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HIGHLAND COUNCIL 

 

Committee:   North Planning Applications 

Date:   24 November 2020 

Report Title:  20/03919/PAN: The Glenmorangie Company 

   Land 700M NW Of Tower View, Fearn 
 
Report By:   Acting Head of Development Management 

 

 
Purpose/Executive Summary 

Description: Erection of whisky maturation warehouses, cask filling and disgorging 
facility with associated tank farm, tanker filling bay, welfare facilities and 
car park 

Ward:   7 – Tain and Easter Ross 

 
Recommendation 

Committee members are is asked to note the submission of the Proposal of Application 
Notice (PAN) and highlight any material issues that they wish to be brought to the attention 
of the applicant before the submission of a planning application. 
 
  



 

1.0 BACKGROUND 

1.1  This report informs committee members of the submission of the attached PAN 
which was received by the Council on 2 October 2020 and validated on 23 October 
2020. 

1.2 The PAN is a statutory requirement for full planning applications for major or national 
developments and must be lodged at least 12 weeks prior to the submission of a 
planning application. 

1.3 The submitted information attached includes: 

 • Proposal of Application Notice (PAN); 
• Site Location Plan; 
• Existing Site Layout Plan; 
• Proposed Site Layout Plan; 
• Proposed Warehousing Site General Arrangement Plan; and 
• 23 Oct 2020 Prospective Applicant Correspondence (confirming the 

newspaper advert date and project website address). 
1.4 In line with Covid-19 public health advice and temporary modifications made to the 

Town and Country Planning (Development Management Procedure) (Scotland) 
Regulations 2013, the prospective developer proposes to undertake an online public 
consultation. This will be in the form of a dedicated website - 
www.fearnconsultation.co.uk with a presentation outlining the proposal with there 
being an opportunity to make comments and discuss the proposals. The consultation 
is anticipated to take place from 30 October to 20 November 2020. 

1.5 Furthermore, the consultation will still be publicised and advertised in accordance 
with the appropriate statutory requirements with adverts to be placed within the 
Ross-Shire Journal. A letter drop will also be undertaken by the applicant to make 
people aware of the proposed development, the catchment for which has been 
agreed with the Planning Authority and will cover a 3.5km radius which includes the 
Seaboard Villages, Hill of Fearn and all other properties that may have visibility of 
the proposed development. 

1.6 The forthcoming application will be accompanied by a Pre-Application Consultation 
(PAC) report explaining the consultation undertaken, feedback received, and any 
resultant amendments made to the planning application. 

2.0 DESCRIPTION OF PROPOSED DEVELOPMENT 

2.1 Based on the description of development contained within the proposal of application 
notice, and the submitted supporting information lodged, the proposal is for the 
erection of approximately 20 whisky maturation warehouses, cask filling and 
disgorging facility with associated tank farm, tanker filling bay, welfare facilities and 
car park. The applicant has advised that the maturation warehouses are proposed 
to be constructed over a 10 year period, with the processing facility to be provided in 
5 years time. 

http://www.fearnconsultation.co.uk/


 

2.2 The purpose of the proposed infrastructure is to support an increase in whisky 
production (Glenmorangie and Ardbeg brands with distilleries in Tain and Islay). 
From a logistics perspective, whisky maturation requires little in the way of interaction 
and the warehouses could be situated anywhere between Tain and the applicant’s 
bottling facility located in the central belt of Scotland. 

2.3 The prospective applicant has sought formal pre-application advice from the 
Planning Authority via the Pre-Application Advice Service for Major Developments. 
The pre-application meeting took place in August 2020 with the pre-application 
advice pack having been issued on 9 September 2020. 

3.0 SITE DESCRIPTION 

3.1 The proposed development would be situated on land which formed part of Fearn 
Aerodrome which was formally a military base from the 1940s to the 1970s and is 
now used as a business / industrial estate and agricultural ground, with remains of 
the former military use/buildings still evident, including the category C(s) listed 
Control Tower (LB 47342) to the south. In recent years a large potato cold store 
building with graded area has been formed, with a new access road. The proposed 
development intends to utilise this access. 

3.2 The site does not fall within or particularly close to any natural heritage designations. 
The landscape is very open with the principal visual receptors being users of the 
B9166 to the north which links the Seaboard Villages to the east with the village of 
Hill of Fearn to the west and the A9. There are trees present within the site with 
forestry mapping showing an area to the north-west of the site as 'Native Woodland' 
albeit that it appears that part of this woodland has been previously felled during the 
military use. The former uses of the site may have resulted in contamination which 
requires further site investigation. The site also sits within the aviation safeguard area 
(Civil Aviation Authority consultation area) for the nearby Easter Airfield which sits to 
the south of Fearn aerodrome. 

4.0 DEVELOPMENT PLAN 

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

4.1 Highland Wide Local Development Plan (2012) 

 28 - Sustainable Design 
29 - Design Quality & Place-making 
30 - Physical Constraints 
31 - Developer Contributions 
36 - Development in the Wider Countryside 
41 - Business and Industrial Land 
42 - Previously Used Land 
51 - Trees and Development 
52 - Principle of  Development in Woodland 
55 - Peat and Soils 
56 - Travel 
57 - Natural, Built & Cultural Heritage 
58 - Protected Species 



 

59 - Other Important Species 
60 - Other Important Habitats 
61 - Landscape 
63 - Water Environment 
64 - Flood Risk 
65 - Waste Water Treatment 
66 - Surface Water Drainage 
72 – Pollution 
 

4.2 Inner Moray Firth Local Development Plan (2015) 

 The site is neither allocated for development nor safeguarded from development in 
the Inner Moray Firth Local Development Plan. The site is in close proximity to the 
northern boundary of the Fearn Aerodrome Strategic Employment Site, allocation 
FE1, a 45ha site identified for business and industrial land uses. 

4.3 Highland Council Supplementary Guidance 

 - Developer Contributions (November 2018)  
- Flood Risk & Drainage Impact Assessment (Jan 2013)  
- Green Networks (Jan 2013)  
- Highland Historic Environment Strategy (Jan 2013)  
- Highland's Statutorily Protected Species (March 2013)  
- Managing Waste in New Developments (March 2013)  
- Physical Constraints (March 2013)  
- Public Art Strategy (March 2013)  
- Roads and Transport Guidelines for New Developments (May 2013)  
- Special Landscape Area Citations (June 2011)  
- Standards for Archaeological Work (March 2012)  
- Sustainable Design Guide (Jan 2013)  
- Trees, Woodlands and Development (Jan 2013)  

 

4.4 Scottish Government Policy and Guidance 

 - Scottish Planning Policy (June 2014) 
- National Planning Framework for Scotland 3 (Jun 2014) 

 
5.0 POTENTIAL MATERIAL PLANNING CONSIDERATIONS 

 a) Compliance with the Development Plan and other planning policy; 
b) Planning history; 
c) Landscape and visual impact (including site landscaping); 
d) Natural heritage (including tree impacts); 
e) Built and cultural heritage; 
f) Water environment (flood risk, drainage and private water supplies); 
g) Contaminated land and soils; 
h) Roads, transport, access and recreation; 
i) Residential amenity (including noise, dust, odour, air quality and lighting); 
j) Construction impacts; 
k) Aviation impacts;  



 

l) Health and safety (hazardous substances consent); and 
m) Any other material considerations raised within representations. 

6.0 CONCLUSION 

6.1 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. 

7.0 IMPLICATIONS 

7.1 Not applicable. 

8.0 RECOMMENDATION 

8.1 It is recommended the committee members note the submission of the PAN and 
advises of any material issues it wishes to be brought to the applicant’s attention. 

 
Designation: Acting Head of Development Management 
Author:  Peter Wheelan 
Background Papers: Documents referred to in report and in case file. 
 
Relevant Plans: Plan 1 - Proposal of Application Notice (PAN) 
 Plan 2 - Site Location Plan 
 Plan 3 - Existing Site Layout Plan 
 Plan 4 - Proposed Site Layout Plan 
 Plan 5 - Proposed Warehousing Site General Arrangement Plan 
 Plan 6 - 23 Oct 2020 Prospective Applicant Correspondence 
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	HIGHLAND COUNCIL
	Committee:   North Planning Applications
	Date:   24 November 2020
	Report Title:  20/03919/PAN: The Glenmorangie Company
	   Land 700M NW Of Tower View, Fearn
	Report By:   Acting Head of Development Management
	BACKGROUND

	The PAN is a statutory requirement for full planning applications for major or national developments and must be lodged at least 12 weeks prior to the submission of a planning application.
	The submitted information attached includes:
	In line with Covid-19 public health advice and temporary modifications made to the Town and Country Planning (Development Management Procedure) (Scotland) Regulations 2013, the prospective developer proposes to undertake an online public consultation. This will be in the form of a dedicated website - www.fearnconsultation.co.uk with a presentation outlining the proposal with there being an opportunity to make comments and discuss the proposals. The consultation is anticipated to take place from 30 October to 20 November 2020.
	DESCRIPTION OF PROPOSED DEVELOPMENT
	SITE DESCRIPTION
	The proposed development would be situated on land which formed part of Fearn Aerodrome which was formally a military base from the 1940s to the 1970s and is now used as a business / industrial estate and agricultural ground, with remains of the former military use/buildings still evident, including the category C(s) listed Control Tower (LB 47342) to the south. In recent years a large potato cold store building with graded area has been formed, with a new access road. The proposed development intends to utilise this access.
	The site does not fall within or particularly close to any natural heritage designations. The landscape is very open with the principal visual receptors being users of the B9166 to the north which links the Seaboard Villages to the east with the village of Hill of Fearn to the west and the A9. There are trees present within the site with forestry mapping showing an area to the north-west of the site as 'Native Woodland' albeit that it appears that part of this woodland has been previously felled during the military use. The former uses of the site may have resulted in contamination which requires further site investigation. The site also sits within the aviation safeguard area (Civil Aviation Authority consultation area) for the nearby Easter Airfield which sits to the south of Fearn aerodrome.
	DEVELOPMENT PLAN
	Scottish Government Policy and Guidance
	POTENTIAL MATERIAL PLANNING CONSIDERATIONS
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