARK AUTHORITY
National Park Headquarters, Carrochan, Carrochan Road, Balloch, G83 8EG Long: 4
W Lat: 56
t: 01389 722600 f: 01389 722633 e: info@lochlomond-trossachs.org w: lochlomond-trossachs.org
Printed on paper sourced from certified sustainable forests
Page 1 of 2

If however you intend to demolish the house only then you would be required to submit a Prior
Notification Application rather than a Planning Application. As I said above, if a house has been
demolished and not developed it may eventually be considered as abandoned and the
redevelopment policy would not apply as it would be considered to be a new infill development. I
would suggest that the planning permission is sought for demolition and redevelopment of the site
as opposed to demolishing the house without planning permission for a new house, this would
mean there is no ambiguity about whether the site has been abandoned or not. It is particularly
important in this case as this site is on an un-adopted road and new development is unlikely to be
supported whereas the issue of the road is not a consideration for a redevelopment.
If you would wish further pre-application advice on the detailed design and layout then please
contact me. I would suggest demolishing the wall/building next to the road as this would be an
improvement to the street view. A more appropriate stone wall could then be constructed that
would fit better with the local style of boundary wall. The house would have to provide 2 off-road
car parking spaces which I think would be possible if the outbuilding was removed. The site is not
identified as being in the indicative 1 in 200 year flood zone but I would recommend, for your
clients safety, that a flood assessment is undertaken to investigate whether the site would flood if
sea levels rose. As outlined above in Policy HOUS8 the scale and size of the new house would
have to be similar to the original house.
Information required to be submitted with application
Plans of existing and proposed elevations.
Site Plan showing trees to be removed, new tree planting, access arrangements.
Bat and Bird Survey of the house and/or outbuilding to be demolished.
Design and Access Statement.
Conclusion
If you wish to pursue this proposal, the necessary application forms can be found on our website
at www.lochlomond-trossachs.org or you can apply online at https://eplanning.scoltand.gov.uk/.
Please note that any pre-application advice we provide is not a formal decision by the Authority
and cannot bind its future decision making. Any views or opinions expressed are given in good
faith and to the best of my professional ability, but are without prejudice to the formal
consideration of any planning application following statutory consultation and evaluation of all
available information.
Yours sincerely,

Kirsty Sweeney
Development Management Planner
Tel: 01389 722622
Email: kirsty.sweeney@lochlomond-trossachs.org
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Printed on paper sourced from certified sustainable forests
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Plans

Informatives

Sections

1

Sir Alexander Harley
c/o Susanna Miller
Miller Architects
Medway Studio
High Street
Cowden
Kent
TN8 7JQ

2
APPLICATION NUMBER 2012/0020/HAE

This decision notice is issued under the Town and Country Planning (Scotland) Act 1997, as
amended. It should be read together with the official plans. If any details differ then the decision
notice takes priority.

3

Description of the proposed development:
Erection of raised timber deck and installation of replacement roof to dwellinghouse
Location of the proposed development:

4

Rock Cottage, Lochgoilhead, Cairndow, PA24 8AH
The decision has been made with no conditions.
Reason for Decision
The proposal complies with the development plan policies, namely Policy HOUS7 and D1 of the
adopted National Park Local Plan, as the alterations to the building are of a design and finish that
would enhance the appearance of the existing unoccupied house. No privacy or amenity issues
arise.

MA 826 08

06/03/12

01/03/12

It should be noted:

*Where no specific day of month has been provided on the plan, the system defaults to the 1 st of the month.

Duration of permission - In accordance with section 58 of the Town and Country Planning
(Scotland) Act 1997 (as amended), this permission lapses on the expiration of 3 years
beginning from the date of this permission, unless the development to which this permission
relates is begun before that expiration.

The plans are available to download on the Nat
the link below:

Notification of Initiation of Development - Under section 27A of the Town and Country
Planning (Scotland) Act 1997 (as amended) the person undertaking the development is
required to give the planning authority prior written notification of the date on which it is
intended to commence the development. We recommend this is submitted 2 weeks prior to
the start of work. A failure to submit the notice, included in the decision pack, would
constitute a breach of planning control under section 123(1) of that Act, which may result in
enforcement action being taken.
Notification of Completion of Development - As soon as practicable after the development
is complete, the person who completes the development is required by section 27B of the
Town and Country Planning (Scotland) Act 1997 (as amended) to give written notice to the
planning authority of the completion of the building works. As before, there is notice for you
to complete for this purpose included in the decision pack. In larger, phased developments,
a notice of completion is to be submitted as soon as practicable after each phase is finished
by the person carrying out the development.

http://eplanning.lochlomondtrossachs.org/OnlinePlanning/centralDistribution.do?action=dispatch&caseType=Application&cas
eNo=2012/0020/HAE

If you have any problems downloading the plans then please contact the Planning Information
Officer on 01389 722 024 or email planning@lochlomond-trossachs.org.

Director of Planning and Rural Development

Date: 26 March 2012

Removal of cement asbestos sheet roof - The removal and disposal of the cement
asbestos sheet roof will require to be undertaken by a trained contractor, and any waste
disposed of to a site licensed to accept asbestos waste. A method statement detailing the
removal of the existing roof must be submitted to Argyll and Bute Councils Environmental
Health Team for approval prior to the works commencing at the following address; Argyll
and Bute Councils Environmental Health Team, Legal And Protective Services, 22 Hill
Street, Dunoon, PA23 7AP

Plans and Documents
The plans and documents to which this decision relates are listed below:
Title

Reference

Date on Plan*

Date Received

Location Plan

MA 826 04

01/01/12

27/01/12

Site Plan

MA 826 03

01/01/12

27/01/12

MA 826 01

01/01/12

02/03/12

MA 826 02

01/01/12

06/03/12

As Proposed
Plan
Existing Elevations and Floor
Plans
Plan
LOCH LOMOND & THE TROSSACHS NATIONAL PARK AUTHORITY
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O
National Park Headquarters, Carrochan, Carrochan Road, Balloch, G83 8EG Long: 4
T: 01389 722600 f: 01389 722633 e: info@lochlomond-trossachs.org w: lochlomond-trossachs.org
Page 1 of 7
Printed on paper sourced from certified sustainable forests

Proposed Elevations and Floor
LOCH LOMOND & THE TROSSACHS NATIONAL PARK AUTHORITY
O
O
National Park Headquarters, Carrochan, Carrochan Road, Balloch, G83 8EG Long: 4
T: 01389 722600 f: 01389 722633 e: info@lochlomond-trossachs.org w: lochlomond-trossachs.org
Page 2 of 7
Printed on paper sourced from certified sustainable forests

LOCH LOMOND & THE TROSSACHS NATIONAL PARK AUTHORITY
O
O
National Park Headquarters, Carrochan, Carrochan Road, Balloch, G83 8EG Long: 4
T: 01389 722600 f: 01389 722633 e: info@lochlomond-trossachs.org w: lochlomond-trossachs.org
Page 3 of 7
Printed on paper sourced from certified sustainable forests
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Loch Lomond & The Trossachs Pre-Application Enquiry Response. (2012).
Left, Submitted Proposed Site Plan

Robin ONeil <robin@ioneil.co.uk>

11 July 2013 10:30

(No Subject)

From: Martin Brown <martin.brown@lochlomond-trossachs.org>
Subject: RE: Rock Cottage Lock Goil PA24 8AH PRE_APP
Date: 5 April 2013 15:50:09 BST
To: 'Susanna Miller' <susanna@imiller.co.uk>

houS8 replacement Dwellings

Policy HOUS8 – Replacement Dwellings
Support will be given to the demolition and replacement of an existing house where:
(a) it is of substandard quality and makes limited contribution to the quality of the built or
natural environment; and
(b) the carbon footprint of the proposed new house will be significantly lower than that
of the original; and
(c) the scale of the new house is similar to that of the original; and
(d) the re-use of materials arising from demolition is maximised.
Reason for Policy
Policy HOUS8 supports replacement dwellings where the existing dwelling is in
substandard condition and where replacement would deliver enhanced sustainability
benefits. There is strong demand in the countryside area to demolish existing dwellings
(particularly small cottages and houses) and replace these with a building of a much larger
scale. This policy safeguards against this and aims to ensure that a range of different
house types and sizes are retained in the countryside.

Martin Brown
Development Management

Loch Lomond & The Trossachs National Park
Direct: 01389 722638
www.lochlomond-trossachs.org
Robin ONeil
robin@ioneil.co.uk
This E-Mail may contain information which is privileged, confidential and protected from disclosure.
If you are not the intended recipient of this E-mail or any part of it, please delete it immediately as it has been sent by the cat. This email may
have been processed in an environment that may or may not contain nuts.
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Robin ONeil <robin@miller-architects.co.uk>

Septic Tank Documentation

11 July 2013 13:51

(No Subject)

Robin ONeil <robin@ioneil.co.uk>

31 May 2013 11:35

(No Subject)

From: "Tustin, Benedict" <benedict.tustin@SEPA.org.uk>
Subject: RE: Septic Tank Rock Cottage, Lochgoilhead, Argyll PA24 8AH
Date: 26 January 2012 09:37:36 GMT
To: 'Susanna Miller' <susanna@miller-architects.co.uk>
Cc: Barry Milton <barry@miller-architects.co.uk>

Susanna,
The proposals to install a septic tank to treat sewage effluent arising from Rock Cottage, Lochgoilhead, are acceptable to SEPA.
However, I would advise that you fully consult with the Building Control/Standards department of Argyll & Bute Council in advance
of the installation as they will be keen to know sizing and installation details. Also, I can’t recall if there is an existing usable outfall
or if one needs to be constructed, in which case Marine Scotland and/or Crown Estates may need to be consulted also.
Once installed and prior to making a discharge you should notify SEPA in writing that septic tank treatment has been installed
quoting the CAR registration reference number. It is not necessary to take pictures to demonstrate installation.
Please contact me if you wish to discuss this matter further.

From: Susanna Miller [mailto:susanna@miller-architects.co.uk]
Sent: 20 January 2012 09:03
To: Tustin, Benedict
Cc: Barry Milton
Subject: Fwd: Septic Tank Rock Cottage, Lochgoilhead, Argyll PA24 8AH

Dear Mr Tustin,
I spoke to you last week about this property. I have been researching septic tanks and wondered if you thought this
tank would be acceptable to SEPA? We are proposing a Super Low Profile P6 Septic Tank by Tricel, the tank
complies with EN12566-3. the manufacturers literature is attached.
In the mean time i can confirm that the house is not occupied and that we are due to start renovating it in
a few months and that the septic tank works are part of that project. We would not be using the house until
the renovation works are complete and the septic tank is commissioned. Do you require proof that the
tank has been installed, and if so what form would the proof take- will photos do?

Regards,
Ben

If you have any questions or comments please do not hesitate to contact me.
with kind regards
Susanna

________________________________________________________________
Benedict Tustin
Senior Environment Protection Officer, West Highland and Argyll Team
Scottish Environment Protection Agency, 2 Smithy Lane, Lochgilphead, Argyll PA31 8TA
web: www.sepa.org.uk
t: 01546 602876
e: benedict.tustin@sepa.org.uk
________________________________________________________________
P SAVE PAPER - Please do not print this e-mail unless absolutely necessary

Susanna Miller
for Miller Architects

1 ream of paper = 6% of a tree and 5.4kg CO2 in the atmosphere
3 sheets of A4 paper = 1 litre of water

________________________________________________________________
The information contained in this email is confidential and is intended solely for the use of the named addressee. Access, copying or re-use of the
information in it by any other is not authorised. If you are not the intended recipient please notify us immediately by return email to postmaster@sepa.org.uk.
SEPA registered office: Erskine Court, Castle Business Park, Stirling, FK9 4TR. Under the Regulation of Investigatory Powers Act 2000, the email system at
SEPA may be subject to monitoring from time to time.
Is your business ready to deal with the new Zero Waste Regulations that will prevent you sending food waste or recyclable materials to landfill? Do you want
to reduce your costs and cut the amount of waste your business produces? Is your business an SME with fewer than 250 employees? Visit
http://smetraining.zerowastescotland.org.uk/ to benefit from free, professionally accredited on-line training on resource efficiency, behaviour change,
measuring and monitoring, and change planning or call Zero Waste Scotland on 0808 100 2040 to find out more.

BA(Hons)Arch, Dip Arch, Dip Historic Building Conservation, RIBA
susanna@miller-architects.co.uk
Mob: 07976329628
Miller Architects
Medway Studio
High Street
Cowden
Kent TN8 7JQ
Tel: 01342 850 932

Begin forwarded message:

From: "Kevin Bromage" <kbromage@gloucestercomposites.co.uk>
Subject: Septic Tank Enquiry
Date: 16 January 2012 19:35:35 GMT
To: <susanna@miller-architects.co.uk>
Good Afternoon Susanna
Further to our telecon we have pleasure in enclosing information regarding a suitable septic tank for your
property in Argylle.

Robin ONeil <robin@miller-architects.co.uk>
(No Subject)

11 July 2013 13:45

1 Attachment, 22 KB

From: "Kevin Bromage" <kbromage@gloucestercomposites.co.uk>
Subject: Septic Tank Enquiry
Date: 16 January 2012 19:35:35 GMT
To: <susanna@miller-architects.co.uk>
Good Afternoon Susanna
Further to our telecon we have pleasure in enclosing information regarding a suitable septic tank for your property in Argylle.
Due to the ground conditions preventing a "deep dig" we suggest one of our P6 Super Low Profile Septic Tanks as per the literature attached.
These tanks only require a depth of 1300mm with an invert of 150mm, so shuld suit your application.
For Installation we recommend using a lean mix on all applications because of the possibility water moving the tank.
When the tank is emptied most people do not refill immediately with water and so the tank may be empty for a
few days. If it then rains heavily the tank may move in the ground.
The tank does not require lean mix for the strength of the tank. This is used just to secure the tank.
A) On a dry site with good permeable soil and no risk of the water table coming to the base of the tank we
recommend just using 150mm to 200mm of lean mix for the base of the installation. A backfill of a sand or non
course material can then be used for the sides.
B) On a wet site, (one where the water table is above the base of the tank), then a concrete installation is
required (to ensure that the tank will not pop out of the ground when emptied).
C) When using a deeper installation with either 400mm or 600mm risers, we recommend using a lean mix upto
the inlet / outlet pipes.
Price for a Super Low Profile P6 Septic Tank delivered to Argyle is £790.00 plus VAT
The tank complies with EN12566-3 requirements for effluent discharges and should be installed as far away from
dwellings as possible but not less than 5m.
I am still waiting for information regarding length of suction obtsined by a small tanker.
Trust this information is sufficient meanewhile but should you require additional information or clarification please
do not hesitate to contact me on the numbers below.
Best Regards

Kevin Bromage
Tricel Merchant Development Manager

Mobile: 07587 772 981
Office Telephone: 01453 791616
Office Fax: 01453 791516

architects

LONDON | KENT

