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1.        INTRODUCTION  
 

1.1 This statement should be read in conjunction with the Notice of Review submitted on 
the 23rd of April 2011 on behalf of Mr I Gray for the erection of a detached dwelling 
on Port An Eilean Estate. The Planning Application, (11/01827/FLL), was refused by 
Perth and Kinross Council on 24th January 2012. 

1.2 The proposal sought Planning Permission to create a dwelling to provide 
accommodation on Port An Eilean Estate for tourist related purposes. The project will 
remove an area of dereliction which is currently occupied by two unused and 
dilapidated agricultural buildings. 

1.3 We strongly contest the Council’s reasons for refusal of the Planning Application as
set out in Section 2 of this statement.  

2.        PERTH AND KINROSS COUNCIL’S REASONS FOR REFUSAL  
 

2.1 The Highland Area Local Plan 2000 (HALP) and the Housing in the Countryside Policy 
(HICP) includes reference to a number of detailed criteria, which all developments 
are required to be assessed against. The two reasons for refusal refer to these 
documents.

Reason 1 states that “The proposal is contrary to Policy 54 of the Highland Area Local 
Plan 2000 as the site is not considered to comply with category 5 conversion or 
replacement of a non domestic building as the buildings are not traditional and the 
extension is not the subordinate element of the original house. 
 
Reason 2 states that “The proposal is contrary to the Council’s Housing in the 
Countryside Policy 2009 in that the proposal does not meet category 5. conversion or 
Replacement of a Non- Domestic Building as the building is not of traditional form, 
architectural merit, does not make a positive contribution to the landscape and does 
not contribute to the local character. The proposal also does not comply with the 
second part of this policy as the buildings do not form part of a complex of traditional 
buildings.” 
 
The refusal notice then goes on to justify the refusal by stating the following: 

”The proposal is not in accordance with the Development Plan and there are no 
material reason which justify departing from the Development Plan. 

3.        REASONS FOR APPEAL 
 

3.1 The PKC Housing in the Countryside Policy (HICP) identifies that small scale housing 
of brown field land which was formally occupied by buildings may be acceptable 
where it would remove dereliction or result in a significant environmental 
improvement. Situated on part of a former agricultural complex the present 
application could be argued to be a brown field development.  

3.2 We would highlight the ruinous nature of the two existing agricultural buildings and 
that they have now come to the end of their current use. The fact that the buildings 
do not make a positive contribution to the landscape and are derelict is supported by 
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the enclosed photographs 1, 2 & 3 and the reasons given by PKC in refusing the 
Application. The Application seeks to remove this dereliction from a site located 
within a National Scenic Area and thereby enhance the landscape. We consider that 
this is a material consideration in favour of accepting the proposal. This development 
should therefore be considered under HICP category (6) Rural Brownfield Land. We
therefore do not consider that reason 2 is a valid objection as the development fits 
into category (6). 

3.3 The site has previously been flattened out to create a base for the now derelict 
agricultural buildings and is served by the old road which runs behind the site and 
makes an ideal location for an additional House within the Estates grounds. The new 
development is designed to fit into the landscape setting by infilling between the 
existing buildings. Breaking the roof and wall line will avoid the practicalities of lining 
up the structures of the two existing buildings while at the same time emphasising 
that the development is a cohesive grouping of new and existing. The development 
by utilising the form of the existing agricultural buildings will allow the dwelling to be 
absorbed into the existing landscape. The use of external timber cladding on the infill 
structure is of an entirely appropriate scale and will blend into the tree lined 
landscape which forms a backdrop to the site. The approach that has been taken will 
allow a house to be constructed with no loss of amenity. We believe that this 
approach is in line with the statements made in paragraph 94 of the Scottish 
Planning Policy 2010. 

3.4 The client is developing the Port An Eilean Estate as a holiday/leisure facility. It will 
become the venue for hospitality, entertainment, sports and holiday market 
activities. This Application is part of a long term investment strategy which includes 
the building of other facilities required to attract tourism. Some of these additional 
facilities have already received Planning Permission (boat house and water sport 
facilities) and some are under consideration by PKC at the time of writing this appeal 
(tennis and five aside football facilities). These plans have already generated 
employment in the area as the Estate has both maintenance and management staff. 
We consider that this is a material consideration in favour of accepting the proposal. 

3.5 This development will result in economic benefits to the local economy. The tourist 
related business offers the potential to generate further employment opportunities in 
terms of additional support staff and will benefit local suppliers of a range of 
products/services. We therefore consider that this Application is supported by Policy 
30 of the Highland Area Local Plan as it will improve the range and quality of existing 
tourist facilities in the surrounding area. We consider that this is a material 
consideration in favour of accepting the proposal. 

3.6 The total cost of this project is likely to be in the region of £300,000 -£400,000 all of 
which would benefit local companies. The infrastructure work and site preparation 
will generate work for local contractors and provide a significant boost to the local 
economy in these difficult times 

3.7 Given the quite exceptional nature of Port An Eilean House and its location in a 
national scenic area serious consideration should be given to proposed developments 
which will enhance, protect and conserve its architectural value for future 
generations (Photographs 4, 5 & 6). Justifying Port An Eilean’s existence with a 
commensurate economic purpose in the tourist industry will help ensure just that. 
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3.8 We believe that this development should be considered under category (a) titled 
“Building groups” contained within Policy 54 of the HALP. The proposal has been 
incorporated in an existing group and respects the character, layout and building 
pattern of the existing buildings so as to minimise the impact upon the surrounding 
environment. It should be noted that the HALP does not place a lower limit on the 
number of buildings constituting a group. Therefore reason 1 should not be 
considered to be a valid objection. 

4.        CONCLUSIONS 

4.1 Scottish Planning Policy was published by the Scottish Government in February 2010 
and in terms of rural development it advocates that Development Plans should 
support more opportunities for small scale housing development in all rural areas, 
including new clusters/groups, extensions to existing clusters/groups, replacement 
housing, plots on which to build individually designed houses, holiday homes and 
new build or conversion housing which is linked to rural businesses. The Policy 
mentions that the aim is not to see small settlements lose their identity nor to
suburbanise the Scottish countryside but to maintain and improve the viability of 
communities and to support rural businesses. The Policy identifies those 
developments which provide employment, particularly where they involve the 
imaginative and sensitive reuse of previously used land and buildings are to be 
specifically encouraged by the Development Plan.

4.2 The Local Plan recognises that a balance requires to be struck between the need for 
development and the need to safeguard the valuable environmental assets of the 
area. In order to carry this function out the Plan identifies that account should be 
taken between social, economic and environmental considerations. In rejecting the 
application we believe that proper weight has not been placed on the knock on affect 
that that this decision will have on the local community’s economy. We would 
therefore ask the Committee to consider this application as part of the process of 
providing Port An Eilean House with the ability to generate additional employment 
opportunities in the local area while at the same time securing the future of a quite 
exceptional building and getting rid of an area of dereliction in the process.

4.3 We believe in this particular instance that the material issues we have raised 
outweigh the grounds for rejection and therefore we would ask the Committee to 
reconsider the decision and approve the Application. 
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Photograph 1: view of derelict agricultural buildings form Port An Eilean House 

Photograph 2: close up view of derelict agricultural building. 
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Photograph 3: close up view of derelict agricultural building. 

Photograph 4: Port An Eilean House main entrance 
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Photograph 5: Port an Eilean House Loch side 

Photograph 6: Port An Eilean House Principle elevation lochside 
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From: David Williamson  
Sent: 15 December 2011 15:31 
To: Joanne Ferguson 
Subject: 11/01827/FLL Erection of a dwellinghouse Port An Eilean Hotel Strathtummel 
Pitlochry PH16 5RU 
 
Joanne, 
 
Looking at this I don’t think it is likely that any bats will be present, but due to the proximity to 
woodland and the loch I would suggest a cautious approach and request the following should 
be included in any approval. 
 
Due to the nature of the proposed work it is important to keep in mind the possibility of 
finding bats when doing work on the existing roof. If bats are found during works, the 
work should stop immediately and you should contact SNH at Battleby immediately for 
advice. Building and demolition works should avoid the times of year when bats are 
most vulnerable to disturbance. The summer months, when bats are in maternity 
roosts, and the winter months when bats are hibernating, should be avoided. Typically 
early spring and autumn months are the best times to do work that may affect bats. If 
you suspect, or discover, that bats are present you should consult SNH for advice. For 
further information visit the Bat Conservation Trust website http://www.bats.org.uk/ 
 
Thanks, 
 
David 
 
 
 
David Williamson 
Biodiversity Officer - Planning and Regeneration 
Perth and Kinross Council 
The Environment Service 
Pullar House 
35 Kinnoull Street 
Perth 
PH1 5GD 
  
01738 475278 
dwilliamson@pkc.gov.uk 
www.pkc.gov.uk 
  
Every Council Officer has a duty under the Nature Conservation (Scotland) Act 2004 to conserve and enhance 
biodiversity 
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