
 

THE HIGHLAND COUNCIL Agenda 
Item 5.3 

NORTH PLANNING APPLICATIONS COMMITTEE 
2 August 2016 

Report 
No PLN/037/16 

 
Report by Area Planning Manager – North 
 
Proposal of Application Notice – 16/02705/PAN 
 
Description :  
 

Refurbish existing farm buildings to form small distillery with associated 
warehouses, workers housing and build new tasting lodge 

Ward :  
 

07 - Cromarty Firth 

Applicant :  
 

Ardross Investment Ltd 

Site Address :  
 

Ardross Mains, Ardross, Alness 

 

1.0 BACKGROUND 

1.1  To inform the Planning Applications Committee of the submission of the attached 
Proposal of Application Notice (PAN).  

1.2 The submission of the PAN accords with the provisions of the Planning etc. 
(Scotland) Act 2006 and was lodged on 14th June 2016. Members are asked to 
note this may form the basis of a subsequent planning application. 

1.3 The submitted information attached includes:  
 Proposal of Application Notice 
 Location plan 

2.0 SITE DESCRIPTION 
 

 

Ardross Mains was a former settlement for farm workers and is situated adjacent to 
the U1907 minor road, which is the main road running through the Ardross area. 
The site comprises of a mix of unused and dilapidated farm buildings and 9 
uninhabited farm workers cottages, including what appears to have been a 
tenement style building. Most of these buildings are of stone and slate construction. 
There are three points of access to the site from the public road. The structures on 
the site are in varying states of disrepair, however, most appear capable of re-use 
in some way. The site is mainly bounded by open fields, with Cnoc na Moine Wood 
situated to the north-west. An occupied residential property, 5 Ardross, is located at 
the eastern edge of the site. 

 
 
 

 



 

3.0 DEVELOPMENT PLAN POLICY 

 The following policies are likely to be relevant to the assessment of the proposal: 

3.1 Highland Wide Local Development Plan 2012 

 28 Sustainable Design 

 29 Design Quality & Place-making 

 36 Development in the Wider Countryside 

 43 Tourism 

 44 Tourist Accommodation 

 57 Natural, Built & Cultural Heritage 

 58 Protected Species 

 65 Waste Waster Treatment 

 66 Surface Water Drainage 

3.2 Inner Moray Firth Local Development Plan 2015 

 None relevant  

3.3 Adopted Supplementary Planning Guidance 

  Construction Environmental Management Process for Large Scale Projects 
(August 2010)  

 Flood Risk & Drainage Impact Assessment (Jan 2013) 
 Highland Historic Environment Strategy (Jan 2013) 
 Highland's Statutorily Protected Species (March 2013) 
 Housing in the Countryside and Siting and Design (March 2013)  
 Managing Waste in New Developments (March 2013) 
 Physical Constraints (March 2013) 
 Roads and Transport Guidelines for New Developments (May 2013) 
 Standards for Archaeological Work (March 2012) 
 Sustainable Design Guide (Jan 2013) 

  

4.0 POTENTIAL MATERIAL PLANNING CONSIDERATIONS, KEY ISSUES, AND 
PLANNING HISTORY 

  National Policy 
 Development plan policies and relevant supplementary guidance 
 Re-use of the traditional buildings within the site 
 High quality design and materials respecting the rural vernacular building types 



 

found at the site 
 Protected Species Surveys 
 Habitat Survey 
 Impact on existing trees/woodland 
 Consideration of construction and operational matters including noise, 

emissions and dust suppression 
 Impact upon water environment (Loch Dubh) 
 Public access rights 
 Road improvements/impact on the local road network 
 Contamination from previous agricultural use 
 Foul and surface water drainage 
 Any other material considerations within representations 
 Any other material considerations within consultation responses 
 Affordable housing 

5.0 CONCLUSION 

5.1 The report presents the information submitted to date as part of the PAN. 
Summarised are the policy considerations against which any future planning 
application will be considered as well as the potential material planning 
considerations and key issues based on the information available to date. The list 
is not exhaustive and further matters may arise as and when a planning application 
is received and in the light of public representations and consultation responses. 

6.0 RECOMMENDATION 

 It is recommended the Committee notes the submission of the PAN and advises of 
any issues it wishes to be brought to the applicant’s attention. 

  

 
Designation: Area Planning Manager - North 
Author:  Rebecca Hindson 
Background Papers: Documents referred to in report and in case file. 
Relevant Plans: Plan 1 – Location Plan   
 Plan 2 – Proposal of Application Notice 
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