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4(vi)(b) 
TCP/11/16(240)  

 
 
 
 
 
TCP/11/16(240) 
Planning Application 12/01784/IPL – Removal of 
hardstanding, demolition of garage/workshop and erection 
of new dwellinghouse (in outline) at Grieve's House, Snabs 
Farm, Longforgan, DD2 5HH 
 
 
 
PLANNING DECISION NOTICE 
 
REPORT OF HANDLING  
 
REFERENCE DOCUMENTS (included in applicant’s 
submission, see pages 385-389) 
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PERTH AND KINROSS COUNCIL 
 

 
Mr And Mrs G Lawson 
c/o IMAC Architecture 
FAO Ian MacGregor 
5 Hawthorn Place 
Blairgowrie 
PH10 6UP 
 

Pullar House 
35 Kinnoull Street 
PERTH   
PH1  5GD 
 

 Date 24th December 2012 
 

 
TOWN AND COUNTRY PLANNING (SCOTLAND) ACT  

 
Application Number: 12/01784/IPL 

 
 
I am directed by the Planning Authority under the Town and Country Planning (Scotland) 
Acts currently in force, to refuse your application registered on 24th October 2012 for 
permission for Removal of hardstanding, demolition of garage/workshop and erection 
of new dwellinghouse (in outline) Grieve's House Snabs Farm Longforgan Dundee 
DD2 5HH  for the reasons undernoted.   
 
 
 

Development Quality Manager 
 
 

Reasons for Refusal 
 
1.   The proposed development would have an unacceptable visual impact on the local and 

wider surroundings due to its prominent and sandwiched situation; an approval would 
therefore be contrary to Policies 1 and 32 of the Perth Area Local Plan 1995 (Incorporating 
Alteration No 1 Housing Land 2000) and the Housing in the Countryside Policy 2009, all of 
which seek to ensure that new developments do not have an adverse impact on the 
amenity of existing areas. 

 
2.   The proposal is contrary to Policy 32 of the Perth Area Local Plan 1995 (Incorporating 

Alteration No1, Housing Land 2000) as the proposal does not fully accord with any of the 
acceptable categories of development i.e. (a) development zones (b) building groups (c) 
renovation of abandoned houses (d) replacement houses (e) conversion of non-domestic 
buildings (f) operational need. 

 
3.   The proposal is contrary to the Council's Policy on Housing in the Countryside (2009) as 

the proposal does not fully accord with any of the acceptable categories of development i.e. 
(1) Building Groups (2) Infill Sites (3) New houses in the open countryside (4) Renovation 
or Replacement (5) Conversion or Replacement of Redundant Non-Domestic buildings or 
(6) Rural Brownfield Land. 
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(Page  of 2) 2

 
Justification 
 
 
The proposal is not in accordance with the Development Plan and there are no material 
reasons which justify departing from the Development Plan 
 
Notes 
 
 
The plans relating to this decision are listed below and are displayed on Perth and 
Kinross Council’s website at www.pkc.gov.uk “Online Planning Applications” page 
 
Plan Reference 
 
12/01784/1 
 
12/01784/2 
 
12/01784/3 
 
12/01784/4 
 
12/01784/5 
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REPORT OF HANDLING 
 

DELEGATED REPORT 
 
 
Ref No 12/01784/IPL 
Ward No N1- Carse of Gowrie 
 
 
PROPOSAL: Removal of hardstanding, demolition of garage/workshop and 

erection of new dwellinghouse (in outline) 
    
LOCATION: Grieve's House Snabs Farm Longforgan Dundee DD2 5HH 
 
APPLICANT: Mr and Mrs G Lawson 
 
RECOMMENDATION:  REFUSE THE APPLICATION 
 
SITE INSPECTION:  13 November 2012 
 

 
 
 
OFFICERS REPORT:  
 
Description & Background 
 
The application site forms part of the land associated with Grieve’s house, 
formerly part of Snabs farm, which is now a redundant farm unit with the 
original steading redeveloped into residential uses. Snabs farm is located 
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north of the A90, approximately half a mile North West of the village of 
Longforgan in the Carse of Gowrie. The Snabs Farm grouping comprises 
seven existing dwellings varying from a listed farmhouse, detached cottages, 
a converted steading building and a new build semi-detached courtyard 
development. Snabs farmhouse is a category B listed building. The farm 
building group has one un-built consented element to extend north, through 
historic planning consent 07/02755/FUL and 12/00329/FLL. The proposed plot 
extends to 954 sqm, (not including vehicular access) which is not an 
uncommon single plot size in a rural context. The main plot areas wrap 
around Grieves cottage to the north and east. A large, single storey, pitched 
roof outbuilding exists on the current site, perpendicular to Grieves house with 
its eastern elevation marking the furthest eastern boundaries of the build line 
of the wider group.   
 
A pre-application enquiry was submitted 11/01250/PREAPP seeking support 
for a view on the principle nature of what has now been formally submitted, 
with a non supportive response provided.  
 
Proposal 
 
The proposal seeks to establish the principle for a single dwellinghouse on 
land associated with Grieve's cottage, ‘The Snabs’ by Longforgan. 
 
Assessment 
 
Policy 
The proposed principle of an additional single residential dwellinghouse 
created on this site is not considered to fully satisfy policy 32 of the PALP or 
the associated policy criteria of the 2009 HICP. Part compliance with category 
1. ‘Building Groups’ and category 2 ‘Infill Sites’ of HICP, however full 
compliance is considered unachievable through the overall site layout and the 
existing building group character. 
 
The ultimate residential build potential of the wider site is considered to have 
been met by recent development and this proposed plot is not a logical plot or 
extension to the existing building group with a resultant adverse impact on 
character and compromised setting to the building group and Grieves cottage 
in isolation. The principle of a dwelling on this site is not supported.  
 
The site visit reinforced the assumptions of the original pre-application 
response in that the proposed site area could not realistically accommodate a 
separate dwellinghouse and associated infrastructure without failure to 
appropriately relate to the existing character of the established building group 
and would consequently result in a compromised setting for the building group 
and in particular, Grieves house. 
 
Traffic/Safety issues 
No issues were raised from transport colleagues in relation to an additional 
dwelling on this site.  
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Education 
In terms of other material considerations; this involves an assessment against 
the approved Planning Guidance Note (PGN) on Primary Education and New 
Housing Developments. The PGN seeks a financial contribution of £6,395 per 
mainstream residential unit in areas where the local primary school is 
operating at over its 80% capacity (not formally applied at principle stage of 
consent). In this case, no contribution can be applied as the planning 
application remains ‘in principle’ or where an extant planning consent with no 
material change exists. 
  
Landscaping 
As can be seen from site plan 12/01784/3, the wider setting of the building 
group is currently appropriately contained through a belt of 
meadow/undeveloped landscaped area on southern eastern and western 
boundaries. Approximately 50% of the developable 954 sqm of the application 
site falls within this belt. A strong boundary definition exists between the 
existing Grieves cottage and the landscape belt referred to. Whilst it is 
acknowledged that this land may form some areas of garden ground, 
fundamentally there is currently no built development on these areas and this 
area helps provide a backdrop to the wider building group. Any physical 
development east of the current garage outbuilding on this site would 
compromise the wider landscape setting of the established building line of the 
group.  
 
The landscape framework and building lines already established give a 
natural conclusion and building edge to the group. A separate dwelling on this 
site would therefore have an adverse impact on the character of the building 
group and compromise the immediate landscape setting and the setting of 
both Grieves house and Snabs farmhouse.  
 
Conclusion 
 
In summary, the principle of residential development on this site is not 
supported as it is not considered to satisfactorily comply with salient policy 
criteria and there are no material considerations to constitute a departure from 
this position.  
 
NATIONAL POLICY AND GUIDANCE 
 
 The Scottish Government expresses its planning policies through The 

National Planning Framework 1 & 2, the Scottish Planning Policy (SPP), 
Planning Advice Notes (PAN), Designing Places, Designing Streets, and 
a series of Circulars. Of particular relevance to this planning application 
are:- 

 
Scottish Planning Policy 2010 

 
 This SPP is a statement of Scottish Government policy on land use 

planning and contains: 
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• the Scottish Government’s view of the purpose of planning, 
• the core principles for the operation of the system and the 

objectives for key parts of the system, 
• statutory guidance on sustainable development and planning under 

Section 3E of the Planning etc. (Scotland) Act 2006, 
• concise subject planning policies, including the implications for 

development planning and development management, and  
• the Scottish Government’s expectations of the intended outcomes 

of the planning system. 
 
 Of particular relevance to this planning application are: 
 

• Paragraphs 92-97: Rural development  
• Paragraph 113: Listed buildings and their settings.  

 
DEVELOPMENT PLAN 
 
The development plan for the area consists of the TAYPlan Strategic 
Development Plan 2012 and the Perth Area Local Plan 1995 incorporating 
Alteration No. 1 Housing Land 2000.The application raises no strategic issues 
of relevance to TAYPlan 2012. 
 
In summary, the principal Development Plan policies of relevance which are 
found in the Perth Area Local Plan, 1995 are: 
 
Landward Area - Policy 1 - Developments will be judged against the criteria 
which include the following: 
 
• The site should have a good landscape framework within which the 

development can be set and, if necessary, screened completely. 
• The development should be compatible with its surroundings in land 

use terms and should not cause unacceptable environmental impact. 
• In the case of built development, the scale, form, colour and design 

should accord with the existing pattern of building. 
• The site should be large enough to satisfactorily accommodate the 

development. 
 
Policy 32 – Housing in the Countryside 
 
This policy indicates that within Historic Gardens and Designed Landscapes 
there will be a presumption against new houses except on the basis of 
operational need, but encouragement will be given to the restoration and 
conversion of buildings to form new houses. 
 
Note:  Details of the Housing in the Countryside Policy (revised May 1994) are 
contained in Annex 1. 
 
OTHER POLICIES 
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A revised Housing in the Countryside Policy was approved by the Council in 
August 2009.  The policy applies over the whole local authority area of Perth 
and Kinross except where a more relaxed policy applies at present.  In 
practice this means that the revised policy applies to areas with other Local 
Plan policies and it should be borne in mind that the specific policies relating 
to these designations will also require to be complied with.  The policy aims to: 
  
•           Safeguard the character of the countryside; 
•           Support the viability of communities; 
•           Meet development needs in appropriate locations; 
•           Ensure that high standards of siting and design are achieved. 
 
The Council’s “Guidance On The Siting And Design Of Houses In Rural 
Areas” contains advice on the siting and design of new housing in rural areas. 
 
Primary Education and New Housing Development Policy 2009 
 
Sets out the Council’s Policy for securing contributions from developers of 
new homes towards the cost of meeting primary education infrastructure 
improvements necessary as a consequence of development. 
 
Perth and Kinross Proposed Local Development Plan 2012 

 
The LDP has recently undergone a period of public consultation. The 
Proposed Local Development Plan may be modified and will be subject to 
examination prior to adoption. It is not expected that the Council will be in a 
position to adopt the Local Development Plan before December 2014. The 
Plan may be regarded as a material consideration in the determination of this 
application, reflecting a more up to date view of the Council. 
 
Under the proposed LDP the principal relevant policies are:- 
 
Policy PM1: Placemaking 

Development must contribute successfully to the quality of the 
surrounding built and natural environment. 
 

Policy RD3: Housing in the Countryside 
The Council will support proposals for the erection of single houses and 
groups of houses in the countryside which applies with associated policy 
criteria.  

  
SITE HISTORY 
 
08/01959/FUL Extension to dwellinghouse 25 November 2008 Application 
Permitted 
 
08/02445/FUL Erection of a double garage 19 February 2009 Application 
Permitted 
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CONSULTATIONS/COMMENTS 

 
Conservation Team Intervisibility between the site and the listed 

farmhouse from the public road. A further residential 
dwelling house at this location would have a degree 
of impact on the setting of the listed building. Careful 
consideration of mass and scale (suitably modest) if 
application supported.  
 

 
Scottish Water No objection. 

 
 

Education And Children's 
Services 

No commitment can made at this stage as the 
application is in principle.  
 

 
Transport Planning No objection subject to compliance with standard 

conditions.  
 

 
Environmental Health A watching brief condition recommended to be 

attached to any grant of consent in relation to 
potential ground contamination.  
 

 
 
TARGET DATE: 24 December 2012 
 
REPRESENTATIONS RECEIVED: 
 
Number Received: 3 
 
Summary of issues raised by objectors: 
 

• Contrary to HICP 
• Inappropriate density and over intensive development 
• Noise pollution 
• Out of character with area 
• Increased traffic 
• Lack or loss of car parking 
• Affect on the overall original design and visual aspect of the 

Snabs farm complex 
• No requirement identified in the development plan 
• No details submitted 

 
Response to issues raised by objectors: 

• Addressed in officers report  
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• Addressed in officers report  
• No issue identified through Environmental Health (noise issues 

isolated to construction phase of development) 
• Addressed in officers report 
• Traffic not identified as a concern by roads colleagues 
• Car parking would have to be accommodated for proposed and 

existing within the identified site 
• Addressed in officers report 
• RD3 – HICP 
• The application is in principle therefore obviating requirement for 

full details 
 
Additional Statements Received: 
 
 Environmental Statement    

   
Not required 

 Screening Opinion  Not required 
 Environmental Impact Assessment Not required 
 Appropriate Assessment  Not required 
 Design Statement or Design and Access Statement None 
 Report on Impact or Potential Impact. None 
 
 
Legal Agreement Required: No 
 
Summary of terms – N/A 
 
Direction by Scottish Ministers No 
 
Reasons:- 
 

1. The proposed development would have an unacceptable visual impact 
on the local and wider surroundings due to its prominent and 
sandwiched situation; an approval would therefore be contrary to 
Policies 1 and 32 of the Perth Area Local Plan 1995 (Incorporating 
Alteration No 1 Housing Land 2000) and the Housing in the 
Countryside Policy 2009, all of which seek to ensure that new 
developments do not have an adverse impact on the amenity of 
existing areas. 
 

2. The proposal is contrary to Policy 32 of the Perth Area Local Plan 1995 
(Incorporating Alteration No1, Housing Land 2000) as the proposal does 
not fully accord with any of the acceptable categories of development i.e. 
(a) development zones (b) building groups (c) renovation of abandoned 
houses (d) replacement houses (e) conversion of non-domestic buildings 
(f) operational need. 
 

3. The proposal is contrary to the Council’s Policy on Housing in the 
Countryside (2009) as the proposal does not fully accord with any of the 
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acceptable categories of development i.e. (1) Building Groups (2) Infill 
Sites (3) New houses in the open countryside (4) Renovation or 
Replacement (5) Conversion or Replacement of Redundant Non-
Domestic buildings or (6) Rural Brownfield Land.  

 
Justification 
 
  The proposal is not in accordance with the Development Plan and there 

are no material reasons which justify departing from the Development 
Plan 

 
Notes 
 
None 
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4(vi)(c) 
TCP/11/16(240)  

 
 
 
 
 
TCP/11/16(240) 
Planning Application 12/01784/IPL – Removal of 
hardstanding, demolition of garage/workshop and erection 
of new dwellinghouse (in outline) at Grieve's House, Snabs 
Farm, Longforgan, DD2 5HH 
 
 
 
REPRESENTATIONS 
 

• Objection from Ms Degenhardt, dated 29 October 2012 
• Objection from Dr Eggleton, dated 11 November 2012 
• Objection from Mrs Cunningham, dated 11 November 2012 
• Representation from Transport Planning, dated 14 November 

2012 
• Representation form Environmental Health Manager, dated 

14 November 2012 
• Representation from Conservation Officer, dated 

17 November 2012 
• Representation from Mrs Cunningham, dated 3 April 2013 
• Representation from Dr Eggleton, dated 3 April 2013 
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Dr Dorothy Eggleton (Objects)  
Comment submitted date: Sun 11 Nov 2012  

I think the addition of another house to this small development will increase the traffic too much. There will be a loss of parking for Grieve's House and the road 
access to the new house will be too difficult. I would not want traffic to come on our section of road around the Steadings especially heavy lorries during the 
building process. This section is a private road belonging to the Steadings and the two houses at the back and we have to pay for the maintenance of this road. 
There will also be increased traffic past the Farmhouse which is a listed building and may well suffer  

Page 1 of 112/01784/IPL | Removal of hardstanding, demolition of garage/workshop and erection...

22/03/2013http://planningapps.pkc.gov.uk/online-applications/applicationDetails.do?activeTab=n...
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Mrs irene cunningham (Objects)  
Comment submitted date: Mon 12 Nov 2012  

DEar Sir/Madam,I am worried of the increase of traffic that passes my house, this has increased 10 fold in the past few years I have had 2 near misses by cars 
when leaving my garage/parking space due to a blind bend when cars approach the main drive Regards I Cunningham  

Page 1 of 112/01784/IPL | Removal of hardstanding, demolition of garage/workshop and erection...

22/03/2013http://planningapps.pkc.gov.uk/online-applications/applicationDetails.do?activeTab=n...
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The Environment 
Service  

M E M O R A N D U M 
    

To Callum Petrie From Niall Moran 
 Planning Officer  Transport Planning Technician 
   Transport Planning  
    
Our ref: NM Tel No. Ext 76512 
    
    
Your ref: 12/01784/IPL Date 14 November 2012 
  
 

Pullar House, 35 Kinnoull Street, Perth, PH1 5GD 

 
TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 1997 & ROADS (SCOTLAND) ACT 1984 
 
With reference to the application 12/01784/IPL for planning consent for:- Removal of hardstanding, 
demolition of garage/workshop and erection of new dwellinghouse (in outline)  Grieve's House 
Snabs Farm Longforgan Dundee DD2 5HH  for Mr And Mrs G Lawson 
 
Insofar as the Roads matters are concerned I do not object to the proposed development provided the 
conditions indicated below are applied, in the interests of pedestrian and traffic safety.  
 
• Prior to the occupation or use of the approved development turning facilities shall be provided within 

the site to enable all vehicles to enter and leave in a forward gear. 
 
• Prior to the occupation or use of the approved development a minimum of 2 No. car parking spaces 

shall be provided within the site. 
 
I trust these comments are of assistance. 
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M e m o r      

 

 
To   Head of Development Control 
    
 
 
Your ref PK12/01784/IPL 
 
Date  14 November 2012 
 
The Environment Service 

a n d u m 
 

 
From  Environmental Health Manager 
    
    

 
Our ref  LJ 
 
Tel No  (47)5248 
 
Pullar House, 35 Kinnoull Street, Perth PH1 5GD

 
 
Consultation on an Application for Planning Permission 
 
PK12/01784/IPL RE: Removal of hardstanding, demolition of garage/workshop and 
erection of new dwellinghouse (in outline) Grieve’s House Snabs Farm Longforgan 
Dundee DD2 5HH for Mr and Mrs G Lawson 
 
I refer to your letter dated 30 October 2012 in connection with the above application 
and have the following comments to make. 
 
Contamination 
An inspection of the proposed development site did not raise any real concerns. However 
although visually the site seemed free from any significant ground contamination the full 
history of the use of the garage/workshop is unknown. A watching brief during 
redevelopment is required therefore I recommend the following condition be applied to the 
application. 
 
Condition 
The Council shall be immediately notified in writing if any ground contamination is found 
during construction of the development, and thereafter a scheme to deal with the 
contamination shall be submitted to, and agreed in writing by, the Council Planning Authority. 
The scheme shall include a full timetable for the reclamation measures proposed. 
Verification shall be provided by the applicant or his agent, on completion, that reclamation 
has been undertaken in accordance with, and to the standard specified in, the agreed 
reclamation scheme. 
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M e m o r      

 

 
To       Callum Petrie 
            Planning Officer   
 
Your ref 12/01784/IPL 
 
Date    17 November 2012 
 
 
The Environment Service 

a n d u m 
 

 
From  Richard Welch, Conservation Officer, 
Business and Community Projects (Conservation) 
Section 
 
Our ref   
 
Tel No  76598 
 
Pullar House, 35 Kinnoull Street, Perth PH1 5GD

 
 
Removal of hardstanding, demolition of garage/workshop and erection of new 
dwelling-house (in outline): Grieve’s House, Snabs Farm, Longforgan (12/01784/IPL)   
Conservation Officer comments  
 
This site is in the vicinity of Snabs Farmhouse which is a category B listed building.  
 
Inter-visibility within the building group between the site and the farmhouse is relatively 
limited due to the existence of other buildings, including the converted steading. However, 
there will be inter-visibility between the site and the farmhouse from the public road. A further 
dwelling-house development on the edge of this building group will therefore have a degree 
of impact on the setting of the listed building. The mass and scale of any new development 
should be suitably modest in order to mitigate this impact. 
 
 
Richard Welch 
Conservation Officer 
Business and Community Projects 
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CHX Planning Local Review Body - Generic Email Account 

From: irene cunningham
Sent: 03 April 2013 14:45
To: CHX Planning Local Review Body - Generic Email Account
Subject: TCP/11/16(240) demolishing /rebuild Snabs Farm

Page 1 of 1

04/04/2013

Dear Sir /Madam, I wish to object to the proposed plans on the bases of the increased volume of 
traffic.Traffic has increased by more than 10 fold which,all passes by my house.  My great concern 
is more traffic coming from the north of the farm where there is a hazard regarding a blind corner,I 
have had 2 near misses from traffic leaving this area, when leaving my garage/ parking  as they can 
not see me, I fear more traffic  will be more dangerous and I fear it will only be a matter of time 
before there is an accident.Please take into consideration new build will not have this issue of 
noise/ traffic, also access road was only made for access to the farm     regards       Mrs.I 
Cunningham, Tayview Snabs Farm Longforgan By Dundee  DD2 5HH
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CHX Planning Local Review Body - Generic Email Account 

From: Dorothy Eggleton [
Sent: 03 April 2013 16:35
To: CHX Planning Local Review Body - Generic Email Account
Subject: REview body

Page 1 of 1

04/04/2013

Application 12/01784/IPL 
  
I note that this application is to be considered at the Review Body on the 9th April 2013.   I should like to 
reiterate the difficulty in parking at the site and there will be no parking for Grieve's cottage apart from the 
narrow road by the cottage.   There will be increased traffic with another dwelling house both during the 
building and by any future residents.     I do not want heavy lorries going by my house. 
Dorothy Eggleton 
Randonny House 
The Snabs 
Longforgan 
DD2 5HH 
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