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SUMMARY 

 
Description : Alterations and erection of extension  
 
Recommendation  -  GRANT 
 
Ward : 08 - Tain And Easter Ross 
 
Development category : Local 
 
Pre-determination hearing : Not required 
 
Reason referred to Committee: Community Council objection. 

 
 
1. PROPOSED DEVELOPMENT 

1.1  This application seeks permission for a two storey extension and covered decking 
area to the rear of 7 Main Street, Portmahomack.  The extension will be finished in 
white roughcast with concrete roof tiles to match those on the existing house.  A 
window on the front (western) elevation is to be converted into double doors.  

1.2 The original proposal included an extension on the front of the house.  This 
element of the application was removed following an objection from TEC Services 
regarding the resultant loss of parking and the possibility of impeding visibility from 
the proposed access on a site to the north of the application site.    Double doors 
will now be installed on the front elevation in place of the porch.   A window on the 
southern elevation has been moved to the eastern (rear) elevation.   

2. SITE DESCRIPTION 

2.1 The existing house is traditional two storey house in the Conservation Area in 
Portmahomack.  A small lean-to extension at the rear will be removed to make way 
for the extension.   
 
The house forms the end of a block of houses that front onto the Main Street.  
There are the remains of small building on land to the north of the application site.  
This land is in separate ownership and is currently the subject of a separate 



 

 

planning application (11/01379/PIP).  The agent advises that the owners of 7 Main 
Street enjoy prescribed rights of access across this land.   

3. PLANNING HISTORY 

3.1 11/01379/PIP Erection of house – Pending Consideration (adjacent site to the 
north).  This application is in principle only and as the site is in the conservation 
area and adjacent to a listed building the applicant has been advised that there is 
currently insufficient detail to assess the application.  The demolition of the existing 
ruin on the site may also require Conservation Area Consent.    

4. PUBLIC PARTICIPATION  

4.1 Advertised :  

Neighbour Notification expired 01/04/11 

Development affecting a Conservation Area 13/05/11  

Representation deadline : 13/05/11 

Timeous representations : 13 (10 For and 3 Against) 

Late representations : 0  
4.2 Material considerations raised are summarised as follows: 

 Scale of the development 

 Impact on the character of the Conservation Area 

 The relationship with the ongoing application to the north of the site 

 Precedent 

 Impact on neighbours including light, overlooking and privacy  

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

5. CONSULTATIONS 

5.1 Area Roads and Community Works Manager: Objection (resolved)  

Recommend refusal in this case, for the following 2 reasons: 
 The proposed porch will impede visibility for the adjacent private access to 

the north. 
 Existing parking space will effectively be removed from in front of the 

property. 

5.2 Contaminated Land Unit: No objections 

5.3 Conservation Officer : No response  

5.4 Tarbat Community Council : Objection 

1. This is in the Conservation Area, close to historic buildings, and the planning 
system owes a special duty of care  
2. The proposal involves massive over-development at the back 
3. Making a 2 bedroom house into a 5 bedroom house with 4 bathrooms makes it 



 

 

look like a B&B. Whilst we welcome B&Bs they involve parking and there is no 
provision for parking 
4. The sun lounge at the front across two windows is out of character with the 
Conservation Area 

5. The development takes away the sole existing parking to the property 

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 

 G6 Conservation and promotion of the Highland Heritage 

 BC5 Listed Buildings and Conservation Areas 

6.2 Ross and Cromarty East Local Plan 2007 

  Portmahomack Settlement Boundary 

  Point 10 Conservation Area 

7. OTHER MATERIAL CONSIDERATIONS 

7.1 Draft Highland Wide Local Development Plan 

Policy 29 Sustainable Design 

Policy 35 Settlement Development Areas 

Policy 58 Natural, Built and Cultural Heritage 

7.2 Highland Council Supplementary Planning Policy Guidance 

Not Applicable 

7.3 Scottish Government Planning Policy and Guidance 

Scottish Planning Policy (SPP), Scottish Historic Environment Policy (SHEP) 

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 

It is considered that the proposal would not have a significantly detrimental impact 



 

 

on community or residential amenity in line with Highland Structure Plan policy G2 
and policy 29 of the emerging Highland Wide Local Development Plan. In 
demonstrating high quality design in keeping with local character and the historic 
environment the proposal is considered to comply with Highland Structure Plan 
Policy G2 and policy 29 of emerging Highland Wide Local Development Plan. The 
proposal is considered to accord with Structure Plan Policies G6 and BC5 which 
seek to conserve historic buildings and emerging Highland Wide Local 
Development Plan policy 58 which supports development that will not have an 
unacceptable impact on a heritage resource. The Ross and Cromarty East Local 
Plan requires that development within the Portmahomack Conservation Area has 
regard to the guidance set out in Appendix II of the plan.   

The proposal is considered to accord with the development plan.  

8.4 Material Considerations 

8.5 Impact on the Conservation Area – The objectors including the Tain and Easter 
Ross Civic Trust express the view that the development does not reflect the 
character of the Conservation Area.  The Civic Trust raises particular concerns 
about the use of concrete tiles and upvc windows.  By contrast one contributor 
observes that preservation of the Conservation Area should not be at the expense 
of the of the area’s vibrancy.  
 

8.5.1 The extension reflects the existing building in terms of its form and style. The use 
of concrete tiles in the Conservation Area is not encouraged but the house already 
has a tile roof and the roof of the extension will be finished to match.  The windows 
in the existing house are timber.  The original proposal was to replace these with 
upvc and install matching windows in the extension.  It is now proposed that the 
existing windows will be retained and any new windows and doors installed will be 
timber.  The exact windows and doors to be installed will be agreed by condition to 
ensure that they are appropriate in the Conservation Area.  Overall, the design and 
materials are considered to be acceptable.   

8.6 Scale of the development – Objectors suggest that the extension is too large and 
represents overdevelopment of the site.  
 

8.6.1 It is recognised that the extension will significantly increase the footprint of the 
house but there is adequate space within the site to accommodate it.  The 
extension is at the rear of the house and has a lower ridge therefore it remains 
subservient to the original building.  The scale of the extension is considered to be 
acceptable in terms of its relationship with the existing house and the proportion of 
the curtilage that will be developed as a result.  
 

8.7 Impact on neighbours and relationship with the ongoing application to the 
north – Objectors express concerns about possible overlooking, loss of privacy 
and loss of light as a result of the development.  The extension is adequately 
separated from existing neighbours and there are no directly opposing windows 
which may lead to privacy issues.   
 
 

8.7.1 Objectors express particular concern about the potential impacts on a proposed 
house on the site immediately to the north of the application site.  This is currently 



 

 

the subject of an ongoing application for permission in principle which was received 
in April (11/01379/PIP).  The site is in the conservation area and next to a listed 
building but application is for permission in principle with only a plan of the existing 
site to support it.  Therefore the applicant has been advised that there is insufficient 
information to properly consider the application.   At present there is no house on 
the site to the north and it would be unfair to prejudice the current application on 
the basis of the potential amenity of such a house.  Equally development on the 
application site should not be allowed to blight the neighbouring land and requires 
to be considered upon its own panning merits having regard to all relevant planning 
considerations.  It should be noted that the two first floor windows and one of the 
ground floor windows on the northern elevation of the extension have obscured 
glass which should minimise the impact on neighbours to the north.  The loss of 
light experienced by the existing house to the north is likely to be limited because 
of the distance between the two buildings.  It is likely that there will be an effect on 
any house built on the gap site to the north but this is unlikely to be significant.  The 
suitability of the neighbouring site for development or otherwise would not be 
prejudiced should the development under consideration today proceed.   If deemed 
appropriate any new house would be sited in a way that reflected the existing 
settlement pattern and the development of the extension would not preclude that.  

8.8 Proposed use – In response to the Community Council’s concern that the 
extension is to make provision for Bed and Breakfast accommodation it should be 
noted that the applicant’s agent has submitted a letter refuting this and it does not 
form part of the application. 

8.9 Front porch – TEC Services objected to the porch on the grounds that it would 
result in the loss of the two parking spaces associated with the house and could 
impede visibility for cars accessing the site to the north in future.  The Community 
Council and a number of the objectors also raised concerns parking and the 
appearance of the porch.  This element of the proposal has been removed and 
replaced with double doors.  This removes the objection from TEC Services and 
addresses the concerns of the Community Council and the objectors.   

8.10 Precedent – In response the concern expressed by objectors that this 
development would set a precedent for further development of this nature it should 
be noted that each application is considered on its own merits. 

8.11 Other Considerations – not material 

8.12 A number of those writing in support of the application noted that the applicants 
were permanent residents in the village and had a young family.  Contributors also 
noted that the scale of the development was reasonable for a family of this size.  

8.13 Parking issues elsewhere in the village were also highlighted.   

8.14 One objector raised issues about the ownership of the application site and rights of 
access to it. Right of access to carry out the works is a civil matter.  The applicant’s 
agent has confirmed that all development will be on land within the applicant’s 
ownership and land ownership certificates have been submitted accordingly.   

8.15 One objector also raised concerns about neighbour notification.  I can confirm that 
this was carried out correctly.   

8.16 Matters to be secured by Section 75 Agreement 



 

 

 None 

9. CONCLUSION 

9.1 The proposed alterations and extension are considered to be acceptable in terms 
of design, materials and impact on the Portmahomack Conservation Area.  The 
potential impact on neighbours is recognised but is also considered to be 
acceptable.  The proposals accord with the development plan and therefore it is 
recommended that the application be granted subject to the conditions set out 
below.   

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. No development shall start on site until exact details of all proposed new windows 
and doors been submitted to and agreed in writing with the Planning Authority.  
The development shall thereafter proceed in accordance with the approved details.  
For the avoidance of doubt all new windows and doors shall be timber.  Any new 
windows shall be double hung and obscured glass shall be installed in the windows 
on the northern elevation as noted on approved drawing 41/10/A unless otherwise 
agreed in writing with the Planning Authority. All windows and doors shall be 
maintained as hereby approved in perpetuity. 

 Reason: In order to preserve the character and appearance of the Conservation 
Area. 

2. Notwithstanding the provisions of Class 1 of Schedule 1 to the Town and Country 
Planning (General Permitted Development) (Scotland) Order 1992 as amended, or 
any Order revoking and re-enacting that Order, with or without modification no 
additional windows or other openings shall be formed in the extension hereby 
approved. 

 Reason: In order to allow the Planning Authority to retain effective control over the 
development of the site and in the interests of residential amenity. 

3. Unless otherwise agreed in writing with the Planning Authority hours of 
construction in relation to any works audible at the site boundary shall be limited to 
8.00am - 6.00pm Monday - Friday, 8.00am - 1.00pm Saturday and not at all on 
Sunday. 



 

 

 Reason: In the interests of residential amenity and in order to avoid disturbance 
and nuisance 

4. All drainage arrangements shall be to the satisfaction of the Planning Authority, in 
consultation with the Scottish Environment Protection Agency, the Drainage 
Authority, and the Building Standards Authority. 

 Reason: In the interests of amenity and public health. 

 

Signature:   

Designation: Area Planning Manager North 

Author:  Lisa MacKenzie 

Background Papers: Documents referred to in report and in case file. 

Relevant Plans: Plan 1 – Site and Location Plan   

 Plan 2 – Existing floor plans, roof plan and foundations 

 Plan 3 – Floor plan 

 Plan 4 - Elevations 

 
 



 

 

Appendix – Letters of Representation 
 

Name Address Date 
Received 

For/Against

Mr A. R. B. Fenton Sandwood House, Arabella, Tain IV19 
1QJ 

17/04/11 Against 

 
 Lachie Stewart  

  

Tain and Easter Ross Civic Trust 18/04/11 Against 

Mrs R. M. Fenton Sandwood House, Arabella, Tain IV19 
1QJ 

18/04/11 Against 

Rosemary and 
Duncan Budge 

Tarbat Lodge, Main Street, 
Portmahomack 

18/04/11 Against 

Graham Cole Beachview, Main Street, Portmahomack 01/05/11 For 

Michael Keay 3 Ben View Court Portmahomack 05/05/11 For 

Mrs Wilma Dawson 19 Chapel Place, Portmahomack 05/05/11 For 

T and M Hamilton 6 Castle Street, Portmahomack 05/05/11 For 

Neil Cairns 3 Knockshortie Road, Portmahomack 06/05/11 For 

Alistair Duncan and 
Sara Dwyer 

Fountain Building, Castle Street, 
Portmahomack 

10/05/11 For 

David Macdonald 
and Irene Bonnar  

6 Knockshortie Road, Portmahomack 10/05/11 For 

Mr and Mrs Fraser  28 Essex Drive, Glasgow 11/05/11 For 

Duncan Macleod Fountain Cross Cottage, Portmahomack 12/05/12 For 

Mr and Mrs 
MacMillan  

6 Gordon Brae, Portmahomack 13/05/11 For 
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