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SUMMARY 
 
Description : Repairs and internal alterations 
 
Recommendation  -  Grant subject to conditions 
 
Ward : 4 – Landward Caithness 
 
Development category : Local Development 
 
Pre-determination hearing : not required 
 
Reason not delegated : Local Member, Robert Coghill, is a partner in the 
company making the application. 

 
 
1. PROPOSAL 

1.1 The application seeks listed building consent for external repairs and internal 
alterations to the east wing of the grade B listed Stemster House. The east wing of 
this listed building is currently disused and the repair/alteration work would allow 
this part of the building to be brought back into active use. 
 
The external works include repairs to the stonework and slate roof and a 
replacement entrance door between the east wing and rear courtyard. There is a 
large area adjacent to the north-east corner where the external ground level is 
approximately 700mm higher than the internal floor level. This is to be removed 
with the stone steps reconstructed at a new location. 
 
The internal alterations to the ground floor include the removal of a partition wall 
between the existing sitting room and hall. An existing stairway is to be relocated to 
the location of the current pantry and a utility/shower room provided in its place. 
The internal alterations to the first floor include the new stairway which replaces an 
existing bathroom. A new bathroom is proposed in the location of the existing 
stairway.  



 
  
2. SITE DESCRIPTION 
2.1 The site is the east wing of the grade B listed, mid to late 19th Century, Stemster 

House. Stemster House is two and a half storeys, symmetrically fronted and 
comprises of a central core flanked by an east and west wing. The east wing is 
currently disused. 

  
3. PLANNING HISTORY 

3.1 None relevant to the consideration of the proposal. 
  
4. PUBLIC PARTICIPATION  

4.1 Advertised : Listed Building (expired 22 May 2009) 
Representation deadline : 22 May 2009 
Timeous representations : For - No Against - No Neutral - No 
Late representations : For - No Against - No Neutral - No 

  
5. CONSULTATIONS 

5.1 Historic Scotland: No objections. Content with the internal alterations and the re-
use of the east wing is welcomed. Externally there appears to be little change, 
other than a replacement entrance door within the rear courtyard. Advised that the 
Council should seek further details on the construction and finish of the door and 
the flue for the kitchen. 

5.2 SNH: No objections. Initial response raised concerns regarding the presence of 
bats in the building. This concern was resolved following discussion with the agent 
and SNH confirmed that they were satisfied that due to the limited impact on the 
roof space, bats would not be significantly affected by the development. 

  
6. 

POLICY 

6.1 The following policies are relevant to the assessment of the proposal 
 
Highland Structure Plan 2001 

G6 Conservation and promotion of the Highland heritage 

Caithness Local Plan 

PP1 Primary Policy 1 – The Council will encourage development 
subject to detailed site factors. 

 
 



 
7. PLANNING APPRAISAL 

7.1 Determining issues - Section 25 of the Town and Country Planning (Scotland) Act 
1997 requires planning applications to be determined in accordance with the 
development plan unless material considerations indicate otherwise.  

7.2 Proposals require to be assessed against the appropriate policies of the 
Development Plan, supplementary guidance and National Planning Policy and 
Guidelines as referred to in the Policy section. Proposals require detailed 
assessment of the following fundamental issues, where relevant: 

 whether the principle of development is appropriate in terms of policy 
 whether the layout of development is appropriate 
 the impact on the amenity of the area and residents 

 

7.3 Key issues 

The proposed works to the grade B listed building will bring the east wing back into 
use and prevent further external and internal decline. The external consultees 
detailed in paragraphs 5.1 and 5.2 above have no objections to the proposed 
works. Acting on the advice from Historic Scotland, details on the construction and 
finish of the new door which leads from the east wing to the rear courtyard were 
requested. The dimensions of the door frame will remain exactly the same as 
present, however, the door itself will now have glass in its upper section instead of 
being completely timber. Although not a like for like replacement, the door is to be 
traditional in form and is therefore considered sympathetic to the character of the 
listed building. 

The proposed works do not comprise a significant alteration to the fabric of the east 
wing which has undergone alterations in the past. The staircase which is to be 
removed has suffered from rot due to water ingress. The change in position of the 
staircase facilitates the re-use of the building whilst addressing the rot issue. The 
proposal is not considered to be detrimental to the character or appearance of the 
listed building and is therefore considered to accord with the Highland Structure 
Plan and Local Plan policies noted in paragraph 6.1 above. 

8. CONCLUSION 

8.1 The proposal is considered to accord with the relevant policies noted in paragraph 
6.1 above. The works to the grade B listed building are considered to be 
sympathetic to its character and appearance. 
 

 
 
 
 
 
 
 



 

RECOMMENDATION 

Action required before decision issued Y 

Notification to Scottish Ministers N  

Notification to Historic Scotland Y  

Conclusion of Section 75 Agreement N  

Revocation of previous permission N  

Reason: As works are to grade B listed building, Historic Scotland must be notified of intention 
to grant listed building consent. 

 
It is recommended that the application be granted subject to the following conditions and 
note to applicant. 
 
1. Except as otherwise provided by the terms of this permission, the developer shall 

construct and operate the development in accordance with the plans and 
supporting information submitted with the application and docquetted as relative 
hereto with no deviation therefrom unless otherwise approved in writing by the 
Planning Authority. 

 Reason : In order to clarify the terms of the permission hereby granted and to 
ensure that the development is implemented as approved. 

2. The work to which this Listed Building Consent relates must commence within 
FIVE YEARS of the date of this decision notice. 

 Reason : In order to accord with the statutory requirements of the Planning (Listed 
Buildings and Conservation Areas) (Scotland) Act 1997. 

 
Note to Applicant 
 
Conditions: Your attention is drawn to the conditions attached to this permission. Any pre-
conditions (those requiring certain works, submissions etc. prior to commencement of 
development) must be fulfilled prior to work starting on site. Failure to meet these conditions 
may invalidate your permission or result in formal enforcement action. 
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Background Papers: Highland Structure Plan (2001) 

Caithness Local Plan 
 

Relevant Plans: Plan 1 – Location/site plan – Drg No: 07/021/011  
 Plan 2 – Ground  floor plan existing – Drg No: 07/021/001 
 Plan 3 – Upper floor plan existing – Drg No: 07/021/002 
 Plan 4 - Ground floor plan proposed – Drg No: 07/021/003 
 Plan 5 – Upper floor plan proposed – Drg No: 07/021/004/A 
 Plan 6 – Ground Floor plan proposed (detailed spec) – Drg No: 

07/021/003/A 
 Plan 7 – Upper floor plan proposed (detailed spec) – Drg No: 07/021/004/A 
 Plan 8 – Site plan – Drg No: 07/021/011 
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