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1. Purpose/Executive Summary 

 
1.1 Applicant: Coul Links Ltd per STRI 

 
Description of development: Drilling of two boreholes and construction of 
water storage reservoir (maximum capacity 20000cu.m) for irrigation of 
(future) golf course 
 
Ward: 4 - East Sutherland and Edderton 
 
Category: Major Development 
 
Reasons Referred to Committee: Major Application/ 5 or more objections 
 
All relevant matters have been taken into account when appraising this 
application. It is considered that the proposal accords with the principles and 
policies contained within the Development Plan and is acceptable in terms of 
all other applicable material considerations. 
 

2. Recommendation 
 

2.2 Members are asked to agree the recommendation to grant as set out in 
section 11 of the report.  

 

 

 

 

 

 

 



 

3. PROPOSED DEVELOPMENT 

3.1  The application seeks consent for the drilling of two boreholes and the construction 
of a water storage reservoir. A small pumphouse is also included, to be set into the 
banking of the reservoir. Pipework will be required to link the existing boreholes to 
the reservoir; the length of the pipework extends to 1036m. These works are being 
applied for in connection with related planning application ref: 17/04601/FUL for 
construction of a new golf course. The works applied for under this application are 
required in connection with providing irrigation for the (proposed) golf course. 
However it should be noted that the two applications, although inter-related, are 
separate in terms of their planning assessment. Each application must be assessed 
on its own merits. As the proposed works are required in connection with a wider 
development which is currently pending consideration, a key element of this 
application is the securing of a restoration bond to guarantee the land can be 
appropriately restored in the event the golf course does not proceed.  

3.2 The Design and Access Statement submitted with the application notes that the aim 
is obtain permission for the golf course in the spring of 2018 with construction in the 
spring-autumn period of 2018. The Statement goes onto to state that water supply is 
a critical factor in this development, with water required early in the process to 
enable newly seeded areas to survive and develop.  

3.3 The proposal was discussed in advance with the Planning Authority, prior to the 
submission of the application. As part of pre-application discussion, the applicant 
outlined that these works would be required in advance of the (proposed) golf course 
in order to provide irrigation hence it was decided to lodge a separate application. 

3.4 The two boreholes are already in place however it is not understood that any other 
infrastructure exists on site at present.  

3.5 The application is supported by a Pre-Application Consultation Report, Design and 
Access Statement, Ecological Assessment and a Specification of Works. 

3.6 Variations: None 

4. SITE DESCRIPTION 

4.1 The proposed location for the reservoir lies north west of the village of Embo, within 
grazing land which lies to the west of the proposed golf development. The site 
comprises grazing land supporting mainly perennial ryegrass, Yorkshire fog, white 
clover, creeping buttercup, and stinging nettle. The site is bordered to the north and 
east by further grazing land, and to the west and south by pine dominant woodland. 
There are no natural heritage designations covering the site itself however the site 
adjoins the Loch Fleet Site of Special Scientific Interest.   

5. PLANNING HISTORY 

5.1 No recent site planning history. Also relevant to the assessment of this proposal: 

17/04601/FUL: Development of 18 hole golf course, erection of clubhouse, 
renovation of existing buildings for maintenance facility, pro-shop, caddy hut, 
workshop, administration building, information booth, formation of new private 
access from C1026 at Land 1700M NW Of Embo Community Centre, School Street 

Embo. This application is also before members for consideration at this meeting. 



 

6. PUBLIC PARTICIPATION  

6.1 Advertised: Schedule 3 Development/ Unknown Neighbour  

Representation deadline: 03.11.2017 

 A total of 77 representations have been received on the application, of which 40 are 
objections and 37 are in support. It should be noted that a number of the comments 
received relate to the golf course application (ref 17/04601/FUL) and do not require 
to to be considered as part of this application.  

6.2 Material considerations raised are summarised as follows: 

Objections 

 The site is adjacent to Coul Links which forms part of the Loch Fleet Site of 
Special Scientific Interest and the Dornoch Firth and Loch Fleet Special 
Protection Area (SPA).  

 Concern that the application is being considered separate to the golf course 
application 

 The application requires to be screened for EIA and should be classed as 
‘major’ development and subject to the statutory consultation process 

 Concern regarding the proposed abstraction which has potential to impact on 
the quality and quantity of the groundwater underlying the dune slack 
wetlands at Coul Links - one of the qualifying interests of the Dornoch Firth 
and Loch Fleet Ramsar site and have also been identified as highly 
Groundwater Dependent Terrestrial Ecosystems GWTDE in the related 
application but have not been considered as part of this application; 

 No indication that a CAR license has been obtained for abstraction 

 Concern about adverse impact on invertebrates 

 Boreholes have already been drilled 

 The proposed water turbines would ruin the peace in the area 

Support 

 The plans will result in land management which will only improve the ecology 
and biodiversity of the area 

 Economic benefits 

 Wild life does better on managed land rather than untouched land 

 The developers have sought to address issues and investigate problems 

 There is support locally for developments bringing jobs to the area; 
awareness that off-croft work is vital for members of the Scottish Crofting 
Federation 

 The benefits of the proposal outweigh the negatives 

6.3 All letters of representation are available for inspection via the Council’s eplanning 
portal which can be accessed through the internet www.wam.highland.gov.uk/wam. 
Access to computers can be made available via Planning and Development Service 
offices. 

http://wam.highland.gov.uk/wam/


 

7. CONSULTATIONS 

7.1 Environmental Health: No objections. The development includes construction in 
proximity to noise sensitive properties. Planning conditions are not used to control 
the impact of construction noise as similar powers are available to the Local 
Authority under Section 60 of the Control of Pollution Act 1974. However, a 
construction noise assessment should be submitted if:- 

 It is proposed to undertake construction work, which is audible at the site 
boundary, out-with the hours Mon-Fri 8am to 7pm, Sat 8am to 1pm 
OR 

 Noise levels during the above periods are likely to exceed 75dB(A) for short 
term works or 55dB(A) for long term works. Both measurements to be taken 
as a 1hr LAeq at the curtilage of any noise sensitive receptor. (Generally, long 
terms work is taken to be more than 6 months) 

It is up to the applicant to decide if the above criteria will be met and whether an 
assessment is required. If no assessment is put forward it is assumed the above 
criteria will be met at all times during construction. Failure to do so may result in 
enforcement action under Section 60 of the Control of Pollution Act 1974.  

Any assessment should be carried out in accordance with BS 5228-1:2009 “Code of 
practice for noise and vibration control and open sites - Part 1: Noise”. Details of any 
mitigation measures should be included including proposed hours of operation.  

Regardless of whether a construction noise assessment is required, it is expected 
that the developer/contractor will employ the best practicable means to reduce the 
impact of noise construction activities. Attention should be given to construction 
traffic and the use of tonal reversing alarms.  

7.2 Transport Planning: No objections. Vehicles movements are relatively few in 
number as earthworks associated with the development will be balanced such that 
no bulk import or export of earthworks materials to/from the site will be required. 
Accordingly any impact on the local road network is likely to be minimal. On the 
basis that this application and the golf course are interdependent. On this basis, 
provided the roads related recommendations in respect of the wider golf course 
development are satisfactorily addressed, I would have no objection to a suitably 
conditioned permission being granted for the current application. In particular the 
recommendations relating to the following matters should be addressed prior to any 
other works commencing: 

 The site access at its junction with the C1026 

 Mitigation measures on the C1026 

 The establishment of a Construction Traffic Management Plan 

7.3 Historic Environment Team (Archaeology): No objections. The proposed 
development is located in an area of archaeological potential. A condition should be 
attached to require submission of a programme of work for the evaluation, 
preservation and recording of any archaeological and historic features affected by 
the proposed development/work. 

 

 

 



 

7.4 Scottish Environment Protection Agency (SEPA): Objections - withdrawn.  

5.1 Planning application 17/04404/FUL includes the operation of boreholes and 
construction of a reservoir to provide a water supply for the golf course. The 
abstraction will require authorisation under The Water Environment (Controlled 
Activities) (Scotland) Regulations 2011 (As Amended) (CAR).   

5.2 Two deep groundwater abstraction wells (BH1 and BH2) and two shallow 
monitoring wells (MW1 and MW2) have been installed 1km east between the 
abstraction wells and the dune system with the purpose of recording potential 
groundwater level variation during the abstraction testing. The submitted water 
abstraction information presents the borehole locations, groundwater chemical tests 
and the groundwater level charts obtained during the testing period.   

5.3 Groundwater levels in the observation wells MW1 and MW2 are shown to 
have steadily dropped in the period before and during the abstraction tests. The 
MW1 and MW2 charts show a dipping of approximately 5cm and 15cm respectively 
that appears to coincide with the start of the step test. The levels recovered in MW1 
but not in MW2. The groundwater levels in both monitoring wells appear to have 
levelled after the cessation of the test.  

5.4 Although the groundwater levels in the observation boreholes do not show a 
significant reaction to the abstraction test, the interference of a groundwater 
abstraction from BH1 and BH2 on groundwater levels in MW1 and MW2 cannot be 
excluded. Changes to groundwater levels could result in some groundwater 
depletion on the downgradient wetland system. The period of time utilised to produce 
the submitted pump test results is standard practice for an abstraction pump test 
under The Water Environment (Controlled Activities) (Scotland) Regulations 2011 
(As Amended) (CAR), but this limited monitoring event does not allow for an  
evaluation of the long term pumping effects, which will be provided following longer 
term monitoring. 

5.5 Based on the information submitted to date, we consider that the proposed 
borehole abstractions are likely to be consentable under CAR but will be subject to a 
quantitative assessment of the groundwater depletion on the downgradient wetland, 
long term monitoring at MW1 and MW2 (and possibly other monitoring wells if 
needed), monitoring review and possible limitation to abstraction rates under CAR. 
We therefore remove our objection on this matter but we advise that it would be in 
the applicant’s best interests to put a contingency plan in place as, should the longer 
term monitoring demonstrate a groundwater depletion on the downgradient wetland 
system, SEPA will be obliged to reduce the permitted abstraction rate under CAR. 
For example, should the permitted abstraction rate be reduced then it may be that 
alternate water supplies options are limited and the establishment of the golf course 
will take longer. The applicant should plan for these uncertainties. For the avoidance 
of doubt, the monitoring schedule will be agreed with us as part of the CAR 
determination process. 

5.6 We welcome the revised reservoir design as shown in Drawing CL1001 dated 
2 January 2018. This will hopefully enable the development of a more natural 
waterbody with biodiversity opportunities. The applicant should note our regulatory 
advice regarding the reservoir below. 

 

 

 



 

13.1 Authorisation is required under The Water Environment (Controlled Activities) 
(Scotland) Regulations 2011 (CAR) for the proposed water abstraction, waste water 
drainage and watercourse crossings. As highlighted in Section 5.5 above, it would be 
in the applicant’s best interests to put a water supply contingency plan in place as, 
should the longer term monitoring demonstrate a groundwater depletion on the 
downgradient wetland system, we will be obliged to reduce the permitted abstraction 
rate under CAR. 

13.2 Management of surplus soils may require an exemption under The Waste 
Management Licensing (Scotland) Regulations 2011. Proposed crushing or 
screening will require a permit under The Pollution Prevention and Control (Scotland) 
Regulations 2012.  

13.3 You will need to apply for a construction site licence under CAR for water 
management across the whole construction site. These applies to sites of 4ha or 
more in area, sites 5 km or more in length or sites which contain more than 1ha of 
ground on a slope of 25 degrees or more or which cross over 500m of ground on a 
slope of 25 degrees or more. It is recommended that you have pre-application 
discussions with a member of the regulatory team in your local SEPA office. 

13.4 If the proposed reservoir is going to hold 25,000 m3 or more of water above 
the natural level of the land then it will fall under the Reservoirs (Scotland) Act 2011. 
We have produced a number of guidance documents and briefing notes for reservoir 
managers to help them comply with the legislation and these can be found at 
www.sepa.org.uk/regulations/water/reservoirs/  

13.5 Details of regulatory requirements and good practice advice for the applicant 
can be found on the Regulations section of our website. If you are unable to find the 
advice you need for a specific regulatory matter, please contact a member of the 
regulatory team in your local SEPA office. 

7.5 Scottish Natural Heritage (SNH): Objections - withdrawn. Further information on 
the effects of water abstraction, and advice from SEPA on its consentability through 
Controlled Activities Regulations, allows us to withdraw our holding objection of 20 
December with regard to these impacts on the Dornoch Firth and Loch Fleet SPA, 
Ramsar site and Loch Fleet SSSI. a) Borehole water abstraction component - 
Teal and Wigeon (Water quantity)  

In our view, this proposal is likely to have a significant effect on SPA teal and wigeon 
as a result of less water being in the dune slacks during winter months.  
Consequently, Highland Council, as competent authority, is required to carry out an 
appropriate assessment in view of the site’s conservation objectives for its qualifying 
interests. 

 

To help you do this we advise that, in our view, based on the information provided, 
the proposal will not adversely affect the integrity of the site.  The appraisal we 
carried out considered the following issues: 

• Water abstraction is regulated by SEPA under the Controlled Activities 
Regulations (CAR).  We previously (December 2017) adopted a holding objection to 
the borehole abstraction because SEPA were not in a position to advise us on either 
the impacts or consentability of the abstraction. SEPA has now received the 
information it requested.  Whilst SEPA is not yet in a position to be certain, they have 
offered us sufficient advice for us to come to a firmer conclusion about effects on the 
protected areas.  



 

 

• In SEPA’s view it is highly unlikely that the proposed borehole abstraction will 
have a significant detrimental effect on the availability of groundwater to the dune 
slack. 

 

We consider that this offers us enough certainty to withdraw our holding objection to 
the planning application, notwithstanding the need for SEPA to undertake further 
assessment for the purposes of the CAR.  The following is our understanding of how 
SEPA will do this: 

• SEPA, as the groundwater hydrology experts, will in consultation with SNH, 
ensure that the volume of water abstraction from the boreholes will not exceed 
critical limits in order to avoid adverse impacts to site integrity through effects on the 
dune slack habitat supporting SPA teal and wigeon.  This will be achieved through 
the CAR process and agreeing a detailed monitoring programme to cover the water 
abstraction.  

• SEPA will undertake an assessment or model the effects of water abstraction 
using new data taken from monitoring wells and additional test pumping, as outlined 
in their response to the applicant under CAR (dated 2 May 2018, Ref: 
CAR/S/1156889). 

• SEPA advise that this additional information will help to establish a seasonal 
abstraction pattern and calculate a groundwater trigger level.  We are aware that 
additional monitoring is likely to continue for one year during the summer period, 
when groundwater is likely to be at its lowest.  We anticipate this will also include a 
detailed monitoring regime which we are happy to comment upon in consultation 
with SEPA. 

• In addition to the above, we support SEPA’s advice that the applicants should 
provide a Water Management Contingency Plan.  An alternative water source may 
need to be identified should abstraction need to be halted to avoid adverse impacts.  
We can provide further advice if required, in consultation with SEPA.  We note SEPA 
would be obliged to reduce the permitted the permitted abstraction rate should 
longer term monitoring demonstrate a depletion on the groundwater within Coul 
Links. 

 

We would encourage Highland Council and SEPA to work together in relation to 
completing an appropriate assessment.  

8. DEVELOPMENT PLAN POLICY 

 The following policies are relevant to the assessment of the application 

8.1 Highland Wide Local Development Plan 2012 

 
28 Sustainable Design 

 
61 Landscape 

 

 



 

8.2 Sutherland Local Plan (As Continued in Force, 2010) 

 The general policies which applied previously in respect of the site have been 
superseded by the provisions of the Highland-wide Local Development Plan. 

9. OTHER MATERIAL CONSIDERATIONS 

9.1 Draft Development Plan 

Caithness and Sutherland Local Development Plan  

9.2 Highland Council Supplementary Planning Policy Guidance 

Not applicable 

9.3 Scottish Government Planning Policy and Guidance 

Scottish Planning Policy (June 2014) 

10. PLANNING APPRAISAL 

10.1 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.  

10.2 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.  

10.3 Development Plan Policy Assessment 

The site lies outwith any designated sites within the adopted Sutherland Local Plan 
and forthcoming Caithness and Sutherland Local Development Plan therefore the 
proposal requires to be assessed primarily in terms of the general policies of the 
Highland-wide Local Development Plan. The application concerns a relatively 
straightforward proposal regarding the construction of a reservoir, drilling of 
boreholes and installation of related pipework. Although the application falls within 
the ‘major’ category this is a result of the total site area being over 2 hectares as a 
result of the distances involved with connecting the boreholes to the proposed 
reservoir and the proposed golf course. As the site lies within close proximity to sites 
designated for their natural heritage designations, a key consideration to the 
assessment is Policy 57 which is concerned with the Natural, Built and Cultural 
Heritage. 

 Material Considerations 

 Construction 

The reservoir will have a footprint of 95m x 75m and the site levels drawing 
demonstrate that the reservoir will be dug to a depth of 3m below ground level with 
the embankment around the perimeter to be contoured to create a natural slope. A 
Construction Method Statement has been prepared which complies with the national 
standards concerning small embankment reservoirs. This will form part of the 
approved documents. Measures have also been incorporated to ensure the bank will 
not overtop in the event that the overflow pipe becomes blocked. No blasting or rock 



 

excavation is required as part of the construction process. In terms of safety, the 
reservoir will be surrounded on the top of the bank by a 1.5m high agricultural stock 
fence with two rows of barbed wire at the top and a strand of barded wire at the 
bottom. This fencing will meet with the requirements of the Health and Safety 
Executive whilst also being commensurate with the rural location. 

 Visual Impact 

The reservoir has been positioned on the flattest point of the chosen field in order to 
minimise earth movement and visual impact. This also minimises the distance of the 
pipework required to link the reservoir to the two boreholes located to the north west. 
As noted above, the reservoir will have a depth of 3m with embankments contoured 
to provide a natural slope. The resulting impact will be that that appearance of the 
reservoir will be that of a small lake, surrounded by bankings consisting of the same 
vegetation mix as that currently seen on site. Taking all of these factors into account 
it is not considered that the proposal would result in any significantly adverse visual 
impact. 

 Roads Impact 

The supporting information notes that the length of the construction period is 
anticipated to be 4-6 weeks and that no disruption of traffic is expected. The total 
extra traffic to the normal site vehicular traffic is expected to include: 

 1 HGV low loader - 4 visits in approx. 6 weeks 

 1 site van - 1 visit per day for 6 to 8weeks 

 1 specialist contractor van - 1 visits per day for 6 weeks 

Delivery of materials is expected to be by means of 3 visits by one 13 tonne lorry. 

 Transport Planning outline that these movements are relatively few in number as 
earthworks associated with the development will be balanced as such that no bulk 
import of export of earthworks materials to/from the site will be required. Accordingly 
the impact on the local road network is likely to be minimal. As this application and 
the wider golf course application are interdependent, the site access and routes for 
construction vehicles for each will be the same. As such, the same matters will 
require to be addressed, specifically: 

 The site access at its junction with the C1026; 

 Mitigation measures on the C1026 

 The establishment of a Construction Traffic Management Plan. 

 Restoration 

As noted above, as the proposal is concerned with the development of a proposed 
golf course, the agent has been asked to provide a restoration bond. This will ensure 
the site can be restored in the event that 1) the golf course does not go ahead and 2) 
the developer does not undertake site restoration. This would allow money to be 
made available to the Council in order to complete site restoration works if required. 
The bond has been set at £36,450. The Council’s Project Design Unit have indicated 
this figure is acceptable. A detailed Restoration Plan has been submitted as part of 
the application and this will also form part of the approved plans. 



 

 Ecological Impact 

An ecological assessment has been submitted alongside the application. This 
outlines that botanical interest was very low, with moderate bird interest around the 
periphery and outside the working footprint. As such the assessment concludes that 
they will not impacted by the proposed development providing attention is given to 
appropriate onsite working and haulage routes and that any work is undertaken 
outside of the breeding season (March to August).  

 Water Extraction and Impact on Designated Sites 

The proposal lies in close proximity to a number of designated sites and SEPA have 
advised that there could be a hydrological connection between the dune slack 
habitat and the bedrock aquifer where the permanent abstraction is proposed. 

 SEPA advise that the proposed development will require a licence under the 
Controlled Activities Regulations and that based on the information received, the 
proposal is capable of obtaining a licence. 13.1 Authorisation is required under The 
Water Environment (Controlled Activities) (Scotland) Regulations 2011 (CAR) for the 
proposed water abstraction, waste water drainage and watercourse crossings. As 
highlighted in Section 5.5 above, it would be in the applicant’s best interests to put a 
water supply contingency plan in place as, should the longer term monitoring 
demonstrate a groundwater depletion on the downgradient wetland system, we will 
be obliged to reduce the permitted abstraction rate under CAR. 

 SNH have provided comments with regard impact on designated sites as follows: 

 Dornoch Firth and Loch Fleet Special Protection Area (protected for its 
range of non-breeding waterfowl and osprey) and Loch Fleet of Special 
Scientific Interest (SSSI) and Dornoch Firth and Loch Fleet Ramsar Site 

SNH have also advised that the proposal is likely to have a significant effect on 
greylag geese and curlew, which could be disturbed from feeding on nearby fields. In 
particular the proposal, combined with the proposed access route, is likely to cause 
some disturbance to greylag geese and curlew. However, SNH advise that these 
works are likely to be temporary, indicating that disturbance levels will subside. 
These SPA species may also continue to use the adjacent fields for feeding. SNH 
have confirmed that based on SEPA’s view, it is highly unlikely that the proposed 
borehole abstraction will have a significant detrimental effect on the availability of 
groundwater to the dune slack. This allows SNH to withdraw its holding objection to 
the planning application, notwithstanding the need for SEPA to undertake further 
assessment for the purposes of the Controlled Activities Regulations.   

10.5 Other Considerations – not material 

 Some issues which have been raised in representations cannot be considered 
material considerations as they do not specifically relate to this proposal which is 
concerned with the drilling of bores, formation of reservoir and installation of 
pipework only i.e. they relate to the development of the proposed golf course - both 
in terms of objections and support comments.   

 



 

10.6 Matters to be secured by Section 75 Agreement 

 As noted previously, a restoration bond is required in order to secure reinstatement 
of the reservoir. Although this application is considered to be acceptable on its own 
merits, the bond is required as it is not clear whether the associated proposed golf 
course will go ahead. The suggested bond will require to be secured via Section 75 
Agreement or alternative legal mechanism.  

11. CONCLUSION 

11.1 As noted within this report, the application concerns are relatively straightforward 
proposal to provide a reservoir and two boreholes however concerns were raised by 
statutory consultees regarding water abstraction and the potential impacts on the 
natural heritage interests close to the site. Following receipt of additional information, 
these concerns have now been addressed largely through the need for the proposal 
to be subject to the Controlled Activities Regulations process governed by SEPA. 
Concerns have also been raised by objectors about the speculative nature of the 
proposal in association with the proposed Coul Links Golf Course. Such concern are 
understood and have led to the requirement for a restoration bond to be secured; 
this will allow the site to be effectively restored should this proposal proceed on its 
own. All relevant matters have been taken into account when appraising this 
application. It is considered that the proposal accords with the principles and policies 
contained within the Development Plan and is acceptable in terms of all other 
applicable material considerations. 

12. IMPLICATIONS 

12.1 Resource – Not applicable 

12.2 Legal –Not applicable  

12.3 Community (Equality, Poverty and Rural) –Not applicable 

12.4 Climate Change/Carbon Clever –Not applicable  

12.5 Risk – Not applicable  

12.6 Gaelic – Not applicable  

13. RECOMMENDATION 

 Action required before decision issued N  

 Notification to Scottish Ministers N  

 Notification to Historic Scotland N  

 Conclusion of Section 75 Agreement Y Restoration Bond 

 Revocation of previous permission N  



 

 Subject to the above, it is recommended the application be Granted subject to the 
following conditions and reasons / notes to applicant  : 

1. No development shall commence until a Construction Traffic Management Plan 
(CTMP) shall be submitted to and approved in writing by the Planning Authority in 
consultation with the Roads Authority (Roads Operations Manager, Community 
Services). The CTMP shall minimise and control the impact of construction related 
traffic and, as a minimum, shall include the following: 

 Proposed measures to mitigate the impact of construction traffic on the routes 
to the site following assessment of the affected roads; 

 Details of the site compound, including temporary parking arrangements for 
site personnel; 

 Details of appropriate traffic management measures to be established and 
maintained for the duration of the construction period. 

 Measures to ensure that all affected public roads are kept free of mud and 
debris arising from construction traffic.  

Thereafter the development shall proceed in accordance with the approved CTMP. 

 Reason: In order to ensure the safety and free flow of traffic on the public road, facilitate 

servicing outwith the carriageway and maintain the integrity of the public road carriageway. 

2. The works hereby approved shall be undertaken in accordance with the approved 
ecological assessment (docquetted hereto). Specifically works should be undertaken 
outwith the bird breeding season of March to August inclusive. 

 Reason: To avoid any adverse ecological impact. 

3. For the avoidance of doubt the restoration of the development hereby approved shall 
be undertaken in accordance with the approved ‘Restoration Detail’, docquetted 
hereto.  

 Reason : To ensure that any development which has ceased to serve it intended 
purpose is removed from the site, in the interests of visual amenity. 

 
REASON FOR DECISION 
 
The proposals accord with the provisions of the Development Plan and there are no 
material considerations which would warrant refusal of the application. 

 
TIME LIMITS 
 
LIMIT FOR THE IMPLEMENTATION OF THIS PLANNING PERMISSION  
In accordance with Section 58 of the Town and Country Planning (Scotland) Act 1997 (as 
amended), the development to which this planning permission relates must commence 
within THREE YEARS of the date of this decision notice. If development has not 
commenced within this period, then this planning permission shall lapse. 

 
 
 
 



 

FOOTNOTE TO APPLICANT 
 
Initiation and Completion Notices 
The Town and Country Planning (Scotland) Act 1997 (as amended) requires all 
developers to submit notices to the Planning Authority prior to, and upon completion 
of, development. These are in addition to any other similar requirements (such as 
Building Warrant completion notices) and failure to comply represents a breach of 
planning control and may result in formal enforcement action. 
 
1. The developer must submit a Notice of Initiation of Development in accordance 

with Section 27A of the Act to the Planning Authority prior to work commencing 
on site. 

 
2. On completion of the development, the developer must submit a Notice of 

Completion in accordance with Section 27B of the Act to the Planning Authority. 
 
Copies of the notices referred to are attached to this decision notice for your 
convenience. 

 
Accordance with Approved Plans and Conditions 
You are advised that development must progress in accordance with the plans 
approved under, and any conditions attached to, this permission. You must not 
deviate from this permission without consent from the Planning Authority 
(irrespective of any changes that may separately be requested at the Building 
Warrant stage or by any other Statutory Authority). Any pre-conditions (those 
requiring certain works, submissions etc. prior to commencement of development) 
must be fulfilled prior to work starting on site. Failure to adhere to this permission 
and meet the requirements of all conditions may invalidate your permission or result 
in formal enforcement action 
 
Flood Risk 
It is important to note that the granting of planning permission does not imply there is 
an unconditional absence of flood risk relating to (or emanating from) the application 
site. As per Scottish Planning Policy (p.198), planning permission does not remove 
the liability position of developers or owners in relation to flood risk. 
 
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.   
 
Local Roads Authority Consent 
In addition to planning permission, you may require one or more separate consents 
(such as road construction consent, dropped kerb consent, a road openings permit, 
occupation of the road permit etc.) from the Area Roads Team prior to work 
commencing. These consents may require additional work and/or introduce 
additional specifications and you are therefore advised to contact your local Area 
Roads office for further guidance at the earliest opportunity. 



 

 
Failure to comply with access, parking and drainage infrastructure requirements may 
endanger road users, affect the safety and free-flow of traffic and is likely to result in 
enforcement action being taken against you under both the Town and Country 
Planning (Scotland) Act 1997 and the Roads (Scotland) Act 1984. 

 
Further information on the Council's roads standards can be found at:  
http://www.highland.gov.uk/yourenvironment/roadsandtransport  

 
Application forms and guidance notes for access-related consents can be 
downloaded from: 
http://www.highland.gov.uk/info/20005/roads_and_pavements/101/permits_or_worki
ng_on_public_roads/2 

   
 
Mud and Debris on Road 
Please note that it an offence under Section 95 of the Roads (Scotland) Act 1984 to 
allow mud or any other material to be deposited, and thereafter remain, on a public 
road from any vehicle or development site. You must, therefore, put in place a 
strategy for dealing with any material deposited on the public road network and 
maintain this until development is complete. 
 

Protected Species - Halting of Work 
You are advised that work on site must stop immediately, and Scottish Natural 
Heritage must be contacted, if evidence of any protected species or nesting/breeding 
sites, not previously detected during the course of the application and provided for in 
this permission, are found on site. For the avoidance of doubt, it is an offence to 
deliberately or recklessly kill, injure or disturb protected species or to damage or 
destroy the breeding site of a protected species. These sites are protected even if 
the animal is not there at the time of discovery. Further information regarding 
protected species and developer responsibilities is available from SNH: 
www.snh.gov.uk/protecting-scotlands-nature/protected-species   

 

Protected Species - Contractors' Guidance 
You must ensure that all contractors and other personnel operating within the 
application site are made aware of the possible presence of protected species. They 
must also be provided with species-specific information (incl. guidance on identifying 
their presence) and should be made aware of all applicable legal requirements (incl. 
responsibilities and penalties for non-compliance). 

 

Designation: Area Planning Manager - North 

Author:  Gillian Webster 

Background Papers: Documents referred to in report and in case file. 
Relevant Plans: Plan 1 – Location/Site Layout Plan EC106722-01-001   
 Plan 2 – Proposed Site Layout Plan EC106722-01-002 
 Plan 3 – Location/Site Layout Plan EC106722-01-003 
 Plan 4 - Site Level Plan (Reservoir) CL1001 
 Plan 5 - Restoration Detail 

http://www.highland.gov.uk/yourenvironment/roadsandtransport
http://www.highland.gov.uk/info/20005/roads_and_pavements/101/permits_or_working_on_public_roads/2
http://www.highland.gov.uk/info/20005/roads_and_pavements/101/permits_or_working_on_public_roads/2
http://www.snh.gov.uk/protecting-scotlands-nature/protected-species
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It is the contractor's responsibility to ascertain the location of all services prior to the
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 b
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 d
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 b
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 c
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v
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 c
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 b
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 c
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 f
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 b
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 p
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 c

a
re

 is
 t

a
k

e
n

 w
h

e
n

 e
x

ca
v

a
ti

n
g

. 
A

g
a

in
 a

ll
 g

ra
v

e
l i

s 
to

 b
e

 r
e

m
o

v
e

d
. T

h
e

 s
o

a
k

 a
w

a
y

 d
is

m
a

n
tl

e
d

 a
n

d
 g

ra
v

e
l 

re
m

o
v

e
d

 f
ro

m
 s

it
e

. A
g

a
in

 t
h

is
 g

ra
v

e
l c

o
u

ld
 b

e
 w

a
sh

e
d

 a
n

d
 r

e
u

se
d

 a
b

o
u

t 
th

e
 

fa
rm

 a
s 

n
e

ce
ss

a
ry

. 
1

3
. O

n
ce

 t
h

e
 li

n
e

r 
a

n
d

 g
e

o
te

x
ti

le
 h

a
v

e
 b

e
e

n
 r

e
m

o
v

e
d

 t
h

e
 1

0
0

m
m

 s
u

b
 s

u
rf

a
ce

 
sl

o
tt

e
d

 d
ra

in
 a

ro
u

n
d

 t
h

e
 b

a
se

 o
f 

th
e

 r
e

se
rv

o
ir

 c
a

n
 b

e
 r

e
m

o
v

e
d

 a
n

d
 d

is
p

o
se

d
 

o
f 

in
 t

h
e

 la
n

d
 f

il
l s

k
ip

. T
h

is
 w

il
l l

ik
e

ly
 b

e
 d

a
m

a
g

e
d

 d
u

ri
n

g
 r

e
m

o
v

a
l a

n
d

 t
h

u
s 

sh
o

u
ld

 n
o

t 
b

e
 r

e
u

se
d

. I
t 

m
ig

h
t 

b
e

 n
e

ce
ss

a
ry

 f
o

r 
se

v
e

ra
l s

k
ip

s 
fo

r 
th

e
 d

if
fe

re
n

t 
m

a
te

ri
a

ls
 t

o
 b

e
 d

is
p

o
se

d
 o

f 
a

t 
th

e
 la

n
d

 f
il

l s
it

e
, c

h
e

ck
s 

w
il

l n
e

e
d

 t
o

 b
e

 m
a

d
e

 a
t 

th
e

 lo
ca

l s
it

e
 p

ri
o

r 
to

 w
o

rk
s 

co
m

m
e

n
ci

n
g

.  
1

4
. N

o
w

 t
h

e
 s

u
b

so
il

 o
f 

th
e

 r
e

se
rv

o
ir

 c
a

n
 b

e
 r

e
sh

a
p

e
d

 t
o

 f
o

rm
 t

h
e

 o
ri

g
in

a
l 

co
n

to
u

rs
 o

f 
th

e
 g

ro
u

n
d

 a
s 

sh
o

w
n

 in
 t

h
e

 a
tt

a
ch

e
d

 s
p

re
a

d
 s

h
e

e
t 

a
n

d
 in

d
ic

a
te

d
 

b
y

 t
h

e
 y

e
ll

o
w

 g
ri

d
 li

n
e

s 
o

f 
th

e
 a

tt
a

ch
e

d
 d

ra
w

in
g

 C
L

1
0

0
1

 is
su

e
 1

. A
ll

 in
 li

n
e

 w
it

h
 

th
e

 e
x

ca
v

a
ti

o
n

 p
ic

tu
re

s 
w

h
ic

h
 w

il
l b

e
 a

tt
a

ch
e

d
 a

ft
e

r 
th

e
 c

o
n

st
ru

ct
io

n
 h

a
s 

ta
k

e
n

 p
la

ce
. T

h
e

 f
in

is
h

e
d

 g
ra

d
e

 o
f 

th
e

 s
u

b
so

il
 w

il
l b

e
 5

0
m

m
 lo

w
e

r 
th

a
n

 t
h

e
 

fi
n

a
l g

ra
d

e
 r

e
a

d
y

 f
o

r 
th

e
 t

o
p

 s
o

il
 s

p
re

a
d

. 
1

5
. T

h
e

 t
o

p
 s

o
il

 s
h

o
u

ld
 t

h
e

n
 b

e
 r

e
p

la
ce

d
 o

v
e

r 
th

e
 g

ro
u

n
d

 t
o

 g
iv

e
 t

h
e

 f
in

a
l s

u
rf

a
ce

 
le

v
e

ls
 a

s 
b

e
fo

re
. 

1
6

. T
h

e
 a

re
a

 s
h

o
u

ld
 n

o
w

 b
e

 c
le

a
re

d
 o

f 
a

ll
 c

o
n

st
ru

ct
io

n
 e

q
u

ip
m

e
n

t 
a

n
d

 s
a

fe
ty

 
fe

n
ci

n
g

.  
 

1
7

. T
h

e
 e

n
ti

re
 s

it
e

 s
h

o
u

ld
 t

h
e

n
 b

e
 r

e
se

e
d

e
d

 u
si

n
g

 t
h

e
 s

a
m

e
 g

ra
ss

 m
ix

 t
h

a
t 

w
a

s 
p

re
se

n
t 

p
ri

o
r 

to
 t

h
e

 r
e

se
rv

o
ir

 d
e

v
e

lo
p

m
e

n
t.

 T
h

e
 s

e
e

d
in

g
 p

ro
g

ra
m

 s
h

o
u

ld
 b

e
 

co
m

p
le

te
d

 a
t 

th
e

 m
o

st
 s

u
it

a
b

le
 t

im
e

 f
o

r 
e

st
a

b
li

sh
m

e
n

t 
n

a
tu

ra
ll

y
.  

 T
h

e
 s

it
e

 le
v

e
ls

 w
il

l b
e

 s
e

t 
o

u
t 

b
y

 t
h

e
 e

n
g

in
e

e
r 

a
n

d
 c

h
e

ck
e

d
 t

h
ro

u
g

h
o

u
t 

co
n

st
ru

ct
io

n
. I

f 
in

 
d

o
u

b
t 

o
n

 a
n

y
 it

e
m

, c
o

n
su

lt
 w

it
h

 B
il

l H
a

w
th

o
rn

 M
IA

g
rE

 A
S

IC
 C

h
ie

f 
E

n
g

in
e

e
r 

a
n

d
 D

ir
e

ct
o

r 
o

r 
P

h
il

 L
a

n
g

d
o

n
, P

ro
je

ct
s 

D
ir

e
ct

o
r 

o
f 

2
iC

 C
o

n
su

lt
a

n
ts

 L
td

   
   

B
il

l’s
 m

o
b

il
e

 0
7

7
6

8
 3

5
3

6
5

4
 e

m
a

il
 b

il
l@

2
ic

.c
o

.u
k

. o
r 

P
h

il
’s

 0
7

7
4

2
 6

5
8

9
1

8
   

p
h

il
@

2
ic

.c
o

.u
k

 
 P

h
o

to
g

ra
p

h
s 

o
f 

th
e

 lo
ca

ti
o

n
 c

h
o

se
n

 f
o

r 
th

e
 p

ro
p

o
se

d
 r

e
se

rv
o

ir
: 

 T
h

e
 f

o
ll

o
w

in
g

 p
ic

tu
re

s 
w

e
re

 t
a

k
e

n
 d

u
ri

n
g

 t
h

e
 i

n
it

ia
l 

si
te

 i
n

v
e

st
ig

a
ti

o
n

s 
a

n
d

 s
h

o
w

 t
h

e
 

lo
ca

ti
o

n
 a

n
d

 s
u

rr
o

u
n

d
in

g
 a

re
a

, s
o

il
 m

ix
 a

n
d

 d
e

p
th

 o
f 

e
x

ca
v

a
ti

o
n

 m
a

d
e

 o
n

 t
h

e
 d

a
y

. 
 

   
   

   
   

   
  

 
 

P
ic

tu
re

 A
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
  P

ic
tu

re
 B

 

mailto:bill@2ic.co.uk
mailto:phil@2ic.co.uk


 
. 

 

  

 
C

o
u
l 

L
in

k
s 

R
es

er
v
o
ir

 R
es

to
ra

ti
o
n
 S

p
ec

if
ic

at
io

n
 

3
 

   
  

 
 

P
ic

tu
re

 C
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
  P

ic
tu

re
 D

 
 

   
  

 
 

P
ic

tu
re

 E
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
  P

ic
tu

re
 F

 
 

   
  

 
 

 P
ic

tu
re

 G
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
  P

ic
tu

re
 H

 
  P

ic
tu

re
 A

: L
o

o
k

in
g

 W
e

st
 

P
ic

tu
re

 B
: L

o
o

k
in

g
 S

o
u

th
 

P
ic

tu
re

 C
: L

o
o

k
in

g
 N

o
rt

h
 

P
ic

tu
re

 D
: L

o
o

k
in

g
 E

a
st

 
P

ic
tu

re
 E

: B
re

a
k

in
g

 G
ro

u
n

d
 a

t 
L

o
ca

ti
o

n
 

P
ic

tu
re

 F
: S

h
o

w
in

g
 t

o
p

 s
o

il
 a

n
d

 t
h

e
n

 s
u

b
so

il
 

P
ic

tu
re

 G
: R

a
n

g
e

 p
o

le
 s

h
o

w
s 

th
re

e
 m

e
tr

e
 d

e
p

th
 

P
ic

tu
re

 H
: S

h
o

w
s 

b
o

tt
o

m
 o

f 
e

x
ca

v
a

ti
o

n
 a

t 
th

re
e

 m
e

tr
e

s 
d

e
e

p
. 

 T
h

e
 p

ic
tu

re
s 

a
b

o
v

e
 a

re
 a

 g
u

id
e

 f
o

r 
th

e
 m

o
m

e
n

t 
a

n
d

 m
o

re
 d

e
ta

il
e

d
 p

h
o

to
g

ra
p

h
s 

w
il

l 
b

e
 

a
d

d
e

d
 f

ro
m

 t
h

e
 c

o
n

st
ru

ct
io

n
 p

h
a

se
 o

f 
th

e
 p

ro
je

ct
. 

   



 
. 

 

  

 
C

o
u
l 

L
in

k
s 

R
es

er
v
o
ir

 R
es

to
ra

ti
o
n
 S

p
ec

if
ic

at
io

n
 

4
 

 P
la

n
 o

f 
th

e
 a

re
a

: 
 T

h
e

 G
o

o
g

le
 E

a
rt

h
 i

m
a

g
e

 b
e

lo
w

 s
h

o
w

s 
th

e
 f

o
o

tp
ri

n
t 

lo
ca

ti
o

n
 o

f 
th

e
 p

ro
p

o
se

d
 r

e
se

rv
o

ir
 i

n
 

re
la

ti
o

n
 t

o
 t

h
e

 s
u

rr
o

u
n

d
in

g
 a

re
a

 a
n

d
 in

 r
e

la
ti

o
n

 t
o

 E
m

b
o

 V
il

la
g

e
. 

   
   

 

 
  D

ra
w

in
g

 r
e

f.
 C

L
1

0
0

1
 R

e
s.

 
 T

h
e

 p
ro

p
o

se
d

 r
e

se
rv

o
ir

 c
o

n
st

ru
ct

io
n

 d
ra

w
in

g
 is

 a
tt

a
ch

e
d

 t
o

 t
h

is
 d

o
cu

m
e

n
t 

in
 a

 P
D

F
 f

o
rm

a
t 

re
a

d
y

 f
o

r 
th

e
 p

la
n

n
in

g
 a

p
p

li
ca

ti
o

n
. 

 A
 f

u
ll

 A
u

to
C

A
D

 v
e

rs
io

n
 i

s 
a

v
a

il
a

b
le

 o
n

 r
e

q
u

e
st

 t
o

 2
ic

 
C

o
n

su
lt

a
n

ts
 L

td
. 

  D
o

cu
m

e
n

t 
p

re
p

a
re

d
 b

y
: 

 P
h

il
 L

a
n

g
d

o
n

 
 P

ro
je

ct
s 

D
ir

e
ct

o
r 

2
ic

 C
o

n
su

lt
a

n
ts

 L
td

 
2

8
th

 A
u

g
u

st
 2

0
1

7
 


