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SUMMARY 

 
Description : Change of use of Caledonian Hotel into a domestic dwelling  
 
Recommendation  -  GRANT 
 
Ward : 08 - Tain And Easter Ross 
 
Development category : Local 
 
Pre-determination hearing : None 
 
Reason referred to Committee : Number of representations (over 50) 

 
 

1. PROPOSED DEVELOPMENT 

1.1  The proposal is to change the use of the now disused Caledonian Hotel on Main 
Street in the village into a single private house. 

1.2 Brief informal discussions were undertaken with the applicant to discuss the 
planning application process. 

1.3 There is existing vehicle access to the site.  Public water and sewers are present. 
1.4 Supporting letter received on 26 August from the owner of the hotel.  This detailed 

letter sets out the current viability of the business and is attached to the rear of this 
report for reference. 

1.5 No variations to the application since lodging. 
2. SITE DESCRIPTION 
2.1 The hotel is set on the middle of Main Street overlooking the beach to the north-

west.  The surrounding properties are residential.  Directly in front of the hotel is a 
grassed area with picnic benches.  At the rear of the hotel there is a car park.  The 
large rear extension to the hotel (to the south-east of the building) is currently being 
demolished (see section 3.1 below). 
 
 



 

3. PLANNING HISTORY 

3.1 • 10/00005/FULSU Demolition of function suite and bedroom wing.  Erection 
of new rear wall to remaining building.  Granted 03.03.2010. 

• 00/00236/FULRC Erection of pitched roof over function suite.  Granted 
20.04.2000. 

4. PUBLIC PARTICIPATION  

4.1 Advertised : Neighbours.  Expiry 13 August 2010. 
Representation deadline : 15 August 2010 
Timeous representations : 55 representations - 52 objectors; 3 support/neutral 

(as of 14 September). 
Also petition entitled “Save the Caledonian Hotel!!” 
containing 124 signatures. 

Late representations : 1  
4.2 Material considerations raised are summarised as follows: 

• The hotel is an asset to the village 

• Employment potential 

• Choice of hotels is limited 

• Landmark facility in village 

• Re-marketing the hotel for further sale 

• Alternative owners to buy and run the hotel 

4.3 All letters of representation can be viewed online, at the Area Planning Office in 
Golspie and for Councillors, will be available for inspection immediately prior to the 
Committee Meeting. 

5. CONSULTATIONS 

5.1 Archaeology : No objections.  The Caledonian Hotel is first depicted on the 1st 
edition OS map c.1874, and although extended and altered over the years, still 
retains the original historic core of the building.  It is of historic interest.  The hotel 
should not be changed in use, altered or otherwise impacted without a visual 
record first being made.  An archaeological condition is recommended: 
Prior to the commencement of development, a photographic record shall be made 
of the remains of old buildings and / or other features affected by the proposed 
development, in accordance with the attached specification, and shall thereafter be 
submitted to the Planning Authority.  No site clearance work shall take place until 
confirmation in writing has been received from the Planning Authority that the 
record made has been lodged and is satisfactory. 
 
Reason:  To protect the historic interest of the site. 
 



 

5.2 Tarbat Community Council: Opposed to the change.  There is a shortage of 
accommodation of this type in our village and the proposed change can only have 
adverse effects on our community in economic and social terms.  

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 

6.2 Ross and Cromarty East Local Plan 

 Housing - 1  

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 

Members will note that there are no specific development plan policies protecting 
existing commercial premises in the village from conversion to non-commercial 
uses such as the change to residential use proposed in this instance.  Whilst this is 
the main street in Portmahomack, it is predominantly residential in character at this 
point, with the surrounding land uses being residential.  Accordingly, I would advise 
Members that the use of the building as a single private house is consistent with 
policy. 

 

 



 

8.4 Material Considerations 

 Members will note that there are a considerable number of representations against 
the proposal.  There are no substantial representations relating to the planning 
merits of the change from hotel (following the current demolition works referred to 
at sections 2.1 and 3.1) to private house.  The main representations are highlighted 
at section 8.5 below. 

8.5 Other Considerations – not material 

 The representations mainly relate to the loss of the hotel facility and the asset 
value of it to the village.  The main issues which have been raised can be 
summarised as: 

• Asset to village; Landmark facility in village – The main asset of the hotel is 
its prime seafront position on the main street through the village leading 
along the beach towards the harbour.  It has been closed as an hotel for 
approximately 2 years following the previous owners ceasing to trade. 

• Employment potential – The hotel does have the potential to offer 
employment to people in the community. 

• Choice of hotels is limited – The main venues in the village are the Castle 
Hotel, Carnegie Hall, Oystercatcher Restaurant and Caledonian Hotel. 

• Re-marketing the hotel for further sale; Alternative owners to buy and run 
the hotel – The applicant has indicated that “If anyone assesses that the 
business is a viable entity I would be happy to sell it to them for my 
purchase price and the cost of the capital improvements to date.” 

Members will be aware that matters relating to commercial viability, commercial 
competition and availability of choice are not material planning considerations and 
can be given no weight in the assessment of a planning application. 

8.6 Matters to be secured by Section 75 Agreement  

 None 

9. CONCLUSION 

9.1 The proposal is to convert the remaining part of the hotel - the larger two storey 
rear (south-eastern) extension to the hotel is being demolished - into a single 
private house.  Whilst the loss of the hotel is regrettable, the applicant has 
indicated that his income projections and capital expenditure suggest that these 
would be insufficient to sustain the business and property which require 
considerable outlay to bring many of the facilities and building fabric up to the 
expectations of modern accommodation and hospitality standards. 

 

 



 

9.2 The proposal accords with development plan policies insofar as the surrounding 
land uses are residential and the much reduced building footprint (following 
demolition of the rear extension) is considered to fit well with the existing pattern 
and scale of development found on Main Street.  Whilst the loss of a commercial 
and tourist facility is unfortunate, there are no planning policies to prevent such a 
loss.  The use of the remaining building is considered to be acceptable and 
accords with policy. 

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 Granted subject to the 
following conditions and reasons: 
 
(1.) The development to which this planning permission relates must commence within 
THREE YEARS of the date of this decision notice. 
 
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 development, a photographic record shall be made 
of the remains of old buildings and / or other features affected by the proposed 
development, in accordance with the attached specification, and shall thereafter be 
submitted to the Planning Authority.  No site clearance work shall take place until 
confirmation in writing has been received from the Planning Authority that the record made 
has been lodged and is satisfactory.  
 
Reason: The remains of buildings and other features affected are of historic interest and 
are of value to future research, and as such they should not be destroyed without being 
recorded. 
 
 
FOOTNOTE TO APPLICANT RELATIVE TO APPLICATION10/02658/FUL 
 
Scottish Water: You are advised that a supply and connection to Scottish Water 
infrastructure is dependent on sufficient spare capacity at the time of the application for 
connection to Scottish Water.  The granting of planning permission does not guarantee a 
connection.  Any enquiries with regards to sewerage connection and/or water supply 
should be directed to Scottish Water on 0845 601 8855. 
 
 
 
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 – Location Plan 
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