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SUMMARY 

 
Description : Erection of house and improvement of existing access, installation of 

septic tank and soakaway. 
 
Recommendation  - APPROVE 
 
Ward : 08 - Tain And Easter Ross 
 
Development category : Local Development 
 
Pre-determination hearing : None 
 
Reason referred to Committee: Outline planning application considered by Committee 
on 19 May 2009.  Committee requested that the detailed planning application be 
brought back to them for consideration. 

 
 

1. PROPOSED DEVELOPMENT 

1.1  The proposal seeks detailed approval for the erection of a house along with the 
improvement of the existing access and the installation of a septic tank and 
soakaway to the east of Portmahomack on the Tarbatness Road. 

1.2 Informal pre-application discussions with applicant on design undertaken. 
1.3 No existing infrastructure on site. 
1.4 No supporting documents submitted. 
1.5 No variations to application. 
2. SITE DESCRIPTION 
2.1 The site lies to the north west of Green Acres on the northern side of the 

Portmahomack to Tarbatness Road.  It is a flat, open site and is prominently 
located adjacent to the main road between Portmahomack and Bindal Farm.  The 
site lies outwith the settlement boundary of Portmahomack as defined in the Ross 
and Cromarty East Local Plan. 



 

3. PLANNING HISTORY 

3.1 09/00042/OUTSU – Erection of house and improvement of existing access, and 
installation of septic tank and soakaway.  Approved at Committee on 19 May 2009. 

4. PUBLIC PARTICIPATION  

4.1 Advertised : Neighbours  
Representation deadline : 23.04.2010 
Timeous representations : 0 
Late representations : 0  

5. CONSULTATIONS 

5.1 Tarbat Community Council – No objections. 
5.2 Scottish Water – No objections. 

6. DEVELOPMENT PLAN POLICY 

 The following policies are relevant to the assessment of the application 

6.1 Highland Structure Plan 2001 
 G2 Design for Sustainability 
 H3 Housing in the Countryside – Interim Guidance 

6.2 Ross & Cromarty East Local Plan 

 BP2  

 Settlement 
boundary 
policy 

 

7. OTHER MATERIAL CONSIDERATIONS 

7.1 Draft Development Plan 
Not applicable 

7.2 Highland Council Supplementary Planning Policy Guidance 
Not applicable 

7.3 Scottish Government Planning Policy and Guidance 
Not applicable 

 

 



 

8. PLANNING APPRAISAL 

8.1 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.  

8.2 This means that the application requires to be assessed against all policies of the 
Development Plan relevant to the application, all national and local policy guidance 
and all other material considerations relevant to the application. 

8.3 Development Plan Policy Assessment 

The principle of development has been established and the application seeks 
approval of the Matters Specified in Conditions set out by the Outline Planning 
Permission (09/00042/OUTSU) which was approved by Committee. 

8.4 Material Considerations 

 The application is being reported to Committee as Members expressed concerns 
about the potential design, materials and siting of a house. 

The building is single storey with a slightly staggered H-plan form.  The ends of the 
H lie on a NW-SE plane facing the road.  The roof pitch is variable with the wings of 
the H at 40° and the connecting section being 26.5°.  The design is considered to 
be acceptable, despite being of a modern form.  External materials are a smooth 
grey concrete roof tile and a white harling wall finish. 

8.5 Foul drainage is by a septic tank with land soakaway to the south-east of the 
house.  A new combined service bay and bellmouth is to be provided for access to 
the public road. 

8.6 Members may recollect that during consideration of the outline application at 
Committee, it was felt that a good tree planting and screening plan should be 
provided.  This has not yet been submitted and I consider that this is an important 
part of the development.  These matters can be controlled by the use of a 
suspensive condition. 

8.7 Matters to be secured by Section 75 Agreement - No legal agreement is 
required. 

9. CONCLUSION 

9.1 The proposal is considered to be acceptable in design terms. 
 

10. RECOMMENDATION 

 Action required before decision issued n  

 Notification to Scottish Ministers n  

 Notification to Historic Scotland n  



 

 Conclusion of Section 75 Agreement n  

 Revocation of previous permission n  

 Subject to the above, it is recommended the application be Approved subject to 
the following conditions and reasons: 
(1.) This approval of matters specified in conditions contained in planning 
permission in principle 09/00042/OUTSU shall lapse TWO YEARS from the date of 
this decision notice unless the development has begun in accordance with Section 
27 of the Town and Country Planning (Scotland) Act 1997. 
 
Reason:  In order to accord with the statutory requirements of the Town and 
Country Planning (Scotland) Acts. 
 
(2.) No development shall start on site until the completed Notice of Initiation of 
Development (NID) form attached to this planning permission/approval of matters 
has been submitted to and acknowledged by the Planning Authority. 
 
Reason: In order to accord with the statutory requirements of the Town and 
Country Planning (Scotland) Acts. 
 
(3.) Upon completion of the development the completed Notice of Completion 
form attached to this decision notice shall be submitted to the Planning Authority. 
 
Reason:  In order to accord with the statutory requirements of the Town and 
Country Planning (Scotland) Acts. 
 
(4.) 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. 
 
(5.) Prior to the commencement of any development on the site, a fully detailed 
scheme of landscaping for the site, including a scheme of maintenance, shall be 
submitted to and require the approval in writing of the Planning Authority.  All 
planting thereby approved shall be undertaken in the first planting season following 
the completion of the house. 
 
Reason:  In the interests of amenity and for the avoidance of doubt. 
 
(6.) Prior to the commencement of any development on the site, the position of 
the house shall be pegged out on site for the prior approval of the Planning 
Authority, in writing. 
 
 



 

Reason:  In order to ensure that the development harmonises with the appearance 
and character of other properties and in order to conform with Structure Plan 
Policies G2 and H3 and the Council’s Design Guidance. 
 
(7.) Prior to the commencement of any other aspects of the approved 
development, the access from the public road to the site shall be constructed to 
base course level in accordance with the attached Standard Access Specification.  
The access shall be fully completed in accordance with the Specification prior to 
occupation of the development.  For the avoidance of doubt, a combined service 
bay and bellmouth shall be provided with a visibility splay of 90 metres in both 
directions.  The access and bellmouth shall be surfaced in bituminous macadam. 
 
Reason:  In the interests of road safety and for the avoidance of doubt. 
 
(8.) The external materials of the house shall be a smooth grey concrete roof tile 
and a white harling wall finish, or as may otherwise be agreed in writing with the 
Planning Authority prior to the commencement of development.  For the avoidance 
of doubt, the developer shall provide written details of the proposed roof material 
for the approval of the Planning Authority prior to the commencement of 
development. 
Reason: In the interests of residential amenity and for the avoidance of doubt. 

 
Signature:  Allan J Todd 
Designation: Area Planning & Building Standards Manager, Caithness Sutherland 

and Easter Ross 
Author:  Bob Robertson 
Background Papers: Documents referred to in report and in case file. 
Relevant Plans: Plan 1 – General Plan  
 Plan 2 – Location Plan 
 Plan 3 – Sections 
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