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Submission of FRCC to IMFLDP Review: 25/7/2019
Fortrose and Rosemarkie Community Council request and recommend that there should be no further allocation of land for house building within the Black Isle which relies on Fortrose High Street for access. Given that there are no suitable sites on the Avoch side of Fortrose this means that there can be no land allocations within our Community Council Boundary until there are major changes in road infrastructure.

We have reached this conclusion based upon what's happened since 2015 since when community feeling has been overridden by planners and many of the potential problems we raised have materialised. 

The current Local Development Plan (DP15) allocated 3 areas for development:

FR1: Greenside Farm. 

Allocation for 50 Homes. 

Status. Permission given to build 50 Homes on a significantly larger site that that allocated. Work yet to start.

FR2: Ness Gap. Original allocation for 80 homes with 1.6ha for Community, Business, Office, Tourism or Retail. Master plan agreed with the developer was for 132 houses. Status: 148 Homes built. 
FR3: Cemetery Extension. No work to date.

Building on the land allocations made in the DP15 adopted in July 2015 has led to a significant change in the character of our Community and that this change has been exacerbated by the willingness of Highland Council Planners allow overdevelopment of the sites in relation to the development plan. 

Despite the inclusion in the Plan, no Community, Business, Office, Tourism or Retail development has occurred to date or is planned on the Ness Gap Site and nor has there been any Community infrastructure development to support the earlier house building on the Feddon Hill Site in Fortrose.

DP15 Policy 1 states that “The Council will not support any proposal for development that is likely to have an adverse effect on the vitality and viability of any of the centres listed below”. This list includes Fortrose.  

Before the building of Houses in the Ness Gap and the previous house building on the Feddon Hill site, Fortrose had a vibrant and self-contained town Centre which satisfied the needs of the local community.  As a result of improved traffic links and of the increasing difficulties in parking many of the Town Centre shops have closed or been replaced by outlets increasingly reliant on Tourism and serving only a proportion of the needs of local people. This has further increased the need for inhabitants to turn either to Home Deliveries or to travel to Inverness or Dingwall to buy their goods.

It is clear that since large scale house building commenced in Fortrose the nature and vitality of Fortrose High Street has changed dramatically; specifically contrary to the objectives of the current IMFLDP. In response to planning applications over the past few years the Highland Council Planning Department has argued that the increased population resulting from development has increased footfall and hence the vitality of the High Street. Local observation gives a lie to this suggestion with Fortrose and Rosemarkie becoming ever more dormitory towns for Inverness; again contrary to the objectives of the IMFDLP.

In the main potential shoppers access Fortrose and Rosemarkie High Streets either on foot or by driving. The ability to park in these centres is decreasing year on year as car ownership increases  and the town centre parking is increasingly occupied by locals residents who have no parking associated with their homes. This lack of town centre parking contributes to congestion in the High Streets and probably to an increasing reluctance of people to drive from the new estates to the town centres. 

Equally important is the ever increasing traffic in the High Street which is directly related to house building. As per Highland Council protocols for the safety of pedestrians in new build shopping areas, a 4m wide pavement is required in front of a shop. Thus, where two shops are opposite the shop frontage must be separated by 8m plus the width of the road. In the centre of Fortrose the wall to wall distance between the Chemist and the Post office is exactly 8m. This  means that according to Highland Council protocols any road between them is unsafe for pedestrians. To date the Council have always argued that since the protocol only applies to new build it is not relevant to existing communities. This is clearly nonsense. Fortrose High Street has a 6m road carrying an ever increasing level of heavy traffic with a 1m pavement on either side (less in places). Pedestrians are increasingly intimidated by the danger of the traffic flows and this must detract from the attractiveness of the remaining shops. This effect is a direct consequence of new house building. The Greenside Farm estate is yet to come on stream and can only make a situation, which local people believe unacceptable today, much worse.

Similar arguments may be made for the contraction of shopping opportunities in Rosemarkie.

In considering the effect of developments on the traffic through our villages the planners have considered individual planning applications in a development piecemeal and have repeatedly reported that each application influences the traffic by less than 10% and is therefore insignificant. If the five applications in the Ness Gap development each increased the traffic by 10% there would be a total increase of 50% which certainly is significant. We have asked the planners on a number of occasions how many 10% increases do make a significant change but have to date not received an answer. What is clear however is that local people are increasingly concerned about the growing dangers to pedestrians in Fortrose High Street and the increasing delays for vehicles filtering through the single lane system in the Town Centre. The increased High Street traffic has also increased the use of “Rat Runs” to avoid Fortrose High Street. The Community Council is receiving increasing numbers of complaints of heavy and high-speed traffic using Academy Street, endangering School Students, locals and holiday makers alike.

A further effect of the increasing traffic flowing through Fortrose and Rosemarkie is that all roads in the area are becoming increasingly potholed. There has been no increase in the maintenance of the infrastructure to match the increased road usage caused by new house building so overall the situation is becoming progressively worse. 

All the above confirms the view of this Community Council that any further land allocations at this time would be inappropriate and contrary to the sustainable development objective of the LDP.

Yours Sincerely
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Dr.T.V.Heath

20 Canonbury Terrace

Fortrose IV10 8TT

For Fortrose and Rosemarkie Community Council
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