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CAITHNESS, SUTHERLAND & EASTER ROSS PLANNING 
APPLICATIONS AND REVIEW COMMITTEE 

 29 JANUARY 2008 
Report No  07/08

 
07/00630/FULCA:  ERECTION OF TWO SEMI DETACHED HOUSES, AND   
   INSTALLATION OF OIL TANKS AT LAND TO NORTH OF   
   TRAQUAIR, SINCLAIR LANE, HALKIRK, CAITHNESS 

 
Report by Area Planning and Building Standards Manager 

 
 
SUMMARY 
 
This application is in retrospect as the erection of the two semi-detached houses applied 
for has already commenced and Members will recall that another application for this 
development was refused by the Planning Applications and Review Committee at its 
meeting of 4 December 2007.  As is required the reasons for refusing planning permission 
had to be specified and stated in the Council decision notice.  The applicant has now 
submitted this application which seeks to overcome the reasons given for refusing the 
previous application.  It is for the Committee to decide whether it considers that these 
amended proposals now overcome its previously stated concerns.   
 
The recommendation is to GRANT  planning permission.  

 

Ward Number 4 – Landward Caithness 
 
Applicant: Caithness Homes, Miller House, 55 Macrae Street, Wick, KW1 5QW  
 
 
 
1. PROPOSAL 
 
1.1 Application is made in detail to erect two four apartment semi-detached bungalows 

on a vacant flat site on the west side of Sinclair Lane, Halkirk.  Access to each of 
the houses from the public road is by way of sharing an existing vehicular access 
from the public road which provides access to a house constructed in 2005 to the 
west of the site.     

 
2. PLANNING HISTORY 
 
2.1 Outline consent exists to erect one house on the site – 07/00040/OUTCA granted 

11 April 2007.  A refusal of planning permission in detail for the erection of two semi 
detached houses on this application site also exists under reference 
07/00483/FULCA dated 19 December 2007.  

 
 
 



3. PUBLIC PARTICIPATION 
 
3.1  A total of four letters of objection have been received, this total including one from 

Halkirk Community Council.  The Community Council seem to be somewhat 
confused by the description of the development being the erection of two semi-
detached houses and instead have interpreted this description as being the erection 
of 2 blocks of semi-detached houses ie four dwellings.  This is obviously an 
incorrect interpretation of the description of the proposal.    

 
3.2 The Community Council go on to say “We as a Community Council feel that should 

the applicant be found to be in breach of planning regulations that an example 
should be made and the building razed to the ground”. 

 
3.3 The grounds of objection contained in the other three letters of objection can be 

summarised as follows:  
(a) The erection of semi-detached bungalows is not in keeping with the character of 

the surrounding area.  
(b) The front windows of the proposed dwellinghouses are too close to the existing 

house to the south and could cause a privacy problem.   
(c) The proposal would be liable to exacerbate an existing surface water flooding 

problem in the area.  
(d) The garden space attached to each of the houses would be inadequate.  

 
4. CONSULTATIONS 
 
4.1 No new consultations were required as none of the relevant consultees objected to 

the previous application – 07/00483/FULCA.  
 
5. POLICY 
 
5.1 The following policies are relevant to the assessment of the proposal 
 

Highland Structure Plan (2001) 
 
• G2 Design for Sustainability 
• H3 Housing in the Countryside 

 
Caithness Local Plan 
 
The site is subject to Policy 3 of the Halkirk Chapter of the Plan and it allocates the 
site for housing with an indicative capacity of one house.  All houses which are built 
subject to Policy 3 must make a financial contribution to the Halkirk Fund.  
 

5.2 The proposal also requires to be assessed against relevant Scottish Planning 
Policies (SPP); National Planning Policy Guidelines (NPPG); and Planning Advice 
Notes (PAN).  In this instance in particular: 

 
• SPP1 – The Planning System. 
• SPP3 – Planning for Housing.  

 



6. PLANNING APPRAISAL 
 
6.1 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. 

 
6.2 The proposal requires 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.  In particular, the proposal requires 
detailed assessment of the following fundamental issues: 

 
• 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. 
• Other material issues raised by objectors. 

 
6.3  With regard to the Local Plan the site is allocated for housing development albeit 

that in the Local Plan the site is shown as having an indicative capacity of one and 
that one house has already been built.  That said, I would have to say that, in my 
view, the site can easily accommodate two detached houses, and I am now of the 
opinion that this application demonstrates that the site can adequately 
accommodate the two semi-detached houses applied for.  

 
6.4  None of the Consultees has any objections.  
 
6.5 With regard to the comments of the Community Council outlined in paragraph 3.2 

above, I would confirm that I have advised the Secretary by telephone that the 
application is only for one block of two semi-detached houses and I have thus 
clarified this with her.  With regard to the further comments made by the Community 
Council, it would not be appropriate for the Planning Committee to make an 
example of anyone. It is for this Committee to now decide whether it considers the 
proposals to be acceptable on planning grounds and not to consider the order in 
which matters have progressed.  

 
6.6  Notwithstanding the above, however, I have received a letter from the applicants 

relating to the previous application and justifying the current application.  The letter 
also makes reference to the consideration of the previous application by the 
Planning Applications and Review Committee and to comments made by Members 
as reported by the press.  I believe this letter to be for the perusal and consumption 
of this Committee rather than for me which is why I append a copy of that letter to 
this report.   

 
6.7.1 With regards to the grounds of objection summarised at paragraph 3.3 above I 

would respond to them in turn as follows:- 
 

(a) The area is residential in character and typically the houses therein tend to be 
single storey.  The erection of residential bungalows in the area seems to be 
entirely in keeping with its character. 

 
  



 
 

(b) This was a potential problem noted in the processing of the previous planning 
application.  In order to overcome this, the applicant is prepared to erect a 1.8 
metre high fence along the southern boundary of the proposed plots.  This can 
be controlled by condition in perpetuity and should remove any privacy or 
overlooking issues and implications for the house to the south called Traquair. 

 
(c) As part of the application, the applicant proposes to connect surface water from 

this site into an existing Scottish Water drain.  Currently the site is not drained 
and relies on permeability and run off.  The existing flooding problems in the 
area are caused somewhat by there being no roadside drains.  However, water 
which falls on this site now will not be able to enter the road and therefore, if 
anything, the proposal could result in an improvement in the situation.  

 
(d) In the previous application two completely new driveways from Sinclair Lane 

were proposed.  This used up much of the garden space allocated to each of the 
houses.  However the applicant has now secured an arrangement whereby the 
existing driveway from Sinclair Lane to the new house which has already been 
constructed to the west of this application site will also be used on a shared 
basis to access each of the two new houses.  This greatly reduces the amount 
of land taken up by driveways and frees up much more of each plot as garden 
space and, as such, garden space for each of the houses is now acceptable.  

 
7. CONCLUSION 
 
7.1 In conclusion I consider that on balance the proposals are now acceptable and can 

be granted planning permission.  However, prior to the issue of any permission, the 
contributions to the Halkirk Fund would have to be submitted by the developer. 

 
 
RECOMMENDATION 
 
Grant planning permission subject to the following conditions: 
 

1. Prior to first occupation of either house, a close-boarded 1.8 metre high timber 
screen fence shall be erected along the southern boundary of the site as indicated in 
orange on the approved plans and shall thereafter be maintained in perpetuity.  

 
 Reason:  In the interest of the residential amenity of the occupants of the 

dwellinghouse to the south of the site.  
 
2. All surface water drainage from the application site shall be connected into the 

Scottish Water drain and no surface water shall be allowed to shed from the site onto 
the adjacent public road.  

 
 Reason:  In order to prevent the exacerbation of existing flooding issues.  
 
 



3. Prior to the commencement of development, details of materials, finishes and colours 
of the building, including samples where required, shall be submitted to and require 
the approval in writing of the Planning Authority.  The development shall be carried 
out thereafter in accordance with the approved details.  

 
 Reason:  In the interests of amenity.  
 

 
 
Signature:    Allan J Todd 
 
Designation:  Area Planning & Building Standards Manager 
 
Author: Iain Ewart  01955 607751 
 
Background Papers: As referred to in the report above and case files 07/00483/FULCA 
and 07/00040/OUTCA. 
 
Date: 16 January 2008 
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