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20/00952/FLL – Erection of a dwellinghouse and change 
of use of former reservoir building to form ancillary 
accommodation, former water reservoir, Blairgowrie 
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 PLANNING DECISION NOTICE (included in 

applicant’s submission, pages 257-258) 
 

   

 REPORT OF HANDLING (included in applicant’s 

submission, pages 259-276) 
 

   

 REFERENCE DOCUMENTS (part included in 

applicant’s submission, pages 239-250 and 285-302) 
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Designed 
to meet the 
demands of 
today’s heating
needs

Our range of Ecodan monobloc standalone air source heat

pumps includes 5, 8.5, 11.2 and 14kW sizes.  Now with the ability

to cascade up to six units of the same output, Ecodan monobloc

systems offer a capacity range from 5 through to 84kW.  

Designed to suit a wide number of applications, these models offer a

viable solution for the varying requirements that domestic and small

commercial applications demand.

Key Features

Self-contained unit, only requiring water and electric connections 

No need for gas supply, flues or ventilation

Low maintenance and quiet operation

Operates with outside temperatures as low as -25ºC

Optimised low ambient defrost control and operation

Hybrid function, for use with conventional boilers

Energy monitoring as standard

PUHZ-(H)W50 / PUHZ-W85/112VAA(-BS)

PUHZ-HW140VHA2(-BS)/YHA2(-BS)
Ecodan Monobloc Standalone
Air Source Heat PumpsHeating

Product Information

311



diMEnSiOnS

Upper View

Front View

Upper View

Front View

PUHZ-W50VHA2(-BS) PUHZ-W85 / 112VAA(-BS)

Upper View

Front View

PUHZ-(H)W140VHA(2) / YHA2(-BS)

015 015

UNITED KINGDOM Mitsubishi Electric Europe Living Environment Systems Division

Travellers Lane, Hatfield, Hertfordshire, AL10 8XB, England   General Enquiries Telephone: 01707 282880   Fax: 01707 278881

IRELAND Mitsubishi Electric Europe Westgate Business Park, Ballymount, Dublin 24, Ireland

Telephone: Dublin (01) 419 8800   Fax: Dublin (01) 419 8890   International code: (003531)

Telephone: 01707 282880
email: heating@meuk.mee.com
web: les.mitsubishielectric.co.uk

Note: The fuse rating is for guidance only. Please refer to the relevant databook for detailed specification. It is the responsibility of a qualified electrician/electrical engineer to select the correct cable size and fuse rating based on current regulation
and site specific conditions. Mitsubishi Electric’s air conditioning equipment and heat pump systems contain a fluorinated greenhouse gas, R410A (GWP:2088), R32 (GWP:675), R407C (GWP:1774) or R134a (GWP:1430). *These GWP
values are based on Regulation (EU) No 517/2014 from IPCC 4th edition. In case of Regulation (EU) No.626/2011 from IPCC 3rd edition, these are as follows. R410A (GWP:1975), R32 (GWP: 550), R407C (GWP:1650) or R134a (GWP:1300).

Country of origin: United Kingdom – Japan – Thailand – Malaysia.  ©Mitsubishi Electric Europe 2018. Mitsubishi and Mitsubishi Electric are trademarks of Mitsubishi Electric Europe B.V. The company reserves the right to make any variation in
technical specification to the equipment described, or to withdraw or replace products without prior notification or public announcement.  Mitsubishi Electric is constantly developing and improving its products. All descriptions, illustrations,
drawings and specifications in this publication present only general particulars and shall not form part of any contract. All goods are supplied subject to the Company’s General Conditions of Sale, a copy of which is available on request.
Third-party product and brand names may be trademarks or registered trademarks of their respective owners.

Effective as of July 2018
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10.9 [28.0]

32

3.3/6.89

HEAT PUMP SPACE

HEATER - 55˚C

HEAT PUMP SPACE 

HEATER - 35˚C

HEAT PUMP COMBINATION
HEATER - Large Profile*1

HEATING*2

(A-3/W35)

OPERATING AMBIENT TEMPERATURE (°C DB)

SOUND DATA

WATER DATA

DIMENSIONS (mm)*6

WEIGHT (kg)

ELECTRICAL DATA

REFRIGERANT CHARGE (kg) 
/ CO2 EQUIVALENT (t)

ErP Rating
ɳs

SCOP

ErP Rating
ɳs

SCOP

ErP Rating
ɳwh

Capacity (kW)

Power Input (kW)

COP

Pressure Level at 1m (dBA)*3

Power Level (dBA)*4

Pipework Size (mm)

Flow Rate (l/min)

Water Pressure Drop (kPa)

Width

Depth

Height

Electrical Supply

Phase

Nominal Running Current [MAX] (A)

Fuse Rating - MCB Sizes (A)*7

R410A (GWP 2088) 

OUtdOOr Unit PUHZ-W50VHA2(-BS) PUHZ-W112VAA(-BS)

A++

126%

3.22

A++

157%

3.99

A

96%

14.0

4.81

2.91

-25 ~ +35°C

53

65.5

28

40.1

9

1020

330+30*5

1350

134

220-240v, 50Hz

Single

14.9 [35]

40

4.3 / 9.0

A++

126%

3.22

A++

157%

3.99

A

96%

14.0

4.81

2.91

-25 ~ +35°C

53

67.5

28

40.1

9

1020

330+30*5

1350

148

380-415v, 50Hz

3

5.1 [13]

16

4.3 / 9.0

PUHZ-HW140YHA2(-BS)

*1 Combination with EHPT20X-MHCW Cylinder

*2 Under normal heating conditions at outdoor temp: -3°CDB / -4°CWB, outlet water temp 35°C, inlet water temp 30°C.

*3 Under normal heating conditions at outdoor temp: 7°CDB / 6°CWB, outlet water temp 35°C, inlet water temp 30°C as tested to BS EN14511.

*4 Sound power level tested to BS EN12102.

*5 Grille.    *6 Flow Temperature Controller (FTC) for standalone systems PAC-IF062B-E Dimensions WxDxH (mm) - 520x150x450    *7 MCB Sizes BS EN60898-2 & BS EN60947-2.

ɳs is the seasonal space heating energy efficiency (SSHEE)      ɳwh is the water heating energy efficiency

PUHZ-(H)W50 / PUHZ-W85/112VAA(-BS)

PUHZ-HW140VHA2(-BS)/YHA2(-BS)
Ecodan Monobloc Standalone
Air Source Heat PumpsHeating

Product Information
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The pre-plumbed standard cylinder comes complete 
with integrated hydraulic components and advanced 
controls.
Designed to integrate with the Ecodan monobloc air source
heat pump range, the standard cylinder provides improved
performance and faster heat up times through the use of 
plate heat exchanger technology. Fast commissioning via an
SD card and energy monitoring functions are now included.

Key Features
Simple graphical control
Optional 2-zone energy efficient space heating control
Compatible with Mitsubishi Electric wireless room controllers
Pre-plumbed and wired for faster installation
Hybrid function, for use with conventional boilers
SD card commissioning
Energy monitoring as standard

Pre-plumbed space
heating and domestic 
hot water cylinder for
Ecodan monobloc air
source heat pumps

Product Information
EHPT15-30X-UKHCW
FTC5 Pre-plumbed Standard Cylinders 
for Ecodan Monobloc UnitsHeating

Energy
Monitoring

NOW
INCLUDED

313



CylindEr EHPT15X-UKHCW EHPT17X-UKHCW EHPT21X-UKHCW EHPT25X-UKHCW EHPT30X-UKHCW
150
B

1.19
49.6

22
12

0.35 (3.5)
1 - 80
0.3 (3)
0.8 (8)
40-70

Mechanical 80
90 / 1.0 (10)

712
691

1113
56 / 206

Stainless Steel

60
1.19
3.1
0

220-240v, 50Hz
Single

10
220-240v, 50Hz

Single
3

13
16

170
B

1.32
55.0

22
18

0.35 (3.5)
1 - 80
0.3 (3)
0.8 (8)
40-70

Mechanical 80
90 / 1.0 (10)

712
691

1239
62 / 232

Stainless Steel

60
1.32
3.1
0

220-240v, 50Hz
Single

10
220-240v, 50Hz

Single
3

13
16

210
C

1.57
65.4

22
18

0.35 (3.5)
1 - 80
0.3 (3)
0.8 (8)
40-70

Mechanical 80
90 / 1.0 (10)

712
691

1491
69 / 279

Stainless Steel

60
1.57
3.1
0

220-240v, 50Hz
Single

10
220-240v, 50Hz

Single
3

13
16

250
C

1.67
69.6

22
24

0.35 (3.5)
1 - 80
0.3 (3)
0.8 (8)
40-70

Mechanical 80
90 / 1.0 (10)

712
691

1743
77 / 327

Stainless Steel

60
1.67
3.1
0

220-240v, 50Hz
Single

10
220-240v, 50Hz

Single
3

13
16

300
C

1.89
78.8

22
24

0.35 (3.5)
1 - 80
0.3 (3)
0.8 (8)
40-70

Mechanical 80
90 / 1.0 (10)

712
691

2057
87 / 387

Stainless Steel

60
1.89
3.1
0

220-240v, 50Hz
Single

10
220-240v, 50Hz

Single
3

13
16

NOMINAL HOT WATER VOLUME (LITRES)
ErP RATING
HEAT LOSS (kWh/24hrs)
HEAT LOSS (W)             
WATER                                                              Flow Rate (l/min) W50 - W85 - W112 - HW140
                                                                          Primary Pump
                                                                          Sanitary Hot Water Pump
                                                                          Connection Size (mm) Heating / DHW (mm)
                                                                          Primary Expansion Vessel (Litres)
                                                                          Charge Pressure (MPa (Bar))
WATER SAFETY            Water Circuit               Control Thermistor (°C)
DEVICES                                                           Pressure Relief Valve (MPa (Bar))
                                                                          Expansion Relief Valve (Cold)
                                       DHW Cylinder            Control Thermistor
                                                                          High Limit Stat (°C)
                                                                          Temp and Pressure Relief Valve (°C) / (MPa (Bar))
DIMENSIONS (mm)                                          Width
                                                                          Depth
                                                                          Height
WEIGHT EMPTY / FULL (kg)
CYLINDER MATERIAL   Cylinder                     Cylinder Material
                                       Insulation                   Insulation Type
                                                                          Insulation Thickness (mm)
                                                                          Standing Heat Loss (kWh/24hrs)
                                                                          GWP of Insulation
                                                                          ODP of Insulation
ELECTRICAL DATA        Control Board           Electrical Supply
                                                                         Phase
                                                                          Fuse Rating - MCB Sizes (A)*1
                                                                          Electrical Supply
                                                                          Phase
                                                                          Capacity (kW)
                                                                          Max Running Current (A)
                                                                          Fuse Rating - MCB Sizes (A)*1
MECHANICAL ZONES  
OPTIONAL SIMPLIFIED WIRELESS ROOM THERMOSTAT AND WIRELESS RECEIVER

optionally 
powered by
outdoor unit
Immersion 
Heater

14.3 - 25.8 - 32.1 - 40.1
2 x Grundfos UPS2 25-60

Grundfos UPSO 15-60 CIL2

CFC / HCFC-free flame-retardant expanded Polyurethane

DHW and 1 Heating Zone*2

PAR-WT50-E Controller and PAR-WR51-E Receiver

 

 
 

 

Product Information
EHPT15-30X-UKHCW
FTC5 Pre-plumbed Standard Cylinders 
for Ecodan Monobloc UnitsHeating

Front View Upper View
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Side View

diMEnSionS

Cylinder includes: Flow Temperature Controller (FTC5) with Main Controller and Temperature Sensors, Magnetic & Cyclonic Filter, Pumps & Valves for Zone 1 and DHW use, Flow Sensor, Plate Heat Exchanger, Scale Trap, 3kW Immersion Heater and Expansion Vessel.
*1 MCB Sizes BS EN60898-2 & BS EN60947-2  *2 Optional 2 zone accessory pack available

EHPT15X-UKHCW
EHPT17X-UKHCW
EHPT21X-UKHCW
EHPT25X-UKHCW
EHPT30X-UKHCW

overall HeightModel
1113
1239
1491
1743
2057

Printed in August 2015   SAP No. 282530

UNITED KINGDOM Mitsubishi Electric Europe Living Environmental Systems Division
Travellers Lane, Hatfield, Hertfordshire, AL10 8XB, England   General Enquiries Telephone: 01707 282880   Fax: 01707 278881
IRELAND Mitsubishi Electric Europe Westgate Business Park, Ballymount, Dublin 24, Ireland
Telephone: Dublin (01) 419 8800   Fax: Dublin (01) 419 8890   International code: (003531)

Telephone: 01707 282880
email: heating@meuk.mee.com web: heating.mitsubishielectric.co.uk

Country of origin: United Kingdom – Japan – Thailand – Malaysia.  ©Mitsubishi Electric Europe 2015.  Mitsubishi and Mitsubishi Electric are trademarks of Mitsubishi Electric Europe B.V.  The company reserves the
right to make any variation in technical specification to the equipment described, or to withdraw or replace products without prior notification or public announcement.  Mitsubishi Electric is constantly developing
and improving its products.  All descriptions, illustrations, drawings and specifications in this publication present only general particulars and shall not form part of any contract.  All goods are supplied subject to
the Company’s General Conditions of Sale, a copy of which is available on request.  Third-party product and brand names may be trademarks or registered trademarks of their respective owners.

AdvAnCEd ConTrollEr – WiTH EnErgy MoniToring
Mitsubishi Electric’s fifth generation controller (FTC5) includes intelligent room temperature control as standard.
This together with advanced weather compensation ensures the system delivers efficient, comfortable heating
regardless of the season. FTC5 now also includes energy monitoring showing consumed and produced energy.

*All dimensions in mm
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Brown & Brown Architects February 2021 
Dunkeld Reservoir; Tree Survey Report (Amended v3) 

 i 

EXECUTIVE SUMMARY 

EnviroCentre Ltd was commissioned by Brown & Brown Architects to undertake a tree survey for a proposed 
development site at known as Dunkeld Reservoir. The surveys will inform a full planning application for a 
residential development.  

The desk study, and the previous tree survey of this site, noted that the Inventory of Ancient and Semi-natural 
Woodland records the woodland, and those in the near vicinity, as being of “Long Established Woodland of 
Plantation Origin” i.e. having originally been planted at some time between 1750 and 1860. Early Ordnance 
Survey maps record the woodland in both circa 1860 and 1900 as a mix of conifer and broadleaved (see figs 1a 
and b), hence its categorisation as plantation origin. This means that the site is not ancient semi-natural 
woodland but has been more influenced by human activity and due to planting and forestry practices is in the 
lowest category of conservation value on the Inventory of ASNW Inventory. However the current generation of 
trees are naturally regenerated (presumably following felling), adds to the conservation interest of the woodland.  

The fieldwork identified 197 trees for individual survey and one Tree Group (TG1).The tree-stock ranges from 
young to mature and condition was generally deemed fair, however, the ash component is exhibiting signs of 
significant dieback (suspected Chalara) and will require management. For the purposes of this study, trees noted 
as dead/dying and not within influence of the proposed development are not counted within tree removal 
numbers. Their retention and removal should be based on agreed habitat management associated with the 
woodland habitats.  

Existing planning approval for the site (16/01594/FLL) presented a summary tree survey and a design 
suggesting the removal of 40 trees. The perceived risk of future pressure to fell trees (with or without a 
Woodland Management Plan) was assumed to be acceptable for the original planning approval.  

The construction design of the current application seeks to minimise negative impacts on the woodland through a 
stilt house design that elevates the residence, with access from a car parking area achieved with a raised 
boardwalk, to eliminate unnecessary excavation as well as the option for onsite micrositing of the path route to 
increase tree retention. These strategies will minimise tree loss and soil loss/impacts.  To accommodate the 
current design the working area equates to 0.18Ha of Tree Group 1 (TG1), which includes removal of 39 
of the individually surveyed trees, i.e. fewer individual trees compared to the existing planning approval. 
By adopting suggested compensation and management recommendations in this report, plus a woodland 
management plan, tree loss can be compensated and habitat management will encourage a gradual reduction in 
the exotic tree and invasive plant impact detracting from the Upland Birchwood status of the site. Deer fencing 
will also control adverse herbivore impact which was recorded as High according to the Woodland Herbivore 
Impact Assessment (HIA) in the Woodland Management Plan. 

This report includes the survey scope, methods, results and recommendations for further work, and broad 
mitigation and enhancement measures. General good practice guidance has been provided for arboricultural 
operations, tree protection meeting British Standards and broad methods for working within the Root Protection 
Area (RPA). To address LDP and Scottish Government planning policies, the following primary mitigation 
measures are recommended: 

x Dependent on condition, the retention of any excavated site soils for use in on site compensatory 
planting. 

x Onsite micrositing and good working practices should be applied adjacent to or within RPAs. 
x Habitat connectivity is maintained and enhanced where possible.  

To compensate for loss of and provide enhance to on site biodiversity, the finalised landscaping design will 
include: 

x Implementation of a woodland management plan.  
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Brown & Brown Architects February 2021 
Dunkeld Reservoir; Tree Survey Report (Amended v3) 

 ii 

x Compensatory planting to enhance species and structural diversity. 
x Removal and eradication of Rhododendron ponticum on site. 
x Implementation of the Woodland Management Plan. 
x Planting to create/enhance woodland habitats and ‘Nectar Networks’  
x Use of temporary tree-protection to reduce initial effects of mammal browsing. 
x Installation of bat and bird boxes and creation of deadwood habitats.   
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EXECUTIVE SUMMARY 

EnviroCentre Ltd was commissioned by Brown & Brown Architects to undertake a tree survey for a proposed 

development site at known as Dunkeld Reservoir. The surveys will inform a full planning application for a 

residential development.  

The desk study, and the previous tree survey of this site, noted that the Inventory of Ancient and Semi-natural 

Woodland records the woodland, and those in the near vicinity, as being of “Long Established Woodland of 

Plantation Origin” i.e. having originally been planted at some time between 1750 and 1860. Early Ordnance 

Survey maps record the woodland in both circa 1860 and 1900 as a mix of conifer and broadleaved (see figs 1a 

and b), hence its categorisation as plantation origin. This means that the site is not ancient semi-natural 

woodland but has been more influenced by human activity and due to planting and forestry practices is in the 

lowest category of conservation value on the Inventory of ASNW Inventory. However the current generation of 

trees are naturally regenerated (presumably following felling), adds to the conservation interest of the woodland.  

The fieldwork identified 197 trees for individual survey and one Tree Group (TG1).The tree-stock ranges from 

young to mature and condition was generally deemed fair, however, the ash component is exhibiting signs of 

significant dieback (suspected Chalara) and will require management. For the purposes of this study, trees noted 

as dead/dying and not within influence of the proposed development are not counted within tree removal 

numbers. Their retention and removal should be based on agreed habitat management associated with the 

woodland habitats.  

Existing planning approval for the site (16/01594/FLL) presented a summary tree survey and a design 

suggesting the removal of 40 trees. The perceived risk of future pressure to fell trees (with or without a 

Woodland Management Plan) was assumed to be acceptable for the original planning approval.  

The construction design of the current application seeks to minimise negative impacts on the woodland through a 

stilt house design that elevates the residence, with access from a car parking area achieved with a raised 

boardwalk, to eliminate unnecessary excavation as well as the option for onsite micrositing of the path route to 

increase tree retention. These strategies will minimise tree loss and soil loss/impacts.  To accommodate the 

current design the working area equates to 0.18Ha of Tree Group 1 (TG1), which includes removal of 39 

of the individually surveyed trees, i.e. fewer individual trees compared to the existing planning approval. 

By adopting suggested compensation and management recommendations in this report, plus a woodland 

management plan, tree loss can be compensated and habitat management will encourage a gradual reduction in 

the exotic tree and invasive plant impact detracting from the Upland Birchwood status of the site. Deer fencing 

will also control adverse herbivore impact which was recorded as High according to the Woodland Herbivore 

Impact Assessment (HIA) in the Woodland Management Plan. 

This report includes the survey scope, methods, results and recommendations for further work, and broad 

mitigation and enhancement measures. General good practice guidance has been provided for arboricultural 

operations, tree protection meeting British Standards and broad methods for working within the Root Protection 

Area (RPA). To address LDP and Scottish Government planning policies, the following primary mitigation 

measures are recommended: 

 Dependent on condition, the retention of any excavated site soils for use in on site compensatory 

planting. 

 Onsite micrositing and good working practices should be applied adjacent to or within RPAs. 

 Habitat connectivity is maintained and enhanced where possible.  

To compensate for loss of and provide enhance to on site biodiversity, the finalised landscaping design will 

include: 

 Implementation of a woodland management plan.  
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 Compensatory planting to enhance species and structural diversity. 

 Removal and eradication of Rhododendron ponticum on site. 

 Implementation of the Woodland Management Plan. 

 Planting to create/enhance woodland habitats and ‘Nectar Networks’  

 Use of temporary tree-protection to reduce initial effects of mammal browsing. 

 Installation of bat and bird boxes and creation of deadwood habitats.   
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1 INTRODUCTION 

1.1 Remit 

EnviroCentre Ltd was commissioned by Brown & Brown Architects to undertake a tree survey for a proposed 

development site at known as Dunkeld Reservoir. The surveys will inform a full planning application 

(20/00952/FLL) for a single dwelling development.  

A pre-existing approval applies to the site (16/01594/FLL) which assumes tree loss and subsequent woodland 

management in relation to a single dwelling. This has been taken into account within the remit of this study.  

1.2 Aims and Objectives 

The aim of this study was to identify constraints in relation to trees and vegetation to inform proposed future 

development of the site. The objectives of the study were as follows: 

• Undertake a desk study to ascertain and statutory/ non-statutory designations pertaining to the site, 

including tree preservation orders (TPOs) in addition to pertinent guidance from Perth & Kinross 

Council Local Development Plan; 

• Undertake a tree survey in reference to BS5857:2012 Trees in relation to design, demolition and 

construction –Recommendations, to gather data on individual trees and tree groups within influence of 

the proposed development site; 

• Identify trees which would be removed as part of sound arboricultural management (i.e. dead/unviable 

trees); 

• Identify likely tree loss and consult with the design team, client and local authority in order to minimise 

effects on woodland whilst promoting future custodianship and management; and 

• Provide mitigation and enhancement recommendations as required. 

1.3 Site and Proposed Development Description 

The site is an area of mixed woodland located immediately south of the A923 and approximately 0.7km north of 

the centre of Dunkeld village centre, at Ordnance Survey Grid Reference NO 02634 43261.  

The woodland is dominated by broadleaved trees and is bisected by a burn that runs from north to south. To the 

north and east lies the Rotmell Wood with residential properties to the south and west. In the wider environment, 

the landscape is dominated by woodland to the north, east and west with the village of Dunkeld to the south.  

The proposed development will comprise a residential development with an associated road, utilities as well as 

hard- and soft-landscaping. The dwelling is proposed to be constructed upon stilts, and access gained via a raised 

boardwalk from a small car park. The raising of the building and access allow for greater protection of soils and 

retention of trees. A visibility splay (increased from the original application 16/01594/FLL at the request of the 

roads department) is required at the access point.  

The proposed development design can be found in Appendix A.  

1.4 Report Usage 

The information and recommendations contained within this report have been prepared in the specific context 

stated above and should not be utilised in any other context without prior written permission from EnviroCentre. 
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If this report is to be submitted for regulatory approval more than 12 months following the report date, it is 

recommended that it is referred to EnviroCentre for review to ensure that any relevant changes in data, best 

practice, guidance or legislation in the intervening period are integrated into an updated version of the report. 

The Client has a right to use the information as appropriate, subject to satisfactory financial settlement of the 

Contract. EnviroCentre Ltd however, retain ownership of the intellectual content of this report.  EnviroCentre 

does not accept liability to any third party for the contents of this report unless written agreement is secured in 

advance, stating the intended use of the information.  

EnviroCentre accepts no liability for use of the report for purposes other than those for which it was originally 

provided, unless EnviroCentre has confirmed it is appropriate for the new context. 
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2 METHODS 

2.1 Guidance Documents 

The surveys were conducted applying the standards and methods outlined in BS5837:2012 Trees in relation to 

design, demolition and construction – Recommendations1; Arboricultural Association Guidance Note 7 Tree 

Surveys: A Guide to Good Practice2; and Arboricultural Association BS 5387: 2012 Advanced Tree Assessment 

for Planning3. 

2.2 Desk Study 

A desk study was undertaken to ascertain the presence of the following designations that are applicable to the 

tree stock: 

• Available aerial Imagery4; 

• Tree Preservation Orders (TPOs) as well as other statutory and non-statutory designated sites5;  

• The Ancient Woodland Inventory6; 

• The Native Woodland Survey of Scotland, National Forest Inventory, Scottish Forestry Grants and 

Regulations (SFGR) and, where applicable, Scottish Government policy7; 

• Tree species and habitats listed on the Scottish Biodiversity List (SBL) and the Tayside Local 

Biodiversity Action Plan (LBAP) 8; and 

• Perth & Kinross Council Local Development Plan 20199 for policies and supplementary planning 

guidance applicable to tree-stock and biodiversity. 

• Consultee responses.  

2.3 Tree Survey 

Trees and groups of trees were visually assessed from ground level.  No invasive instruments were used in 

assessing the trees’ condition.  The following information was recorded for each individual tree: 

• Unique identification number; 

• Species; 

• Height; 

• Diameter at 1.5m; 

• Crown dimensions; 

• Life stage (age profile); 

• Condition; 

• General observations including any preliminary management recommendations;  

• Tree quality categorisation; and 

• Photographic record (tree groups only). 

                                                           
1 Available from: http://shop.bsigroup.com/en/ProductDetail/?pid=000000000030213642 
2Dowson, D, Fay, N and Helliwell, R. (2005) Guidance Note 7: Tree Surveys A Guide to Good Practice, The Arboricultural Association.  
3 Barrell, J. (2016). BS 5387: 2012 Advanced Tree Assessment for Planning. Arboricultural Association: Stroud.  
4 Available from Google Earth at: https://earth.google.com/web/@56.57137861,-

3.58636021,106.37815663a,478.62869109d,35y,0h,0t,0r2.6521741,59.2200992a,548.1877758d,35y,0h,0t,0r/data=CigiJgokCZuQmAoPj0x

AEXf9lmjVjExAGWBVJwR4nQHAISBXcuPWIwLA (accessed on 03.06.20). 
5 Available at: https://gateway.snh.gov.uk/sitelink/searchmap.jsp (accessed at 03.06.20). 
6 Available at: http://www.environment.scotland.gov.uk/ (accessed at 03.06.20) 
7 Available at: https://www.forestry.gov.uk/PDF/fcfc125.pdf/$FILE/fcfc125.pdf (accessed on 09.09.20) and The Scottish Government's 
Control of Woodland Removal Policy (Forestry Commission Scotland (2009)). 
8 Available at http://www.gov.scot/Topics/Environment/Wildlife-Habitats/16118/Biodiversitylist/SBL and 

https://www.taysidebiodiversity.co.uk/action-plan/action-plan-new-lbap-2015/ (both accessed on 08.06.20). 
9 Available at https://www.pkc.gov.uk/ldp2 (accessed 09.06.20). 
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2.3.1 Tree Numbering and Identification 

Individually surveyed trees were afforded identification tags attached on the main stem approximately 1.5m 

above ground level.  Tree groups have been assigned an identification code using the acronym TG#. 

The height and crown spread of each individually surveyed tree was estimated in metres.  The stem diameter of 

single stemmed trees on level ground was measured at 1.5m above ground level, otherwise referred to as 

diameter at breast height (DBH), in millimetres using a calibrated girth tape.  For multi-stemmed trees and those 

on sloping ground, variance to the measurement method was made according to BS5837: 2012.  

2.3.2 Life Stage 

Trees were classified in terms of their life stage using the categories outlined in Table 2-1 below. 

Table 2-1: Age profile of trees and tree groups 

Abbreviation Category Description 

Y Young A juvenile tree newly planted or recently established. 

EM Early mature A tree that is becoming established increasing in height and landscape 

significance. 

SM Semi-mature An established tree but not showing any species specific mature 

characteristics such as ridged bark. 

M Mature A tree which has reached maturity and contains features such as anticipated 

climax height, and species specific mature characteristics. 

LM Late mature A tree which is exhibiting physiological and biomechanical changes 

associated with aging and has the potential to become veteran or ancient. 

V Veteran A tree usually in the mature stage of its life and has important wildlife and 

habitat features including: hollowing or associated decay fungi; holes; 

wounds and large dead branches. 

A Ancient A tree with one or more of the following characteristics: 

 Biological, aesthetic or cultural interest because of its great age; 

 A growth stage that is described as ancient or post-mature; 

 A chronological age that is old relative to others of the same species. 
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2.3.3 General Observations and Management Recommendations 

General (non-invasive) observations were made of individual trees regarding their structural and physiological 

condition (e.g. the presence of decay or physical defects shown by external bio-mechanical signs).  Trees were 

classified in terms of their general condition using the categories outlined in Table 2-2. 

Table 2-2: Condition categorisation of individual trees 

Abbreviation Category Description 

G Good A tree not showing more mechanical defects than would be expected or that 

could be easily remedied. 

F Fair A tree showing more defects than could be reasonably expected, or which 

could be remedied. 

P Poor A tree in a poor structural condition with defects which could not be easily 

remedied. 

D Dead A tree afflicted with a pathogen, or having suffered a trauma which has 

resulted in death. 

Tree groups were classified in terms of their general condition using the categories outlined in Table 2-3 below. 

Table 2-3: Condition categorisation of tree groups 

Abbreviation Category Description 

G Good The majority of trees did not show more mechanical defects and/or ill-health than 

would be expected and/ or signs of ill-health. 

F Fair Some of the trees show more defects and/or ill-health than could be reasonably 

expected. 

P Poor The majority of trees show signs of in poor structural condition or health 

2.3.4 Tree Quality Categorisation 

Individual trees and groups of trees were afforded a general quality categorisation from A/B/C for retention or 

‘U’ for removal.  The categorisation also reflects the future contribution that the tree or group may provide. 

Please refer to Appendix B: Tree Quality Assessment Criteria for further details of the categorisation. 

For the purposes of this study, the category U may indicate standing deadwood or a dying tree which can be 

retained for habitat wherever possible, or considered for removal in ongoing woodland management and control 

of pest/disease.  

2.3.5 Root Protection Areas (RPA) 

The RPA was calculated as an area equivalent to a circle with a radius 12 times that of the stem DBH or the 

equivalent diameter for multi-stemmed trees. Where trees meet criteria for classification as “Locally Notable” or 

greater10, i.e., they have the potential to become or are ancient or veteran trees, an extended RPA of 15 times the 

DBH rather than 12 has been applied as per the most recent guidance from the Woodland Trust11. 

For the tree groups, an estimated RPA is calculated as the area equivalent to a buffer zone with a radius 12 times 

the average DBH for the trees within that group (based on averaged measurements) and allowing for predicted 

future growth potential and, where applicable, any particularly large boundary trees whose roots may extend 

towards the development site.  

                                                           
10 As detailed in Ancient and Other Veteran Trees: Further guidance on management (Lonsdale, D (Ed.) 2013), 
11 Planning for Ancient Woodland: Planners’ Manual for Ancient Woodland and Veteran Trees. (Woodland Trust (2019)) (Available at: 
https://www.woodlandtrust.org.uk/publications/2019/06/planners-manual-for-ancient-woodland/ (accessed on: 08.06.20)). 
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2.4 Tree Reference Plans 

Individual trees have been plotted on the tree constraints plan following survey of the site using a GPS location 

and cross-referenced with aerial imagery and the topographical survey supplied by Brown & Brown Architects. 

The Tree Survey Plan shows the following information: 

• The location of the surveyed trees and groups of trees on site; 

• The tree quality colour code of individual trees and tree groups; 

• The estimated extent of individual tree crowns and tree group canopies; 

• The calculated individual and tree group RPAs; 

In addition to the above, the Tree Constraints Plan also shows 

• The area of identified on the AWI; 

• An overlay of the proposed development design; and 

• Trees that are deemed physically incompatible with the current design and areas of RPA infringement 

where micorsiting or specific engineering can be used to retain a tree. 

Please note that tree group extents are to the canopy edge and thus are inclusive of part or all of the RPA. 

Consequently, and in line with BS5837:2012, the construction exclusion zone should be the extent of the RPA or 

the canopy, whichever is greater. For details of the full RPA, please refer to the Tree Schedule in Appendix C 

and Tree Reference Plans in Appendix D. 

The Tree Retention & New Planting Plan shows the following information: 

• The location of the retained trees-stock on site;  

• The suggested location of tree protection measures on site;  

• Areas that would require mitigated works to aid tree retention; and 

• Suggested locations for new planting. 

Retention and new planting details are affixed to this report in Appendix F. 

2.5 Disclaimers 

This report summarises finding of the tree survey and background research: it does not constitute an 

Arboricultural Impact Assessment. 

This survey does not specifically address or quantify the health and safety risks posed by tree groups, although 

where potential hazards have been recognised it is possible to recommend an appropriate strategy for 

management.  Regular arboricultural assessment should be undertaken of trees, particularly those recognised as 

posing a risk to persons or property within the site. 

The survey conclusions relate solely to the conditions recorded at the time of inspection.  Trees can be affected 

by environmental changes such as weather events, topographical alterations or changes in hydrological regime 

and therefore such changes may necessitate further survey. 

The Tree Schedule presented in this document includes preliminary management recommendations but is not a 

schedule of works and is not designed to be submitted to a contractor.  A tree works schedule can be provided if 

required. 

EnviroCentre have worked with the design team to achieve a position of minimal tree loss relating to the current 

known physical parameters of the visibility splay, access and dwelling construction. This appraisal of impacts 

does not assure the good structure and safety of trees before during or after construction and fully expects that 
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monitoring, good husbandry and long term woodland management will account for the maintenance of tree stock 

at the site.  
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3 RESULTS 

3.1 Desk Study 

Table 3-1: Desk Study 

Source Information Provided 

Statutory and Non-

statutory Designations: 

CONSERVATION & HISTORIC ENVIRONMENT DESIGNATIONS 

There are no active statutory or non-statutory designations pertaining to the site. 

Ancient Woodland 

Inventory (AWI) 

Tree Group TG1 is identified on the Ancient Woodland Inventory (AWI) as Long Established (of Plantation 

Origin) 2b (LEPO 2b) which is interpreted as plantation from maps of 1860 and continuously wooded 

since12.  

Native Woodland 

Survey for Scotland 

(NWSS), National 

Forest Inventory (NFI) 

and Scottish Forestry 

Grant Regulations 

(SFGR) 

NWSS: 

The NWSS identifies the dominant habitat as Upland Birchwood (80%). 

 

NFI: 

Tree Group TG1 is identified as ‘Broadleaved Woodland’. 

 

SFGR: 

There are no Scottish Forestry grants or regulations relating to the site. 

Relevant tree species 

and habitats listed on 

the Scottish 

Biodiversity List (SBL) 

and Local Biodiversity 

Action Plan (LBAP) 

 SBL LBAP 

Priority Species   

Juniper (Juniperus communis)   

Dwarf Elder (Sambucus ebulus)   

Woolly Willow (Salix lanata)   

Downy Willow (Salix lapponum)   

Whortle-leaved Willow (Salix myrsinites)   

Willow sp. (Salix so.)   

Pedunculate Oak (Quercus robur)   

Hawthorn   

Blackthorn   

Dwarf Birch (Betula nana)   

Hazel (Corylus avellana)   

Invertebrates   

Lower Plants   

Fungi and Lichen   
   

Priority Habitats   

Lowland Mixed Deciduous Woodland   

Upland Birchwoods   

Upland Oakwoods   

Aspen (Populus tremula)   
 

Relevant Policy from 

the Local Development 

Plan (LDP)  

SITE ALLOCATION 

The site is not allocated in the LDP but does have an existing planning permission 16/01594/FLL. 

 

LDP POLICIES AND SUPPLEMENTARY GUIDANCE: 

Existing Supplementary Guidance to be re-consulted on:  

 Green & Blue Infrastructure  

 Landscape 

 Forest and Woodland Strategy  

 Housing in the Countryside  

  

                                                           
12 A Guide to Understanding the Scottish Ancient Woodland Inventory (SNH, 2011) Available at: https://www.nature.scot/guide-
understanding-scottish-ancient-woodland-inventory-awi (accessed on 08.06.20). 
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Previous Tree Survey 

(TREE-SURVEY-

REPORT-861122) 

 

 

 

 

Previous tree survey authored by Rick Worrell, Forestry Consultant, Dave MacIntyre, Tree Surgeon and 

Robin Baker, dated October 2008 is a useful guide but is not considered to provide the detail of this study 

which meets current British Standards (BS5837:2012) 

The previous report provides a description of the site’s trees and woodland; an impact assessment prediction; 

and actions to mitigate those impacts. In summary: 

 No ash dieback would have been applicable to the site at the time of this study.  

 Woodland and visibility splay would require tree loss for development. 

 Trees would be removed if they pose a risk to the property from windthrow 

 Trees may be damaged through construction practices 

 Trees may interfere with utilities 

 Felled trees may regrow from coppice stools 

 Protective barriers will be recommended to meet BS5837 

 Pre-checks for species such as red squirrel are recommended.  

 Woodland management planning is recommended.  

This document was deemed acceptable for approval of planning reference 16/01594/FLL. 

3.2 Consultation 

Consultation response was received from Joanna Dick, Tree and Biodiversity Officer, on the 25th January 2021. 

The points raised regarding tree constraints and the considered responses are summarised in Table 3-2 below: 

Table 3-2: Consultee comment and response 

Subject Response 

The woodland is listed on the Native 

Woodland Survey of Scotland as 

upland birchwood. 

Thank you for the correction. The publicly available dataset was not complete at the time of the 

first desk study. This was revisited and the report updated to reflect this designation prior to this 

set of consultee responses (see report V2 Table 3-1).  

 

The Inventory of Ancient and Semi-natural Woodland records the woodland, and those in the 

near vicinity, as being of “Long Established Woodlands of Plantation Origin” i.e. having 

originally been planted at some time between 1750 and 1860. Early Ordnance Survey maps 

record the woodland in both circa 1860 and 1900 as a mix of conifer and broadleaved (see figs 

1a and b), hence its categorisation as plantation origin. This means that the site is not ancient 

semi-natural woodland but has been more influenced by human activity and, due to planting 

and forestry practices, is in the lowest category of conservation value on the Inventory of 

ASNW Inventory. However the current generation of trees are naturally regenerated 

(presumably following felling), adds to the conservation interest of the woodland. 

 

Woodland management and tree loss A Woodland Management Plan has been produced by recognised upland birchwood expert 

Rick Warrell and submitted as part of the planning application.  

 

Construction techniques have been adapted within design to reduce tree loss to that of the 

original approved application expectations. Please refer to new tree constraints plans for more 

information. 

 

A wider visibility splay is required by the roads consultee and thus tree loss is unavoidable. 

However some trees within the visibility splay are succumbing to Ash dieback and would be 

removed under normal woodland management/road safety regardless of development; and 

some can be retained with an agreement to maintain pruning of the crown shape to keep the 

visibility splay clear. Please refer to new tree constraints plans for more information.  

Future pressure to remove trees The existing approved application must also share this risk of future pressure on trees and there 

should be no increase in that risk from this development.  

 

As part of woodland management it is expected that some tree removal will occur over time for 

a variety of reasons, but that the overarching aim is encouragement of upland birch wood 

habitat, i.e., some future tree removal may be those of exotic/planted species which could be 

seen as adventitious to this aim.  All woodland management practices will be guided by the 

woodland management plan.  

Tree loss, Ancient Woodland Loss Loss of trees and development within this habitat was deemed satisfactory for a single dwelling 

in a prior application. Therefore a new objection based on tree removal is not seemingly 

consistent with the previous approval. Any increase in tree loss numerically can somewhat be 
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Subject Response 

attributed to a survey showing greater detail than was previously summarised regarding the site 

in 2008, plus the subsequent onset of Chalara can be taken into account for possible total tree 

removal numbers.   

 

Design and construction has found methods to reduce tree removal to align with the previously 

approved totals; and this application increases obligations on custodianship and management of 

the birch woodland surrounds including removal of invasive/exotic species which 

fundamentally threaten the woodland biodiversity.  

 

3.3 Current Tree-stock 

The following sections should be read in conjunction with:  

 Appendix C: Tree Schedules; and 

 Appendix D: Tree Reference Plans. 

Species recorded during the survey are detailed in Table 3-3. 

Table 3-3: Species recorded 

Vernacular name Scientific name  Vernacular name Scientific name 

Ash Fraxinus excelsior  Holly Ilex aquifolium 

Beech Fagus sylvatica  Pedunculate Oak Quercus robur 

Bramble Rubus fruticosus  Rowan Sorbus aucuparia 

Broom Cytisus scoparius  Silver Birch Betula pendula  

Downy Birch Betula pubescens  Sycamore Acer pseudoplatanus 

Goat Willow Salix caprea  Wych Elm Ulmus glabra 

Grand Fir Abies grandis    

3.3.1 Individual Trees and Arboricultural Features 

A total of 197 trees were identified for individual survey as well as one tree group. The trees range from young 

to mature in age whilst condition was generally fair, 14 trees were identified as unviable (U) with 10 classified as 

C/U, usually where ash dieback is present or where they could be retained as standing deadwood.  

In the interim period between survey and V3 reporting, the client has informed EnviroCentre that tree number 

#3501 is windblown and therefore #3501 has been removed from the tree survey data.  

The dominant species is silver birch with sycamore and occasional beech, pedunculate oak, goat willow and 

wych elm. Ash is also present however they are in poor condition with significant dieback which is likely the 

disease known as Chalara (Hymenoscyphus fraxineus), which occurs in the wider area. Rhododendron ponticum 

is also prolific around the northern part of the burn. Rhododendron is linked to the spread of Phytopthora 

ramorum, which is also present in the locale which, whilst is associated with larch (Larix sp.), has the capacity to 

pass between species. 

3.3.2 Tree Groups and Silvicultural Features 

One tree group was identified within influence of the site. A synopsis is as follows: 

 TG1 is a broadleaved woodland group that covers the whole of the site and is dominated by semi-

mature trees including silver birch, sycamore and beech. The habitat has some structural diversity 

and ground flora. It has been assigned a ‘B’ quality categorisation. 
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Regardless of development applications, the pro-active management of the woodland would benefit from 

removal of invasive species, such as rhododendron, and the removal of exotic trees known to successfully 

regenerate and shade other species out (such as beech and sycamore). Thus to maintain or restore the Upland 

Birch potential, tree removal would be necessary.   

 

The project could also consider the creation and enhancement of habitats including riparian vegetation, glade and 

woodland edges and occasional coppice of certain trees to encourage structural diversity. 
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3.4 Tree Constraints 

The current design aims to minimise impact of the site through the use of a stilt house model which would aid 

tree and soil retention. The dwelling is proposed to be accessed by a raised boardwalk, rather than an excavated 

path, which will further increase tree retention with the ability to microsite the route and retain trees at the edges. 

Trees which will require some micrositing effort to aid retention are at least: 3442, 3443, 3445, 3469, 3470, 

3475.  

Trees succumbing to ash dieback, or dead/dying and not within influence of the development have are not 

scoped for removal on the basis of design and development in this study. Standing deadwood can be retained as 

habitat and trees suffering from ash dieback may be removed within the woodland management plan. Therefore 

tree loss is associated only with the visibility splay (increased at the request of the roads department), access and 

car park area plus the dwelling footprints. 

Those trees adjacent to the dwelling, which could be retained with increased mitigation and pruning of their 

crown shape where necessary. Furthermore, trees on the edge of the revised visibility splay could have their 

crowns pruned or lifted in order to facilitate clear views which will increase tree retention, albeit with a legal 

agreement to maintain this pruning for reasons of road safety. Trees within the visibility splay displaying signs 

of ash dieback have not been calculated in the loss relating to development as these trees are considered dead/to 

be removed for reasons of biosecurity.  

This reduces the affected woodland area to c.0.18Ha inclusive of 39 individually surveyed trees which is 

commensurate with the previously approved application despite the required increase in visibility splay and a 

more detailed tree survey dataset than the previous application.  

A future pressure to fell trees was deemed acceptable for the previous approved application and future woodland 

management may result in the removal of trees affected by ash dieback, trees displaying signs of instability and 

tree species not desired in an upland birchwood designated habitat. Should further tree removal be required this 

can be agreed with the local planning authority on a case by case basis with appropriate habitat and replacement 

mitigation.  

Please refer to Table 3-4 for more details.  

Table 3-4: Tree-stock scoped for removal based on current design information 

Tree ID Species BS Category  
Tree / Tree 

Group IDs 
Species/ Hectarage BS Category 

3413 Silver Birch C/U  3483 Silver Birch C 

3418 Sycamore B  3484 Silver Birch C 

3419 Goat Willow C  3485 Silver Birch B 

3421 Sycamore C  3486 Silver Birch B 

3428 Silver Birch B  3487 Downy Birch B 

3429 Silver Birch B  3488 Silver Birch C/U 

3430 Silver Birch B  3489 Downy Birch B 

3431 Silver Birch B  3490 Silver Birch C 

3432 Silver Birch B  3491 Silver Birch B 

3433 Sycamore B  3492 Silver Birch B 

3434 Silver Birch C  3493 Downy Birch B 

3459 Silver Birch B  3499 Silver Birch B 

3464 Silver Birch B  3500 Silver Birch B 

3465 Sycamore B  3516 Sycamore B 

3466 Sycamore C  3522 Silver Birch B 

3467 Rowan C  3523 Silver Birch C 

3468 Silver Birch B  3524 Silver Birch C 

3480 Silver Birch B  3525 Silver Birch B 

3481 Silver Birch C  3526 Beech B 

    3527 Beech A 
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4 MITIGATION AND ENHANCEMENT 

RECOMMENDATIONS 

The following suggestions have been extrapolated from the industry standards BS5837:2012 Trees in relation to 

design, demolition and construction – Recommendations or on a site specific basis.  

The baseline data compiled to inform this document should be referred to and amended, if required, on receipt of 

an updated design.  This may include but not be limited to: utility and service drawings; road engineering details; 

and any amendments to the indicative footprint of the proposed development. 

4.1 Mitigation Recommendations 

To address LDP and Scottish Government planning policies, the following primary mitigation measures are 

recommended: 

 Dependent on condition, retention of site soils for use in on site compensatory planting. 

 Where construction encroaches on the RPA, good practice methods should be applied13. 

 Habitat connectivity should be maintained and enhanced where possible.  

Finalised landscape design proposals should aim to include trees and woodlands in order to create and enhance 

green space features. Tree species to be considered for new plantings should reflect the locally successful species 

and those that would provide biodiversity and amenity benefits in the long term.  

New plantings should be located to ensure adequate space is allowed for future growth (to maturity) of root 

systems, stem(s) and crown structure.  Due attention should be paid to potential direct conflict with structures, 

services, general access, views and sunlight provisions throughout all seasons taking into account full leaf cover. 

Where possible, planting should be located to maintain and enhance connectivity for wildlife across the site and 

into the wider area. 

4.2 Tree and Woodland Protection 

In order to preserve retained trees and tree groups, the protection of their structure and health during construction 

will be required.  The following methods should be adopted: 

 Site operations should be planned to take into account the location of the tree stem, crown and root 

protection areas.  Transit, traverse and operation of machinery should be supervised by a banksman to 

ensure adequate clearance of the aforementioned constraints.  Pruning of trees may be required to 

facilitate access of such machinery.  All pruning of this nature should be undertaken following 

consultation with a project arboriculturist. 

 It is suggested that retained trees in proximity to development activities are afforded protection using 

the default barrier specification as described in Figure 4.1. A tree protection plan, showing the location 

of barrier placement, may be required as a condition of planning.  

 All other trees, not in direct threat of damage through construction activities, can be afforded a reduced 

specification barrier, or demarcation of their rooting area. 

 Installation of tree protection barriers in accordance with the Tree Reference Plans in Appendix D and 

audited by a project arboriculturist (or Environmental Clerk of Works14). 

                                                           
13 For example, Site Guidance Note 7: Excavation in root protection areas; Site Guidance Note 9 Installing, upgrading surfacing in root 

protection areas; and Site Guidance Note 10: Installing structures in root protection areas. 
14 Role of an ECoW available at: http://www.aeecow.com/role-of-an-ecow.html (accessed at 09.06.20). 
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 All plant and vehicles, either stored or engaged in construction works, should operate outside the 

calculated RPA of adjacent trees.  

 Where construction works are required within the barrier position cautionary rooting zones, works 

should be mitigated under the guidance of a project arboriculturist. 

 Existing ground levels within the RPA should be maintained with the existing topsoil remaining in situ.   

 Limited manual excavation, if required, may be justified using hand-held tools. Engineered level 

changes should be subject to specifically designed mitigation in conjunction with a project 

arboriculturist. 

 In some cases it is prudent to also protect the soil condition in areas identified for new planting.  This 

may reduce the need for costly soil conditioning and enhancement prior to the planting of new trees. 

 Measures to control noise, dust, and other forms of water and airborne pollution should be adopted. 

 
Figure 4.1: Default specification tree protection barrier 

4.3 Working within the RPA 

Where site operations may require the RPA of retained trees and woodland groups to be infringed, the following 

guidelines should be adopted: 

• If required, activities within the RPA should follow the principle that the tree and soil structure take 

priority, ensuring adequate soil density to achieve root growth and function. 

• The alteration of tree protection barriers, and working with root protection areas should be guided by an 

appointed project arboriculturist who can produce a task specific method statement, supervise and 

document works and report compliance to the local authority to inform the records of the tree 

preservation order. 

• Changes in ground levels should be avoided within calculated rooting areas.  In particular, changes in 

levels should not create localised ponding of water or burial of root collars, or limit gaseous exchange 

or the tree’s root system access to water.  

• Where ground levels and engineering specification allow, calculated rooting areas scoped for surface 

changes such as footpaths or car parking may be bridged with cellular confinement systems to spread 

loading, allow percolation of water and gaseous exchange15. 

• If required, surface material in calculated rooting areas should be dislodged with compressed air and 

hand tools with the aim of not damaging tree roots. 

                                                           
15 Information on Greenfix Geoweb available at: http://greenfix.co.uk/geoweb/ (accessed at 09.06.20). 
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• Excavations within RPAs and pruning of roots <25mm using a sharp hand tool should be supervised by 

a project arboriculturist. 

• Arboricultural/forestry operations and soil improvement strategies may be required for trees which have 

been subject to root pruning or alteration of soil conditions.  This should be guided during works by a 

project arboriculturist. 

• All trees subject to RPA infringement should be included in a regular regime of Visual Tree 

Assessment. 

4.4 Monitoring and Further Survey 

It is recommended that trees scheduled for retention and protection are monitored regularly by a project 

arboriculturist during the construction. Importantly, this should include supervision of any activity taking place 

within the calculated RPA of the tree stock.  

4.5 Compensation and Enhancement Measures 

To enhance on site biodiversity, the finalised landscaping design could consider the following recommendations: 

 Compensatory on-site planting at a minimum ratio of 1:1 as stipulated in the Control of Woodland 

Removal policy; however an increased ratio would assist in achieving a net gain for biodiversity. Please 

see the planting plan in Appendix E for details. 

 Removal and eradication of Rhododendron ponticum on site. 

 Generation of a Woodland Management Plan to support establishment and biodiversity objectives. 

 Planting to create/enhance woodland habitats and ‘Nectar Networks’ through selection of native or 

nectar rich tree and shrub species16. 

 Soil samples to confirm chemical and biological characteristics of proposed landscaping/planting areas 

with the aim of aiding planting selection and success. 

 Use of tree protection to reduce mammal browsing and increase the probability of successful 

establishment. 

 Installation of bat and bird boxes to increase habitat potential. 

 Where site native trees are scheduled for removal, appropriate material arisings could be retained as 

deadwood (including standing where feasible) and stacked or buried to optimise saproxylic habitats. 

                                                           
16 Scottish Wildlife Trust (2017). 50 For the Future: Create new wildflower meadows. (available at: 
https://scottishwildlifetrust.org.uk/2016/09/50-for-the-future-create-new-wildflower-meadows/ (accessed on 09.06.20)) 
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Suggested Species Mixes 

Hedgerow Planting Mix 

Small – Medium Trees Song-post Trees 

o Rowan (Sorbus aucuparia) 

o Crabapple (Malus sylvestris) 

o Gean (Prunus avium) 

Hedging 

o Hawthorn (Crataegus monogyna) 

o Blackthorn (Prunus spinosa) 

o Hazel (Corylus avellana) 

o Elder (Sambucus nigra) 

Lower Plants 

o Dwarf Elder (Sambucus ebulus) 

o Woolly Willow (Salix lanata) 

o Downy Willow (Salix lapponum) 

o Whortle-leaved Willow (Salix myrsinites) 

o Dwarf/ Mountain Birch (Betula nana) 

Riparian Planting Mix 

Upper Storey (Tolerant To Waterlogging) 

o Common Alder (Alnus glutinosa) 

o Aspen (Populus tremula)/ Columnar Aspen (Populus tremula ‘Erecta’) [suggested replacement 

for ash]17 

Mid Storey (Moderately Tolerant To Waterlogging) 

o Downy birch (Betula pubescens) 

o Bird Cherry (Prunus padus) 

Under Storey (Tolerant To Waterlogging) 

o Grey Sallow (Salix cinerea) 

o Alder buckthorn (Frangula alnus) 

         Lower Storey (grasses, rushes and wildflowers)  

Scotia Seed’s ‘Pond Edge Mix’18 for marshy conditions or water margins, these wildflowers 

provide interest and colour. 

o Sneezewort (Achillea ptarmica) 

o Angelica (Angelica sylvestris) 

o Marsh Marigold (Caltha palustris) 

o Oval sedge (Carex leporina) 

o Marsh Thistle (Cirsium palustre) 

o Marsh Cinquefoil (Comarum palustre) 

o Hare’s tail Cottongrass (Eriophorum vaginatum) 

o Meadowsweet (Filipendula ulmaria) 

o Marsh Bedstraw (Galium palustre) 

o Water Avens (Geum rivale) 

                                                           
17 As identified by the Scottish Wildlife Trust (available at: 

https://scottishwildlifetrust.org.uk/docs/002_057__livingwithashdieback_jan2013_1357644133.pdf) and The Tree Council (available at: 

https://treecouncil.org.uk/wp-content/uploads/2019/12/4-Replacing-ash-appropriate-tree-selection-DADBRF-Dec-2018.pdf (both accessed 

on 06.07.20). 
18 Available at: https://www.scotiaseeds.co.uk/shop/pond-edge-mix/ (accessed on 06.07.20) 
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o Square stemmed St John’s wort (Hypericum tetrapterum) 

o Yellow Flag Iris (Iris pseudacorus) 

o Purple Loosestrife (Lythrum salicaria) 

o Water Forget me not (Myosotis scorpioides) 

o Ragged Robin (Silene flos-cuculi) 

o Marsh Woundwort (Stachys palustris) 

o Reedmace (Typha latifolia) 

o Valerian (Valeriana officinalis) 

o Brooklime (Veronica beccabunga) 

Woodland Planting Mix 

Upper Storey 

o Silver birch (Betula pendula) 

o Downy birch (Betula pubescens) 

Mid Storey 

o Bird Cherry (Prunus padus) 

o Rowan (Sorbus aucuparia) 

Under Storey (Woodland edge) 

o Juniper (Juniperus communis) 

o Wild Privet (Ligustrum vulgare) 

o Guelder Rose (Viburnum opulus) 

Lower Storey (grasses, rushes and wildflowers) 

Scotia Seed’s ‘Hedgerow Meadow Mix’19: a tall mix of perennial, biennial and annual 

wildflowers for areas of light shade beside hedges or walls or in woodland clearings 

o Giant Bellflower (Campanula latifolia) 

o Common Knapweed (Centaurea nigra) 

o Crosswort (Cruciata laevipes) 

o Foxglove (Digitalis purpurea) 

o Herb Bennet (Geum urbanum) 

o Wood Cranesbill (Geranium sylvaticum) 

o St John’s Wort (Hypericum perforatum) 

o Field Scabious (Knautia arvensis) 

o Ox eye Daisy (Leucanthemum vulgare) 

o Yellow Rattle (Rhinanthus minor) 

o Red Campion (Silene dioica) 

o Ragged Robin (Silene flos-cuculi) 

o Hedge Woundwort (Stachys sylvatica) 

o Greater Stitchwort (Stellaria holostea) 

o Wood Sage (Teucrium scorodinia) 

o Upright Hedge Parsley (Torilis japonica) 

o Bush Vetch (Vicia sepium) 

o Common Bent (Agrostis capillaris) 

o Crested Dog’s Tail (Cynosurus cristatus) 

o Chewings Fescue (Festuca rubra ssp commutata) 

o Wood Meadow Grass (Poa nemoralis) 

                                                           
19 Available at: https://www.scotiaseeds.co.uk/shop/hedgerow-mix/ (accessed on 06.07.20) 
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4(ii)(c) 
LRB-2021-22 

 
 
 
 

  

 LRB-2021-22 
20/00952/FLL – Erection of a dwellinghouse and change 
of use of former reservoir building to form ancillary 
accommodation, former water reservoir, Blairgowrie 
Road, Dunkeld 

 

  
 
 
 
 

 

 REPRESENTATIONS  
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Comments to the Development Quality Manager on a Planning Application 

Planning 
Application ref. 

20/00952/FLL Comments 
provided 
by 

Lucy Sumner 
 

Service/Section Strategy & Policy 
 
 

Contact 
Details 

Development Contributions 
Officer: 
Lucy Sumner 
  

Description of 
Proposal 

Erection of a dwellinghouse and change of use of former reservoir building 
to form ancillary accommodation 
 

Address  of site Former Water Reservoir Blairgowrie Road Dunkeld 
 

Comments on the 
proposal 
 
 
 
 

NB: Should the planning application be successful and such permission 
not be implemented within the time scale allowed and the applicant 
subsequently requests to renew the original permission a reassessment 
may be carried out in relation to the Council’s policies and mitigation 
rates pertaining at the time. 

 
THE FOLLOWING REPORT, SHOULD THE APPLICATION BE 
SUCCESSFUL IN GAINING PLANNING APPROVAL, MAY FORM THE 
BASIS OF A SECTION 75 PLANNING AGREEMENT WHICH MUST BE 
AGREED AND SIGNED PRIOR TO THE COUNCIL ISSUING A PLANNING 
CONSENT NOTICE. 
 
Primary Education   
 
With reference to the above planning application the Council Developer 
Contributions Supplementary Guidance requires a financial contribution 
towards increased primary school capacity in areas where a primary school 
capacity constraint has been identified. A capacity constraint is defined as 
where a primary school is operating at over 80% and is likely to be operating 
following completion of the proposed development, extant planning 
permissions and Local Development Plan allocations, at or above 100% of 
total capacity. 
 
This proposal is within the catchment of Royal School of Dunkeld Primary 
School. Education & Children’s Services have no capacity concerns in this 
catchment area at this time. 
 

Recommended 
planning 
condition(s) 
 
 

Summary of Requirements 
 
Education: £0 
 
Total: £0 
 

Recommended 
informative(s) for 
applicant 
 

 

Date comments 
returned 

21 August 2020 
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Comments for Planning Application 20/00952/FLL

 

Application Summary

Application Number: 20/00952/FLL

Address: Former Water Reservoir Blairgowrie Road Dunkeld

Proposal: Erection of a dwellinghouse and change of use of former reservoir building to form

ancillary accommodation

Case Officer: Andrew Baxter

 

Customer Details

Name: Mr Martin Foster

Address: 

 

Comment Details

Commenter Type: Neighbour

Stance: Customer made comments neither objecting to or supporting the Planning Application

Comment Reasons:

  - Road Safety Concerns

Comment:To Mr Baxter,

 

In principle we have no reason to object to the planning application of the new build house but

would like some reassurance that the public right of way foot path through the lower part of

proposed building site (giving access to Spoutwells's) shall not be rerouted or closed off?

 

We do have safety concerns to the drive access on a particularly tight corner on the A923 but am

sure you will be taking this into consideration.

 

Regards

 

Julie & Martin Foster
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Historic Environment Scotland – Longmore House, Salisbury Place, Edinburgh, EH9 1SH 
 
 
Scottish Charity No. SC045925 

VAT No. GB 221 8680 15 

 
 

 
 
Dear Sir/Madam 
 
Town and Country Planning (Development Management Procedure) (Scotland) 
Regulations 2013 
Former Water Reservoir, Blairgowrie Road, Dunkeld 
Erection of a dwellinghouse and change of use of former reservoir building to form 
ancillary accommodation 
 
Thank you for your consultation which we received on 12 August 2020.  We have 
assessed it for our historic environment interests and consider that the proposals have 
the potential to affect the following: 
 
Ref Name Designation Type 
BTL 32 Battle of Dunkeld Inventory Historic Battlefield 
 
You should also seek advice from your archaeology and conservation service for matters 
including unscheduled archaeology and category B and C-listed buildings. 
 
Our Advice 
We do not object to the proposal because it does not raise issues of national 
significance. We do however have the following comments to offer you.  
 
The site application boundary is located within the Inventory Dunkeld historic battlefield 
(BTL 32). On the basis of currently available information, this location does not appear to 
have been a key area of action or fighting and some of the proposed development area 
has previously been disturbed, which may limit the potential for archaeological remains 
associated with the battle. You should consult your archaeological advisors, if you have 
not already, and they should be able to provide advice on the potential for archaeological 
remains and mitigation where appropriate. 
 
Planning authorities are expected to treat our comments as a material consideration, and 
this advice should be taken into account in your decision making.  Our view is that the 
proposals do not raise historic environment issues of national significance and therefore 

By email to: 
Developmentmanagement@pkc.gov.uk 
 
Perth and Kinross Council 
Pullar House 
35 Kinnoull Street 
Perth 
PH1 5GD 

Longmore House 
Salisbury Place 

Edinburgh 
EH9 1SH 

 
Enquiry Line: 0131-668-8716 
HMConsultations@hes.scot 

 
 

Our case ID: 300045947 
Your ref: 20/00952/FLL 

 
25 August 2020 
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Historic Environment Scotland – Longmore House, Salisbury Place, Edinburgh, EH9 1SH 
 
 
Scottish Charity No. SC045925 

VAT No. GB 221 8680 15 

 
 

we do not object.  However, our decision not to object should not be taken as our support 
for the proposals.  This application should be determined in accordance with national and 
local policy on development affecting the historic environment, together with related 
policy guidance. 
 

Further Information 
This response applies to the application currently proposed.  An amended scheme may 
require another consultation with us. 
 
Guidance about national policy can be found in our ‘Managing Change in the Historic 
Environment’ series available online at www.historicenvironment.scot/advice-and-
support/planning-and-guidance/legislation-and-guidance/managing-change-in-the-
historic-environment-guidance-notes/. Technical advice is available through our 
Technical Conservation website at www.engineshed.org. 
 
Please contact us if you have any questions about this response.  The officer managing 
this case is Nicola Hall who can be contacted by phone on 0131 668 8919 or by email on 
nicola.hall@hes.scot 
 
Yours faithfully 
 
 
 
 
Historic Environment Scotland  
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To find out more about connecting your  

property to the water and waste water supply visit: 

www.scottishwater.co.uk/business/connections 

 
Tuesday, 25 August 2020 
  
 
Local Planner 
Planning and Development 
Perth and Kinross Council 
Perth 
PH1 5GD 
 
 
 
 
 
Dear Customer 

 

Former Water Reservoir, Blairgowrie Road, Dunkeld, PH8 0EP 
Asset Impact Assessment  
 
Our Reference: DSCAS-0019998-S7Q 
Your Planning Reference: 20/00952/FLL 

Proposal: Erection of a dwelling house and change of use of former reservoir 
building to form ancillary accommodation 
 
Thank you for allowing Scottish Water to review and comment on proposed the above 
proposed site. I have assessed the site and I attach with this letter a copy of our records 
showing relevant infrastructure.  
 
Abandoned infrastructure on site: 
 
Plans entail the conversion of abandoned Scottish Water infrastructure within site to ancillary 
accommodation. If any infrastructure requires to be removed to allow the works to proceed 
the applicant should raise an Asset Impact Case through our customer portal so that the 
proposal can be reviewed by Scottish Water. 
 
Live Water Infrastructure: 
 
Scottish Water Records indicate that there are live 100mm ductile iron water mains running 
within the western side of site. The necessary access distance for a water main of this size is 
2.5 metres either side of the pipe and the recommended stand-off distance is 3m to either 
side of the pipe (based on Water for Scotland, 4th edition). No building, SUDS or other 
obstruction should be located within the 2.5 metre Access Distance. The 3m stand-off 
distance is the recommended distance to minimise the risk of damage to adjacent properties 
and structures in the event of a water main failure and is calculated using WSSC1 guidelines 
and is dependent on the water pressure in the main. 
 
The Scottish Water Asset Impact Team has reviewed your proposals and has found that 
there appears to be no conflict with our existing live infrastructure.  Scottish Water is content 
for the development to proceed.  
 
Please note that Scottish Water records are indicative only and your attention is drawn to the 
disclaimer at the bottom of this letter.  It is the applicant’s responsibility to accurately locate 

                                  Development Operations 

The Bridge 

Buchanan Gate Business Park 

Cumbernauld Road 

Stepps 

Glasgow 

G33 6FB 

 

Development Operations 

Free phone  Number - 0800 389 0379 

E-Mail - developmentoperations@scottishwater.co.uk 
www.scottishwater.co.uk 
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To find out more about connecting your  

property to the water and waste water supply visit: 

www.scottishwater.co.uk/business/connections 

the position of the pipe on site to ensure that it is not damaged during these works. All due 
care must be taken when working in the vicinity of Scottish Water assets, you should seek 
our support accordingly prior to any excavation works. 

 
 
Please get in touch if you have any questions on the above. 
 
Yours sincerely, 
 
 
Faye Callander 
Development Operations Asset Impact Team Advisor 
Tel: 01414830813 
developmentoperations@scottishwater.co.uk  
 
 
 
Scottish Water Disclaimer:  
 
“It is important to note that the information on any such plan provided on Scottish Water’s 
infrastructure, is for indicative purposes only and its accuracy cannot be relied upon.  When the 
exact location and the nature of the infrastructure on the plan is a material requirement then 
you should undertake an appropriate site investigation to confirm its actual position in the 
ground and to determine if it is suitable for its intended purpose.  By using the plan you agree 
that Scottish Water will not be liable for any loss, damage or costs caused by relying upon it or 
from carrying out any such site investigation." 
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Tracy McManamon

From:

Sent: 26 August 2020 11:28

To: Development Management - Generic Email Account

Subject: Fwd: Planning Application Ref 20/00952/FLL - new development at Blairgowrie Rd 

Dunkeld - Objection

please see the email below, returned because I got the address wrong. PLease acknowledge receipt. Thank you.  
W Hogg 

------ Original Message ------ 
From:  
To: DevelopmentManager@pkc.gov.uk 
Sent: Wednesday, 26 Aug, 2020 At 11:22 
Subject: Planning Application Ref 20/00952/FLL - new development at Blairgowrie Rd Dunkeld 

Dear Sirs, 

re - Objection to Planning Application Ref 20/00952/FLL - Blairgowrie Rd Dunkeld

We wish to raise an objection to the above proposal on the following grounds 

1. We are concerned about the footpath which crosses the site and is well used by local residents and visitors alike. 
If a deer fence is placed around the property as proposed will there be readily accessible gates for the public at both 
ends? Will the path be signed as a public footpath? How will walkers be protected from any animals that the present 
or future owners may choose to let loose on the property - aggressive dogs for example? Could the path be diverted 
/ rerouted outside the deer fence to allay all these concerns without substantially increasing the length of it? A 
major diversion would be a disincentive to its use. The path and adjoining woodland is currently also used frequently 
by deer - how will they move around the site? Through other neighbours' gardens, or by walking up the road 
creating an additional traffic hazard? 

2. Access drive and traffic hazard - It seems that the only technically feasible access point is the one proposed at the 
apex of the hairpin bend above the property. But this is a potentially dangerous position on the busy A923 road used 
extensively by lorries as well as local residents, visitors and tradesfolk. Logging lorries and those attending the wind 
farms nearer Blairgowrie already find this road narrow and twisty with significant danger points in a number of 
places including adjoining this site. In addition, to ensure lines of site it is proposed to fell a considerable number of 
trees, and while it is suggested that new plantings could be made for this reason and for the new house itself, is 
there any guarantee that this would happen, or that new growth over the years would not once again obscure the 
lines of vision? 

3. While we are aware that outline planning permission was granted some time ago for the redevelopment of the 
old water reservoir as a dwelling house, that has now been downgraded to "additional accommodation" of an 
unspecified nature, and the whole project with a brand new house, however attractive and ecological it may be, 
makes this application one of a totally different order from what was once envisaged. 

4. We are informed that while the existing building no longer serves as a water reservoir, the Water Board still have 
an interest in water pipes running across the property. While we do not know how exactly these are important, it is 
surely vital to ensure that these are not interfered with or threatened in any way by the proposed development.  

For all the above reasons we hope that this application will not be approved without substantial and strictly 
enforceable conditions being attached to it. 

Please acknowledge receipt of this letter. Thank you. 
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Your sincerely 

Revs William and Ann Hogg 
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Tracy McManamon

From: Foster, Martin 

Sent: 27 August 2020 14:10

To: Development Management - Generic Email Account

Cc: Julie Nisbet

Subject: RE: Planning application 20/00952/FLL

Dear Sirs, 
I hope you have taken into consideration my previous comments regarding Planning application 20/00952/FLL. 
I would like to submit an objection with regards to the proposed new development of a Green field site.  
Consent was previously granted for the development of the old water reservoir and we feel that the development 
does not require the further development of the adjoining green field site. 

Regards Martin and Julie Foster 

Hillcrest, Spoutwell, Dunkeld, PH8 0AZ. 

From: Development Management - Generic Email Account <DevelopmentManagement@pkc.gov.uk>  
Sent: 27 August 2020 11:21 
To:  
Subject: Automatic reply: Planning application 20/00952/FLL 

Thank you for contacting Development Management. 

Please note - if you are submitting a comment on a planning application we require details of your FULL 
postal address.  

Only one auto-reply will be sent to each sender so any subsequent emails will not receive a message.

Regards

Planning & Development Support Team

The information in this email is solely for the intended recipients.  

If you are not an intended recipient, you must not disclose, copy, or distribute its contents or use them in any way: 
please advise the sender immediately and delete this email.  

Perth & Kinross Council does not warrant that this email or any attachments are virus-free and does not accept any 
liability for any loss or damage resulting from any virus infection. Perth & Kinross Council may monitor or examine 
any emails received by its email system.  

The information contained in this email may not be the views of Perth & Kinross Council. It is possible for email to be 
falsified and the sender cannot be held responsible for the integrity of the information contained in it.  

General enquiries to Perth & Kinross Council should be made to enquiries@pkc.gov.uk or 01738 475000.  

DISCLAIMER: This e-mail is confidential and intended solely for the use of the individual to whom it is addressed. Any 
views or opinions presented are solely those of the author and do not necessarily represent those of the company. If 
you have received this message in error, please notify us and remove it from your system. Agrovista UK Ltd, 

ADDITIONAL COMMENTS (FOSTER)
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Rutherford House, Nottingham Science & Technology Park, University Boulevard, Nottingham, NG7 2PZ - Company 
No. 03525529  
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Tracy McManamon

From: Foster, Martin 

Sent: 27 August 2020 11:21

To: Development Management - Generic Email Account

Cc: Julie Nisbet

Subject: FW: Planning application 20/00952/FLL

From: Foster, Martin  
Sent: 27 August 2020 11:19 
To: developmentmanagement@pkc.gov 
Cc: Julie Nisbet  
Subject: Planning application 20/00952/FLL 

Dear Sirs,  
I am writing to express my concerns regarding planning application 20/00952/FLL. 

 Firstly I see that a new application has been submitted for a new development when the consent was 
previously granted for the existing redundant water reservoir building. We in principle are not against the 
redevelopment of the old building but have seen that the new application is for a further change of use. 

 The proposed site has a permissive right of way through it which is used by many locals and visitors to 
access the village and the surrounding countryside and any change of access will discourage its use and 
endanger pedestrians and cyclists if they have to use the road as an alternative.  

 The proposed development is to be located on an elevated position which will involve a considerable 
amount of clearance of the existing woodland making the site highly visible from the surrounding 
countryside. 

 The proposed access to the development is a concern off the Blairgowrie Road. The S bends are dangerous 
for road users and the road is used  by large commercial and logging waggons which put existing road users 
at risk without another dangerous access point located on a downhill blind section of the road. This access 
would put all road users in danger as well as people accessing the development. 

I hope you will consider my comments on this proposed application and would like notification of receipt of 
these comments. 

Regards Martin & Julie Foster. 

Spoutwell, Dunkeld, PH8 0AZ. 

DISCLAIMER: This e-mail is confidential and intended solely for the use of the individual to whom it is addressed. Any 
views or opinions presented are solely those of the author and do not necessarily represent those of the company. If 
you have received this message in error, please notify us and remove it from your system. Agrovista UK Ltd, 
Rutherford House, Nottingham Science & Technology Park, University Boulevard, Nottingham, NG7 2PZ - Company 
No. 03525529  

Additional Comments (Foster)
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Tracy McManamon

From: Maureen Hay <

Sent: 27 August 2020 14:56

To: Development Management - Generic Email Account

Subject: With regard to planning application 20/00952/FLL   

With regard to planning application 20/00952/FLL  
I am concerned that the well used footpath running through the proposed site which I use to exercise my self and 
my dog most days will exclude us. 
Will the footpath be rerouted around the site?  
I am over 70 Years old so a solid path is best for me. 

Regards 
Maureen Hay (Mrs) 

 
 

 

Sent from Mail for Windows 10 
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To:  Andrew Baxter, Planning Officer 

From: Sophie Nicol, Historic Environment Manager 

Tel: 01738 477027 

Email: Sophie.Nicol@pkht.org.uk 

Date: 27th August 2020 
 

  

 
20/00952/FLL | Erection of a dwellinghouse and change of use of former reservoir 
building to form ancillary accommodation | Former Water Reservoir Blairgowrie Road 
Dunkeld 
 

Thank you for consulting PKHT on the above application. The proposed development site is 
considered to be archaeologically sensitive as it is partially located within Battle of Dunkeld 
Historic Battlefield Inventory (BTL32) and also includes a historic water treatment building, 
which dates from the late 19th century as depicted on the 2nd Edition Ordnance Survey map. 
 
PKHT believes that wherever possible historic buildings should be retained and re-used in order 
to preserve the character of the local rural landscape. As noted in Scottish Planning Policy 
(paragraph 137) sensitive re-development that protects the special characteristics of historic 
buildings can positively contribute to a sense of place. This is reflected in the Local 
Development Plan policies relating to Placemaking and Housing in the Countryside. The 
proposed development is concerned with the redevelopment of a historic utility building into 
accommodation, as such we believe that a historic building survey (as per ALGAO guidance) be 
undertaken prior to development to record it as per original function.  

 
With regards to the battlefield the proposed new house appears to be positioned mostly outside 
of the inventory area. As background, the battle of Dunkeld was predominantly urban based in 
and around the Cathedral and occurred after the Jacobite victory at Killiecrankie in 1689. The 
Government troops who were holding garrison at Dunkeld managed to maintain control and the 
Jacobite troops retreated, although the town was burnt to the ground as a result. Having 
considered the location of the proposed new building, the battlefield key areas as outlined in 
Historic Environment Scotland’s Summary for Battle of Dunkeld plus the impact of recent 
historical use of the site as a water reservoir with associated water pipes etc. we don’t believe 
the current application warrants any further archaeological mitigation at this time. Should the 
design change we would appreciate being re-consulted.  

 
Therefore, we recommend that should this application be approved a negative suspensive 
condition for standing building recording should be attached to consent to ensure a permanent 
record is made prior to change of use and modification of the water reservoir building.  

 
Recommendation: 
In line with Scottish Planning Policy historic environment section (paragraphs 135-137 and 150), 
it is recommended that the following condition for historic building survey be attached to 
consent, if granted: 
 
HE26 Development shall not commence until the developer has secured an archaeological 
standing building survey, to be carried out by an independent and suitable qualified 
archaeological organisation.  The scope of the archaeological standing building survey will be 
set by Perth and Kinross Heritage Trust on behalf of the Council as Planning Authority.  The 
name of archaeological organisation retained by the developer shall be given to the Planning 
Authority and Perth and Kinross Heritage Trust in writing not less than fourteen days before the 
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commencement date provided in the Notice of Initiation of Development.  Copies of the resulting 
survey shall be deposited in the National Monuments Records for Scotland and in the Perth and 
Kinross Historic Environment Record upon completion of the survey. 

 
Notes:  
 

1. Should consent be given, it is important that the developer, or his agent, contact me 
as soon as possible. I can then explain the procedure of works required and, if 
necessary, prepare for them written Terms of Reference. 

 
2. This advice is based on information held on the Perth and Kinross Historic Environment 

Record. This database of archaeological sites and historic buildings is regularly updated. 
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Tracy McManamon

From: Wattie and Di Barbour <

Sent: 28 August 2020 13:39

To: Development Management - Generic Email Account

Subject: Planning Application 20/00952/FLL

Dear Sirs

I wish to comment on the above noted application as an interested local resident, regular user of the 
A923 and occasional user of the public footpath which currently passes through the site connection the 
Spoutwells area with the Blairgowrie Road and the woodland walks beyond.

1. Can we be assured, please, that the public path will remain open at all times and that 
unrestricted, safe access for the public is maintained during and post the development 
period?  Ideally this should not be hampered by gates through a deer fence.

2. I have concerns over the safety of the access from the site onto the public road both during and 
post the development phase.  I believe this is contrary to Perth & Kinross Local Development 
Plan 2019 Policy 60.

3. I believe this application does not satisfy Policy 19 of the Council’s Local Development Plan 
dealing with Housing in the Countryside, nor is it in accordance with the Council’s Housing in 
the Countryside Guidance.

Thank you.

Wattie Barbour
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Comments for Planning Application 20/00952/FLL

 

Application Summary

Application Number: 20/00952/FLL

Address: Former Water Reservoir Blairgowrie Road Dunkeld

Proposal: Erection of a dwellinghouse and change of use of former reservoir building to form

ancillary accommodation

Case Officer: Andrew Baxter

 

Customer Details

Name: Ms Louise Hinchliffe

Address: 

 

Comment Details

Commenter Type: Member of Public

Stance: Customer made comments in support of the Planning Application

Comment Reasons:

  - Enhances Character of Area

  - Results in Environmental Improvements

  - Supports Economic Development

Comment:We would like to support the above application for development because:

 

1) The proposed development is utilising a particularly challenging piece of land which has already

received planning permission. The updated application has improved on the original application

improving the outlook of the property and use of the plot. The new proposal is an incredibly

sensitive piece of architecture ensuring a "light touch" with a minimal impact on the surrounding

area.

2) The dwelling is sustainable and low energy.

3) The proposed retention of trees and new planting will ensure that the dwelling will blend into the

existing setting ensuring privacy to surrounding properties whilst adding to the biodiversity of the

site.

 

Having moved to the recently moved to the village after searching for a property for a number of

years it is clear that Dunkeld is an incredibly sought-after location. Undeniably there is a shortage

of properties coming to market, to ensure the future vibrancy within the village we think it is

important to support the development of well thought out eco projects which enhance the local

area.

 

Your sincerely
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Louise Hinchliffe and Sarah Dickinson

392



Objection to planning application 20/00952/FLL. Erection of a dwellinghouse and change of use of 

former reservoir building to form ancillary accommodation, Blairgowrie Road, Dunkeld. 

Dear Sirs, 

We write to you on the above subject and object to the application on the following basis: 

Introduction: 

This is the third of three applications relating to the abandoned Victorian {late 1800s} water tank and 

works on Blairgowrie Road. There is currently a live application {16/01594/FLL} for the same site 

where work has begun on removing trees and the site has been treated with a powerful herbicide to 

clear bracken from the footprint area and adjacent to the stream {see images below}. It is not known 

if the banned Glyphosate was used to burn off the bracken. 

PKC have confirmed in writing that no permission has been sought or given for this work to 

commence. It is understood that this is a breach of planning in itself. 

Application of PAN 33 Land Contamination regime: 

It is noted that the PKC’s Land Quality Officer has identified that there is a risk that the site is 

contaminated given both its previous use since the late 1800’s and the nature of the industrial 

operation. The current live application 16/01594/FLL has a four part suspensive condition included 

from the Land Quality Officer which requires a phase two intrusive study to establish the risk 

involved with remedial action if contamination is found. 

Given this legal requirement, it is requested that the PAN 33 regime is included in the new 

application 20/00952/FLL as a prerequisite to protect the public as the application covers the same 

area. 

It should be noted that it is a legal requirement that the PAN 33 regime and land contamination risk 

assessment should be completed before works are initiated. 

Finally, the on line planning system shows that consultations were held on Wednesday 12th.August 

2020 with both SNH and PKC’s as quoted “Environmental Health {Contaminated Land}”. However, 

both consultations have not been uploaded to the documents section of the public planning portal. 
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Given that PKS’s Land Quality Officer has instigated a PAN 33 regime because of concerns on land 

contamination, it would appear essential that the consultations and outcome are made available to 

the public. It is requested that these consultations are uploaded and made available. 

Breach of planning, erosion and AECOM flooding study: It is requested that the breach of planning 

with regard to the live application is addressed by PKC before any other measures are taken given 

the potential effect soil erosion. This is highlighted because the steep embankment at the roadside 

already shows signs of erosion with large boulders having come down the hill which are lodged 

against trees as far down as the stream.

Coupled with this, the stream is a known problem related to flooding in Atholl Gardens, Dunkeld and 

also down Blairgowrie Road. PKC recently engaged the consulting firm AECOM to assess the known 

high risk of flooding in Dunkeld in early 2020 and gradients, flows, etc. were modelled. This report 

has not been made public as far as is known to date. Comments by AECOM and PKC have highlighted 

that these streams are already heavily silted and siltration traps may be required if any work goes 

ahead. Application 16/01594/FLL also drew comments form PKC’s flood engineers who objected in 

an initial discussion because of flood risk. 

It is requested that the AECOM report is release on the public planning portal and that the 

application is not approved until the public in Dunkeld have had site of this document. 

Road safety and fatality: The boundary road at this site is to say the least very challenging 

particularly with the high volume of timber lorries and farm traffic. Regrettably and very sadly, there 

was fatal car accident on this very site adjacent to the boundary in 2015.

Scottish Water-Asset Impact Assessment: It is noted that the burning off of the bracken with a 

herbicide has exposed many of the redundant and live assests in the undergrowth and various 

structures can now be seen in the area described which were not obvious before. It is not known if 

these are sensitive to the application or if they perform some function – see Scottish Water 

schematic below.
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Meanwhile, we believe the original proposed conversion of the water tank {16/01594/FLL} was a 

very attractive proposition which blended in well with the site. It is also noted PKC’s flood engineers 

were also happy with this approach after some amendments. 

We would therefore strongly support the approach of application 16/01594/FLL but object to the 

new application 20/00952/FLL. 

Many thanks, 

Kind reagrds, 

Dr. J.M. Wigzell 

 

. 

395



396



1

Tracy McManamon

From: Mulholland <

Sent: 29 August 2020 11:52

To: Development Management - Generic Email Account

Subject: Ref 20/00952/FLL

Sent from my iPad 
We would like to express these concerns around the above planning application. 

Will constitute a greenfield development and set a precedent for others.Amount of tree clearing,particularly on 
proposed entry. 
Impact on road safety.We live on this road and know how dangerous it is. 
Large container lorries and other vehicles regularly speed up and down this road. 
There is also a hugely increased volume of traffic. 
We regularly hear sirens attending accidents. 
The access is situated on the crown of a hairpin bend which vehicles,particularly large ones regularly straddle. 

Yours faithfully 

Tom &Carol Mulholland 
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Tracy McManamon

From:

Sent: 31 August 2020 19:02

To: Development Management - Generic Email Account

Subject: Planning Application 20/00952/FLL

Attachments: objection.odt; Objection to planning application 20.docx

Dear Sirs,  

Objection to planning application 20/00952/FLL

We enclose two documents: 

1.    Objections brought to our attention by a planning consultant.  The matters raised are very pertinent to 
this application and need to be fully addressed. 

2.    Objections of particular concern to us as adjoining owners.    

Could you please confirm receipt? 

Yours faithfully, 

Michael & Brigit Anderson 
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Objection to planning application 20/00952/FLL 

As adjoining owners our concern is that this application affects two 
buildings rather than one.

We understand that the original planning consent of 2010 was granted 
under section 5 of Housing in the Countryside Guidance, whereby suitable 
non-domestic buildings could be converted to residential accommodation. 
The former reservoir building fell into this category, hence the permission 
for conversion to domestic use. Without its existence there would have 
been no development on this woodland site. 

The present application is for a new dwellinghouse to be built well away 
from the former reservoir, possibly on greenfield land. It is also proposed 
that there will be ‘change of use of former reservoir building to form 
ancillary accommodation,’ a phrase open to wide interpretation. 

We are strongly opposed to two buildings on this site being included in the 
development. Initial permission was given specifically for conversion of 
one, the former reservoir.  To include that substantial building (a 3 
bedroom house under the current consent) as an annexe to the new 
dwelling, particularly if used for additional domestic accommodation, 
could doubly impact us as regards noise and privacy.   

We appreciate that the applicants have no plans for such usage, but this 
and other uses would always be possible in the future. We therefore 
request that the clause ‘change of use of additional of former reservoir 
building to form ancillary accommodation’ be removed or amended to 
ensure that the development is restricted to one building only.  

We sold the plot with planning consent for one dwelling and in our opinion 
this is how it should remain. 

Michael & Brigit Anderson 
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Objection to planning application 20/00952/FLL 

Erection of a dwellinghouse and change of use of former reservoir building to 
form ancillary accommodation, Blairgowrie Road, Dunkeld. 

Introduction 

This objection is with regard to the above application for the erection of a 
dwellinghouse and change of use of former reservoir building to form ancillary 
accommodation submitted to Perth and Kinross Council. 

There is a current live consent on the same site under 16/01594/FLL for a change of 
use and alterations to the former reservoir building to form a dwellinghouse. This 
consent expires on the 27th October 2020. 

The current application differs from the previous consent in that the main 
dwellinghouse involves development on greenfield land and does not involve the 
change of use and/or alteration of the former reservoir building to form the main 
dwellinghouse.   

Principle of development 

The previous consent would have been assessed under the Housing in the 
Countryside Guidance where under section 5 - Conversion or Replacement of 
Redundant Non Domestic Buildings :- 

“Consent will be granted for the conversion of redundant non-domestic buildings to 
form houses and may be granted for the extension or replacement of such buildings, 
provided the following criteria are met: a) The building is of traditional form and 
construction, is otherwise of architectural merit, makes a positive contribution to the 
landscape or contributes to local character”. 

Our main objection is on the principle of the proposal in that it does not satisfy the 
adopted local development plan Housing in the Countryside Policy 19 and the 
Council’s Housing in the Countryside Guidance (HITC) and in particular it is not in 
accordance with section 5 of this policy guidance. The previous consent was found 
to be acceptable in principle as it involved the change of use and alteration of an 
existing traditionally constructed building in accordance with section 5 of the 
guidance. This proposal does not and proposes a greenfield site for the new 
dwellinghouse. 
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This proposal does not satisfy section 5 of the guidance or any of the criteria of the 
HITC 2020 guidance which would allow a new dwellinghouse in the countryside 
namely:- 

(1) building groups;  

(2) infill sites; 

 (3) new houses in the open countryside on defined categories of sites as set 
out in Section 3 of the Supplementary Guidance, 3.1 existing gardens, 3.2 
houses in areas of flood risk, 3.3 economic activity, 3.4 houses for local 
people who are currently inadequately housed, 3.5 houses for sustainable 
living.  

(4) renovation or replacement of houses;  

 (6) development on rural brownfield land. 

Impact on Landscape Character and Biodiversity 

The proposed new dwellinghouse will constitute greenfield development within the 
National Scenic Area and impact adversely on the existing character of the site and 
it’s surrounding area. There will be a detrimental impact on the existing wooded 
character and appearance of the land as a result of the proposed modern-styled 
dwellinghouse, with the loss of trees and habitat and formation of areas of 
hardstanding to access the property. 

Impact on Road Safety 

The access to the proposed development is similar to that which was previously 
consented. The access is situated on the crown of a hairpin bend, outwith the 30 
mph limit for the village. Whilst this arrangement was deemed acceptable in the 
previous consent it is stressed here that the proposed access is not satisfactory in 
road safety terms. This problem is apparent and demonstrated by the scale of the 
visibility splays required to achieve safe egress. The amount of tree clearing and loss 
of habitat is excessive to achieve the required road standard visibility and will have a 
detrimental impact on the wooded appearance and character of this area within the 
National Scenic Area.    
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Summary of Objection 

i)The application is not acceptable in principle being contrary to the Perth and 
Kinross Local Development Plan 2019 Housing in the Countryside Policy 19 and the 
Council’s Housing in the Countryside Supplementary Guidance 2020. 

ii)The proposed development will have a detrimental impact on the appearance and 
landscape character of this wooded area within the National Scenic Area as a result 
of site clearance to accommodate the development and achieve access visibility, 
contrary to Policy 38B National Designations and Policy 39 Landscape of Perth and 
Kinross Local Development Plan 2019. 

iii) The proposal will involve a significant amount of tree and vegetation clearance 
resulting in a loss of habitat contrary to Perth and Kinross Local Development Plan 
2019 Policy 41 Biodiversity. 

iv) The proposed access is unsatisfactory in terms of road safety, contrary to Perth 
and Kinross Local Development Plan 2019 Policy 60 Transport Standards & 
Accessibility Requirements. 
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Comments for Planning Application 20/00952/FLL

 

Application Summary

Application Number: 20/00952/FLL

Address: Former Water Reservoir Blairgowrie Road Dunkeld

Proposal: Erection of a dwellinghouse and change of use of former reservoir building to form

ancillary accommodation

Case Officer: Andrew Baxter

 

Customer Details

Name: Miss Sophie Cade

Address: 

 

Comment Details

Commenter Type: Member of Public

Stance: Customer made comments in support of the Planning Application

Comment Reasons:

Comment:I am writing in support of the above planning application; I believe it will be a positive

development for the site and the community for the following reasons:

 

- The proposal is sympathetic to the site, sustainable and, well designed in order to be unobtrusive

to neighbouring sites.

 

- The planned deer fencing around the perimeter and planting of native trees will help to increase

biodiversity on the site, which up until now has been over run with bracken and, with deer

constantly moving through it, saplings and any other emerging vegetation have been grazed away.

 

 

- Allowances for the informal route passing through the bottom of the site, which is not a public

right of way, could be made as part of the development and indeed, there are a variety of other

paths and access routes in the area and other dog walking spaces.

 

- As a resident in this community I feel very strongly that, while we have no shortage of woodland,

footpaths and green space - we are extremely lucky to be surrounded by it - we do have a

shortage of available housing for families. This development is taking a piece of land, currently

used as a cut through for mountain bikers and (dog) walkers, and building a much needed family

home on it in a responsible and sensitive way. Developments of this nature should be encouraged

and are needed to allow the families in our community, that are facing the uncertainty and financial

instability of renting homes, to settle here so that our community can continue to thrive into the

future.
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Comments for Planning Application 20/00952/FLL

 

Application Summary

Application Number: 20/00952/FLL

Address: Former Water Reservoir Blairgowrie Road Dunkeld

Proposal: Erection of a dwellinghouse and change of use of former reservoir building to form

ancillary accommodation

Case Officer: Andrew Baxter

 

Customer Details

Name: Mrs Lynne Campbell

Address: 

 

Comment Details

Commenter Type: Member of Public

Stance: Customer made comments in support of the Planning Application

Comment Reasons:

  - Enhances Character of Area

  - Results in Environmental Improvements

  - Supports Economic Development

Comment:Supportive of this planning application for following reasons:

 

1. The design clearly demonstrates the applicants commitment to retaining the natural beauty of

the surrounding woodland - one storey, green roof, use of natural materials, etc. The resulting

house will be complimentary to it's environment, with plans to enhance the site.

2. The design also supports the environmental and green ethos of the village.

3. The application includes plans to manage and maintain the woodland which currently is

showing signs of significant die back. This can only help the local area and will protect what is

important for the village in the future.

4. It's a valuable opportunity to help increase the availability of housing for people who want to live

and work in our village, contributing to the local community and economy, whilst improving an

overgrown, untended piece of land within the existing footprint of the village.
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Comments for Planning Application 20/00952/FLL

 

Application Summary

Application Number: 20/00952/FLL

Address: Former Water Reservoir Blairgowrie Road Dunkeld

Proposal: Erection of a dwellinghouse and change of use of former reservoir building to form

ancillary accommodation

Case Officer: Andrew Baxter

 

Customer Details

Name: Mr Peter Flood

Address:  

 

Comment Details

Commenter Type: Member of Public

Stance: Customer made comments in support of the Planning Application

Comment Reasons:

  - Adverse Effect on Visual Amenity

  - Enhances Character of Area

  - Results in Environmental Improvements

  - Supports Economic Development

Comment:The house would add to the environment because of the design and construction

materials which are sympathetic to the woodlands and surrounding landscape, with an explicit

commitment to ecological functionality . The elevation of the building would not block the view of

the neighbours given its position and, given the design features ,enhance any view of the property

that any other property may have.
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Comments for Planning Application 20/00952/FLL

 

Application Summary

Application Number: 20/00952/FLL

Address: Former Water Reservoir Blairgowrie Road Dunkeld

Proposal: Erection of a dwellinghouse and change of use of former reservoir building to form

ancillary accommodation

Case Officer: Andrew Baxter

 

Customer Details

Name: Mr Joel Jameson

Address: 

 

Comment Details

Commenter Type: Neighbour

Stance: Customer made comments in support of the Planning Application

Comment Reasons:

  - Enhances Character of Area

Comment:Dear Andrew Baxter,

 

In regard to the planning application reference 20/00952/FLL I would like to note my support to this

proposal.

 

Having viewed the planning application documents, I believe the proposed development would

enhance the local area and provide much needed family housing in an area where it is becoming

increasingly difficult for families with young children to purchase property.

 

I believe the proposal would enhance the local area for the following reasons:

 

1. The proposed building is a sensitively designed building that will complement the surrounding

landscape while also being a beautiful family home that is low impact and sustainable.

 

2. The proposed deer fencing will allow an ecologically depleted and challenged area of

unmanaged native woodland to recover and begin to restore itself. There are currently no young

trees in this woodland due to the over grazing of the deer and this proposal will allow the young

saplings a chance to grow and the woodland to begin to sustain itself.

 

3. The recovering and sensitively managed area of native woodland should then increase the

biodiversity of this area. Therefore, providing an opportunity for numerous endangered species of

native wild flowers, insects and animals such as red squirrels, pine martens and hedgehogs to

flourish. The surrounding area is largely overly managed gardens, plantation woodland or native
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woodland stripped bare by marauding deer; all habitats that are not conducive to supporting an

increase in biodiversity.

 

4. The development of this family home will allow a family with young children to put down roots in

the village. It is increasingly difficult for families with young children to buy properties in the local

area and the vibrancy, diversity and resilience of the local community relies on young families

being able to live and work in the area. If the area becomes too full of second homes and holiday

homes, then the local community will suffer.

 

5. I would also like to highlight that I am a local resident and despite my use of the footpath

through this property on family walks I would not object to the footpath being closed to the public

as the one thing this area certainly does not lack is a wealth of local woodland walks.

 

In summary I support this proposal.

 

Yours sincerely

 

Joel Jameson
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Tracy McManamon

From:

Sent: 31 August 2020 23:33

To: Development Management - Generic Email Account

Subject: FW: Planning Application Ref 20/00952/FLL

Expires: 27 February 2021 00:00

From:   
Sent: 31 August 2020 23:27 
To: 'DevelopmentManagement@pkc.gov.uk' <DevelopmentManagement@pkc.gov.uk> 
Subject: Planning Application Ref 20/00952/FLL 

Dear Sirs 

We wish to raise the following objections in respect of the above planning application:- 

 The current planning consent relating to the change of use of the former reservoir building does not bear 
any relation to the present proposal which involves development on greenfield land which contains a huge 
diversity of trees, plant and wildlife. 

 The proposal effectively means building a house out with the local development plan in a national scenic 
area. 

 The access, on a dangerous bend, seems to not only involve the destruction of an excessive number of 
trees  but we feel is very dangerous due to the high volume of traffic on the road inc hgv lorries, cyclists and 
caravans.   No doubt the effect of refuse lorries etc negotiating the access will also be taken into 
consideration when a planning decision is made.   

 The site contains a huge diversity of wildlife including Red Squirrels, Buzzards, Great Spotted Woodpeckers, 
Fallow Deer, Newts, Bats, Tawny Owls and even Red Kites have been spotted in the trees. 

 There is no mention of lighting.  Will the path have lighting along its length ?.  If so, this will have a 
detrimental affect on the wildlife population and hopefully this will be taken into consideration. 

 A major concern to the locals who live in Dunkeld is the threat to the path which connects Spoutwells to the 
Blairgowrie Road and all the walks through Atholl Estates and beyond.    The path meets all the conditions of 
a Public Right of Way ie. It joins two public places.  It follows a defined route. It has been used openly by the 
public as a matter of right.  It has been in continuous use for over 20 years.   

We trust that the planning authorities will take cognisance of the above when reaching their decision and I would be 
obliged if you could acknowledge receipt of this email. 

Robert and Caroline Lindsay  
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Comments for Planning Application 20/00952/FLL

 

Application Summary

Application Number: 20/00952/FLL

Address: Former Water Reservoir Blairgowrie Road Dunkeld

Proposal: Erection of a dwellinghouse and change of use of former reservoir building to form

ancillary accommodation

Case Officer: Andrew Baxter

 

Customer Details

Name: Mr Robert Lindsay

Address: 

 

Comment Details

Commenter Type: Member of Public

Stance: Customer objects to the Planning Application

Comment Reasons:

  - Contrary to Development Plan Policy

  - Inappropriate Land Use

  - Light Pollution

  - Loss Of Trees

  - Road Safety Concerns

Comment:Please see email for full details.
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Comments for Planning Application 20/00952/FLL

 

Application Summary

Application Number: 20/00952/FLL

Address: Former Water Reservoir Blairgowrie Road Dunkeld

Proposal: Erection of a dwellinghouse and change of use of former reservoir building to form

ancillary accommodation

Case Officer: Andrew Baxter

 

Customer Details

Name: Mr Thomas Woodstone

Address: 

 

Comment Details

Commenter Type: Member of Public

Stance: Customer made comments in support of the Planning Application

Comment Reasons:

  - Enhances Character of Area

  - Results in Environmental Improvements

  - Supports Economic Development

Comment:I think this is a fantastic looking project, that is clearly designed to be sustainable;

ingeniously sits within a piece of land that would otherwise be hard develop; and is sympathetic to

its natural surroundings whilst being able to be a piece of contemporary architecture. Indeed, it is

just the kind of property we should be encouraging to be designed and built within the Dunkeld

area, to futureproof our community and diversify the property portfolio.

 

From reading through some of the small amount of objections, there is some concern regarding

the informal route that cuts through the base of the site, which I do use myself. There are of

course numerous other paths in the area, including a path that bypasses Spoutwells via the golf

course to access the same area of land. However, assuming the garden area of the build impacts

upon this informal path, I feel that if necessary this could easily be mitigated by bypassing the site

at it's eastern fringe on adjoining land, accessing the legal footpath at grid reference 027432. Both

the existing informal route, and this potential mitigation, involve crossing the A923, and would

have similar safety concerns.

 

Speaking from experience, Dunkeld and it's surrounds are well known to be highly desirable and

therefore a difficult area to purchase or build a home. A home designed for a family, as the plans

clearly show this to be, is an asset to this community, that will help to support the local economy

and the school, as well as the many community based groups and projects, for which this

community is proud of and well known for, into the future.
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I wholeheartedly support this application, and look forward to seeing it completed.
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Comments to the Development Quality Manager on a Planning Application 

Planning 
Application ref. 

 

20/00952/FLL 
Comments 
provided by 

Joanna Dick 
Tree and Biodiversity Officer 

Service/Section  
Strategy and Policy 
 

Contact 
Details 

Email biodiversity@pkc.gov.uk 

Description of 
Proposal 

Erection of a dwellinghouse and change of use of former reservoir building to 
form ancillary accommodation.  

Address  of site Former Water Reservoir, Blairgowrie Road, Dunkeld, PH8 0EP.  

Comments on the 
proposal 
 
 
 
 

Policy 40: Forestry, Woodland and Trees 
The Council will apply the principles of the Scottish Government Policy on 
Control of Woodland Removal and there will be a presumption in favour of 
protecting woodland resources. Where the loss of woodland is unavoidable, 
mitigation measures in the form of compensatory planting will be required.  
 
The submitted Tree Survey Report states that to allow this proposed 
development to proceed, felling of 0.24ha of woodland including 73 
individually surveyed trees is required. The woodland is listed on the Ancient 
Woodland Inventory (Rotmell Wood). Although not legally protected, Ancient 
Woodland Inventory sites are important and irreplaceable habitat and the 
Tayside Local Biodiversity Action Plan seeks to enhance, restore and extend 
coverage of ancient woodland.  
 
Although the submitted Tree Survey Report states the woodland is not, our 
records show that the woodland is listed on the Native Woodland Survey of 
Scotland as upland birchwood. Upland birchwoods is a UK Biodiversity Action 
Plan priority habitat and should be protected.  
 
I undertook a site visit on 28th August 2020, and it is clear this woodland is of 
considerable biodiversity value due to the presence of native species, fallen 
and standing deadwood supporting a range of fungi, an open structure of 
woodland with varied ground flora, rock piles with interesting moss and 
lichen assemblages and signs of natural regeneration of trees. A well-used 
path and bench are also present, and it is clearly enjoyed by walkers.  
 
There is a strong presumption against the removal of ancient semi-natural 
woodland in the Scottish Government Policy on Control of Woodland 
Removal unless removal of woodland would achieve significant and clearly 
defined additional pubic benefits. I cannot support this proposal as removing 
this area of ancient woodland to create one dwellinghouse does not fulfil the 
requirements of Policy 40.  
 
Policy 41: Biodiversity 
The Council will seek to protect and enhance all wildlife and habitats, 
whether formally designated or not, considering natural processes in the 
area. Planning permission will not be granted for development likely to have 
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an adverse effect on protected species unless clear evidence can be provided 
that the ecological impacts can be satisfactorily mitigated.  
 
No ecological survey of the proposed development area or assessment of the 
likely effects from this development on habitats and species was submitted 
alongside this application. Policy 41 states that a detailed survey undertaken 
by a suitably qualified specialist should be submitted where one or more 
protected or priority species is known or suspected. There are records of red 
squirrel in the area and this should have ensured that ecological survey was 
submitted.  
 
European Protected Species  

Bats 
During the site visit I noted that the stone building with slate roof has 
features that could be used by bats. The buildings position in woodland and 
next to a watercourse means a bat survey undertaken by a qualified ecologist 
is required to determine the actual or potential presence of bats in line with 
the PKC Bat Survey Guidance 2018. No assessment of the impact of this 
development on bats was submitted.  
 
Nationally Protected Species  
Red Squirrel 
During the site visit, I observed one red squirrel feeding in the woodland. Red 
squirrel is on the Scottish Biodiversity List, highlighted by Scottish Ministers 
to be of highest priority for biodiversity conservation in Scotland. No 
assessment of the impact of this development on red squirrel was submitted. 
 
PKC Local Development Plan Policy 41 requires evidence to be submitted to 
demonstrate the ecological impacts can be satisfactorily mitigated and 
demonstrate all adverse effects have been avoided where possible. Due to a 
lack of sufficient ecological survey and impact assessment on European and 
UK protected species and wider biodiversity, I cannot support this proposal 
as it does not fulfil Policy 41.  
 
I object to this proposal because it is detrimental to the protection and 
enhancement of native ancient woodland and biodiversity.  
 

Recommended 
planning 
condition(s) 
 

 
 

Recommended 
informative(s) for 
applicant 
 

 

Date comments 
returned 

1 September 2020 
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01/09/2020 

By email: developmentmanagement@pkc.gov.uk  

 

Dear Andrew Baxter, 

 

Re: 20/00952/FLL | Erection of a dwellinghouse and change of use of former reservoir building to 
form ancillary accommodation | Former Water Reservoir Blairgowrie Road Dunkeld 

 

With respect to the above noted detailed planning application (20/00952/FLL) I would like to register 
my SUPPORT. The applicants have young children and are active and well known in the local 
community, indeed Dunkeld is a place they have set their vision on for bringing up their family. 
Furthermore, I would like to add the following, which I believe are important considerations which 
further add to the support of this application: 

 

 The land in question was sold to the applicant with planning in principle and presumably 
therefore there is a presumption in favour of development; 
 

 The proposed development considers sustainability at its heart with the proposal of not only 
an eco-house (green roofed building in keeping with the landscape and an air sourced heat 
pump), which would aid tree and soil retention, but also habitat management to improve 
the flora and fauna within it; 
 

 An extensive tree survey was completed which put forward deer fencing and compensatory 
woodland planting as part of the proposal. Furthermore, the report noted few trees of ‘high 
quality’ are actually within the application site. Within Dunkeld and Birnam there is a 
recognized deer over population issue, which is not only restricted to the application site 
and is being managed on a more strategic level. Deer fencing will therefore help improve the 
habitat of the application site through prevention of browsing of young trees; 
 

 To my knowledge there is no designated core footpath across the application site and 
Dunkeld and Birnam has a wealth of footpaths very close by to the application site. I am a 
keen runner myself and use these paths regularly; and 
 

 I note Scottish Water is content for the development to proceed. 
 

Finally, I would like to point out that Birnam and Dunkeld has a very long waiting list for housing 
particularly with regards to young families, and I believe we need to facilitate this and support this to 
keep our community diverse and to address the housing shortage. 
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Best Wishes, 

Louise Davis 

 

 

 

 

cc. Birnam and Dunkeld Community Council  
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 M e m o r      

 

 
 To   Development Quality Manager 
    
 
 

Your ref 20/00952/FLL 
 

Date 1 September 2020 

 
Housing & Environment 

a n d u m 
 

 
From  Regulatory Services Manager 
  
   
  
Our ref  LRE  
 
Tel No        
 
Pullar House, 35 Kinnoull Street, Perth PH1 5G

Consultation on an Application for Planning Permission 
PKC20/00952/FLL RE: Erection of a dwellinghouse and change of use of former reservoir 
building to form ancillary accommodation Former Water Reservoir Blairgowrie Road 
Dunkeld for Mrs Caroline Robinson 

 

I refer to your letter dated 12 August 2020 in connection with the above application and have 
the following comments to make. 
 
Environmental Health 
Recommendation  
I have no objection in principle to the application but recommend the under noted 
condition be included on any given consent. 
 
Comments 
This application is for the erection of dwellinghouse and change of use of former reservoir  
building to form ancillary accommodation. 
 
The applicant proposes to install a Mitsubishi PUHZ-W112VAA-BS  air source heat pump 
next to the pathway to the east of the proposed dwellinghouse. 
 
The closest neighbouring residential property is Tigh Grianach which is approximately 58 
metres to the west of  the air source heat pump location.  
 
Noise  
The technical specification data submitted for the air source heat pump submitted for this 
application, states the sound power level at 1 metre is 47dBA. 
 
The World Health Organisation (WHO) issued guidance in 1999 in relation to noise, at which 
time it was recommended that the following sound levels should be maintained: Leq50-55dB 
(A) in outdoor living areas, Leq35dB (A) in internal living areas and Leq30dB (A) in bedrooms. 
This guidance is consistent with BS8233:1999 which recommends the following sound level 
ranges: Leq30-40dB (A) in living areas and Leq30-35dB (A) in bedrooms. 
  
Given the distance attenuation from the unit to the nearest residential property and that 
further noise mitigation is likely to be afforded from the new proposed dwellinghouse building 
these levels should be achievable for airborne noise allowing for 10-15dB reduction by a 
partially open window.  
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The sound levels recommended in the guidance do not consider the relative noise level at 
octave frequency bands. Fixed plant of this type can create noise which has characteristics 
that are not adequately quantified by means of a LAeq limit. I recommend that a condition, 
based on Noise Rating, be included on any given consent to protect residential amenity. 
 
 
Condition 
EH11 All plant or equipment shall be so enclosed, attenuated and/or maintained such that 

any noise therefrom shall not exceed Noise Rating 35 between 0700 and 2300 hours 
daily, or Noise Rating 20 between 2300 and 0700 hours daily, within any 
neighbouring residential property, with all windows slightly open, when measured 
and/ or calculated and plotted on a rating curve chart. 
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Tracy McManamon

From: Graeme Findlay 

Sent: 01 September 2020 00:31

To: Development Management - Generic Email Account

Cc: dbcc.chair@gmail.com

Subject: Response to Planning Application ref: 20/00952/FLL

To whom it may concern, 

I am writing in relation to the above referenced Planning Application for a dwelling house at the firmer reservoir 
building on Blairgowrie Road, Dunkeld. 

I am a local resident and know this site well. I am also a professional in the field of land management, primarily 
woodlands, with in excess of 20 years experience of working in Scotland and beyond as well as running my own 
consultancy business. Given this, and for the record, I need to make it clear that there is no financial link between 
myself and either the applicant or client, I am writing this as a local resident.  

I am fully in support of this application as it stands.  

Having reviewed the documents on the Planning Portal it is clear that on balance the proposed development has the 
potential to result in a net biodiversity benefit through improvements to woodland condition by establishment of a 
more diverse species and age structure mix via the proposed compensatory planting, as well as enhancement of the 
shrub and field layer through planting and seeding. As referenced within the documents the current woodland 
condition is impacted upon by both invasive non-native species (rhododendron ponticum) and herbivores to a level 
well above what would be classed as favourable (under the JNCC definition). Development and subsequent 
residence on this site, along with appropriate protection measures, would see a reduction in usage by deer thereby 
improving woodland condition via reduced herbivore impacts. The importance of this should not be underestimated 
given the relatively high populations of deer in the wider Dunkeld area. Removal of the INNS on site would also help 
lead to a net biodiversity gain through improvements in woodland condition, as well as wider benefits to the local 
environment by the removal of this seed source. Particular reference within the documents is given to increasing the 
number and diversity of flowering plants and shrubs to benefit pollinating insects. This would also help to deliver 
against the Scottish Government's Pollinator Strategy For Scotland 2017-27. Due to the high levels of herbivore 
impact in the local area, and resultant suppression of the field layer, the potential benefits of this should not be 
underestimated.  

All of the above adds up to a positive contribution to the Scottish Government biodiversity targets, including those 
within the Route Map to 2020, as well as helping to tackle the current biodiversity crisis. Whilst woodland loss is not 
ideal it is clear that this proposal will, on balance, be of positive benefit to the local environment and will result in 
net biodiversity gain.  

It is also important to consider that this development will help to contribute to other Scottish Goverment priorities, 
including support for the rural economy through the construction phase, use of environmentally friendly building 
techniques and technology to reduce future impacts as per our response to the Climate Emergency and facilitating 
suitable residential developments in rural communities such as ours. 

From the plans provided it appears that suitable sightlines will be planned in to minimise the potential risk of traffic 
leaving or merging onto the county road. Whilst the proposed access is on a bend, this is a relatively slow section of 
road where traffic has either just left the 30mph limit in Dunkeld, or is negotiating the S bends on approach to the 
village, which generally results in a similar slow speed.  

In summary, I fully support this Planning Application as it stands and feel that, as set out above, it has the potential 
to result in a net biodiversity gain. It could also provide significant improvements to the local environment and 
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would also help contribute to multiple Scottish Government objectives around biodiversity, climate change and the 
rural economy. 

Yours sincerely 

Graeme Findlay  
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Tracy McManamon

From: GEORGE LESLIE <

Sent: 01 September 2020 15:30

To: Development Management - Generic Email Account

Subject: OBJECTION TO PLANNING SUBMISSION - 20/00952/FLL - BLAIRGOWRIE ROAD, 

DUNKELD

Dear Sirs, 

I would like to lodge an objection to this proposed new home in the woods by the Blairgowrie Road, Dunkeld. The 
reasons are as follows: 

* This is a wild wooded area / habitat that [despite good design efforts to blend in] will be impacted significantly by 
the new construction and in particular by access and associated hard standing provision. 

* The proposal will block-off a well-used pathway / local amenity. 

* Entry and exit on what is a tricky sharp bend will have been considered before; under the initial planning 
application - but nevertheless, is it a good idea? If for example a car is stationary waiting to turn-in due to oncoming 
traffic and a heavy lorry turns-up... especially in poor conditions? 

* There seems to be an element of 'gaming' the planning system here... the original application on change of use for 
an unused, old structure was never a true reflection of the final purpose, and 

* Does this project at what looks like a tricky location not form a 'precedence' for other in the woods developments 
that would be at odds with overall local area plans? 

Yours faithfully 

George Leslie 
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Tracy McManamon

From: fiona lynch 

Sent: 01 September 2020 17:05

To: Development Management - Generic Email Account

Subject: Re planning application 20/00952/FLL

I would like to raise some concerns regarding the planning application 20/00952/FLL on the grounds of overbearing 
impact, overlooking and being disproportionate.  
The proposed site directly borders our land where we are surrounded by trees and wildlife, this development will 
have a negative impact on our outlook and will have a detrimental impact on the wildlife and trees.  
The proposed site has a permissive right of way, which we use on a daily basis , will this remain?  
I’m also concerned about the deer fence, how will we access the path? This will have a negative impact on the deer 
and other well established wildlife in the area. Is it really necessary? 
The proposed access road will be very dangerous for road users.  

Kind regards 

Fiona Lynch  
The Neuk 
Spoutwells 
Dunkeld 
PH8, 0AZ 

Get Outlook for iOS
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Tracy McManamon

From: Mary Lynch 

Sent: 01 September 2020 15:55

To: Development Management - Generic Email Account

Subject: Re: Planning application 20/00952/FLL

Good afternoon, 

With regard to the planning application 20/00952/FLL I would like to raise the following concerns 

 The proposed site has a permissive right of way through it which is used by us on a daily basis for dog walks 
and cycling. Will this right of way still exist? And the proposed deer fence, Does this block this path? I am 
concerned for locals who use this path and for the deer who currently use this path too, they may be forced 
up onto the road which is already dangerous for deer & road users. 

 If the access path is to continue to exist, will the residents of this new dwelling have animals who may be off 
lead? I know that horse riders use this path regularly and dogs who are on leads. This could be dangerous 
for walkers/riders who access the route. 

 The land directly borders our land and i'm concerned about the effect on visual amenity, light pollution, the 
loss of trees and wildlife. We are surrounded by trees and nature & this development will negatively affect 
our outlook.  

 The section of road is already dangerous and i'm concerned that this proposed development will put existing 
road users at risk.  

I hope that you will consider these comments and if you could please acknowledge receipt of comments. 

Regards, 

Mary Lynch & Allan Ferguson 
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Tracy McManamon

From: Deirdre Torrance 

Sent: 01 September 2020 11:16

To: Development Management - Generic Email Account

Subject: Objection to planning application 20/00952/FLL

Dear P&K Planning Department colleagues, 

Objection to planning application 20/00952/FLL

I would be grateful if you would please take the following objections and concerns into consideration with 
regard to the erection of a dwellinghouse and change of use of the former reservoir building to form 
ancillary accommodation at Blairgowrie Road, Dunkeld. There are a number of facets to my objection, 
detailed below (in bold) as per the 'possible reasons for comment' listed on the P&K Council Planning 
Department's website. 

Adverse Effect on Visual Amenity - The proposed development would have a detrimental impact on the 
appearance and landscape character of this wooded area within the National Scenic Area, as a result of 
site clearance to accommodate the development and achieve access visibility, contrary to Policy 38B 
National Designations and Policy 39 Landscape of Perth and Kinross Local Development Plan 2019. Further, 
there would be a detrimental impact as a result of the proposed modern-styled dwellinghouse. 

Contrary to Development Plan Policy - The proposed new dwellinghouse would constitute greenfield 
development, contrary to Policy 38B National Designations and Policy 39 Landscape of Perth and Kinross 
Local Development Plan 2019. 

Inappropriate Land Use  – There would be a detrimental impact on the existing woodland character and 
appearance of the land as a result of the proposed new dwellinghouse, contrary to Policy 38B National 
Designations and Policy 39 Landscape of Perth and Kinross Local Development Plan 2019. 

Light Pollution – If new (council) lighting is installed, particularly given the specific road safety concerns at 
the proposed access point, this would have a further detrimental effect on the wildlife living in the 
surrounding area. 

Loss of Open Space - The public right of way footpath through the lower part of the proposed building site 
(giving access to Spoutwells) is well used. Assurances are sought that this would not be rerouted or closed 
off. 

Loss of Trees - The amount of tree clearing and loss of habitat seems excessive, although I understand that 
this is proposed in order to achieve the required road standard visibility. This would have a detrimental 
impact on the wooded appearance and character of this area within the National Scenic Area. Further, the 
proposal would involve a significant amount of tree and vegetation clearance, resulting in a loss of habitat 
contrary to Perth and Kinross Local Development Plan 2019 Policy 41 Biodiversity. This would have a 
negative impact on wildlife including red kites, woodpeckers, bats, newts and red squirrels, some of which 
constitute protected species. Has there been an environmental impact survey conducted to ascertain 
which species are established in the woodland area and what actions would need to be taken in the 
immediate and longer term in order to protect them and mitigate against any adverse impact on them? 

435



Out of Character with the Area - The proposed design of the house is out of character with the area. This 
seems to have particular relevance given the historical significant of this site in relation to The Battle of 
Dunkeld. 

Road Safety Concerns - Access for the proposed new dwellinghouse is situated on the crown of a hairpin 
bend on the A923, outwith the 30mph speed limit for the village. The proposed access is not satisfactory in 
road safety terms. This problem is apparent and demonstrated by the scale of the visibility splays required 
to achieve safe egress. The proposed access is unsatisfactory in terms of road safety, contrary to Perth and 
Kinross Local Development Plan 2019 Policy 60 Transport Standards & Accessibility Requirements. 

Traffic Congestion – Furthermore, there are concerns relating to access for refuse collection i.e. a bin lorry 
could block the traffic flow on the hairpin bend of what can be a very busy road. 

Further to the concerns noted above, I wonder if a structural survey of the stability of the hillside has been 
conducted? The roots of the established trees comprising the woodland area bind the soil on what is a hill 
of significant gradient, thereby guarding against soil erosion. Assurances would be sought that the 
proposed development would not endanger the stability of the slope, nor raise any risk of landslip. The 
A923 provides a vital link between Dunkeld and Blairgowrie, as well as the surrounding area and its 
communities. 

Thank you for taking my objections and concerns into consideration. 

Yours sincerely, 
Deirdre 

Dr Deirdre Torrance 
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Comments for Planning Application 20/00952/FLL

 

Application Summary

Application Number: 20/00952/FLL

Address: Former Water Reservoir Blairgowrie Road Dunkeld

Proposal: Erection of a dwellinghouse and change of use of former reservoir building to form

ancillary accommodation

Case Officer: Andrew Baxter

 

Customer Details

Name: Dr Deirdre Torrance

Address: 

 

Comment Details

Commenter Type: Member of Public

Stance: Customer objects to the Planning Application

Comment Reasons:

  - Adverse Effect on Visual Amenity

  - Contrary to Development Plan Policy

  - Inappropriate Land Use

  - Light Pollution

  - Loss Of Open Space

  - Loss Of Trees

  - Out of Character with the Area

  - Road Safety Concerns

  - Traffic Congestion

Comment:Please refer to my email sent on the morning of 1st September 2020 to

DevelopmentManagement@pkc.gov.uk, detailing a range of concerns and objections to various

facets of this planning application.
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Tracy McManamon

From: adrian davis 

Sent: 02 September 2020 14:47

To: Development Management - Generic Email Account

Cc: Euan Robinson

Subject: Re 20/00952/FLL Erection of a dewelling house and change of use of a former 

reservoir bulding to form ancilliary accommodation/Former Water Reservoir 

Blairgowrie Road, Dunkeld.

Attachments: ERobinsonEcologyHouseAugust2020.pdf

Dear Andrew Baxter 

I wish to support the above planning application and have formerly responded on the PKC planning portal. I carried 
out an ecological appraisal on  behalf of Mr Euan Robinson on 2020, which can be referred to in the appraisal of this 
application, see attached. 

In summary. 

The site is one of Long Established woodland of plantation origin, as described in the Ancient Woodland 

Inventory.  The proposed site has low nature conservation value due to non-native species of tree such 

as beech and sycamore dominating over natives birch, ash or oak.  

The site has some landscape and amenity value. The loss of small areas of birch trees, non-native beech 

and sycamore trees with bracken is likely to be of low impact on the ecology of the site. Removal of trees, 

some birch and non-native trees is possible without having a great impact on the quality of the woodland 

habitat. Removal of Rhododendron, bracken and other non-native species will improve the current natural 

value of the area and reduce the threat of invasive species.  

Mitigation in the form of planting native trees and shrubs, deer fencing and hedgerow borders will greatly 

enhance the ecological value of the site. It will also act as a screen in the medium term (3-5 years) 

providing enhanced landscape character. 

The woodland can be greatly enhanced by small scale native tree and shrub planting as part of a 

woodland management plan. Planting of standard trees, sessile oak (Quercus petraea), English oak 

(Quercus robur), rowan (Sorbus aucuparia), birch (Betula pendula), wild cherry (Prunus avium), bird 

cherry (Prunus padus) with some alder (Alnus glutinosa) would help improve the ecological value and 

encourage native wildlife to the area. Planting of some scots pine (Pinus sylvestris) on the margins on 

drier knolls may also help link the adjacent conifer woods and provide added amenity value. Native shrubs 

should also be planted to improve the woodland structure which is currently poor. Native tree species 

could progressively replace non-native trees and help restore more wildlife in this area.  

Additional planting of hedgerows with hawthorn, hazel, holly and blackthorn would help cover around the 

periphery thus improving screening and habitat for birds and other wildlife on the site. The site should be 

deer fenced to protect young trees to prevent browsing and removal by deer and other grazing animals.  

In addition the ecological design of the new house and surrounding woodland management plans will 

help provide a home for people and wildlife in this area without undue detriment to the landscape 

character of this area. 
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Naiad Environmental Consultancy  

ECOLOGICAL REPORT,  

LAND TO THE EAST OF TIGH GRIANACH, DUNKELD,  

PERTHSHIRE  

FOR  

MR EUAN ROBINSON 

NAIAD Environmental Consultancy 4 Murthly Terrace 

Birnam Dunkeld Perthshire PH8 0BG  

Tel 01350 727201  

Email naiadsecology@gmail.com 
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Naiad, Ecology Survey, Land East of Tigh Grianagh, Dunkeld.

Summary 

Naiad Environmental Consultancy was asked to undertake an ecological survey and 

appraisal for land for a proposed new house at land east of Tigh Grianagh, Dunkeld, 

Perthshire for Mr Euan Robinson, December 2020.  

The site is one of Long Established woodland of plantation origin, as described in the 

Ancient Woodland Inventory. The proposed site has low nature conservation value due to 

non-native species of tree such as beech and sycamore dominating over natives birch, ash 

or oak. The site has some landscape and amenity value. The loss of small areas of birch 

trees, non-native beech and sycamore trees with bracken is likely to be of low impact on the 

ecology of the site. Removal of trees, some birch and non-native trees is possible without 

having a great impact on the quality of the woodland habitat. Removal of Rhododendron, 

bracken and other non-native species will improve the current natural value of the area and 

reduce the threat of invasive species. Mitigation in the form of planting native trees and 

shrubs, deer fencing and hedgerow borders will greatly enhance the ecological value of the 

site. It will also act as a screen in the medium term (3-5 years) providing enhanced 

landscape character. 

The woodland can be greatly enhanced by small scale native tree and shrub planting as part 

of a woodland management plan. Planting of standard trees, sessile oak (Quercus petraea), 

English oak (Quercus robur), rowan (Sorbus aucuparia), birch (Betula pendula), wild cherry 

(Prunus avium), bird cherry (Prunus padus) with some alder (Alnus glutinosa) would help 

improve the ecological value and encourage native wildlife to the area. Planting of some 

scots pine (Pinus sylvestris) on the margins on drier knolls may also help link the adjacent 

conifer woods and provide added amenity value. Native shrubs should also be planted to 

improve the woodland structure which is currently poor. Native tree species could 

progressively replace non-native trees and help restore more wildlife in this area.  

Additional planting of hedgerows with hawthorn, hazel, holly and blackthorn would help 

cover around the periphery thus improving screening and habitat for birds and other wildlife 

on the site. The site should be deer fenced to protect young trees to prevent browsing and 

removal by deer and other grazing animals.  
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Naiad, Ecology Survey, Land East of Tigh Grianagh, Dunkeld.

1.0 INTRODUCTION  

1.1 Naiad Environmental Consultancy was asked to undertake an ecological survey and 

appraisal for land for a proposed new house at land east of Tigh Grianagh, Dunkeld, 

Perthshire for Mr Euan Robinson, December 2020. This ecological survey provides 

information in support of a planning application for a new house development above 

Dunkeld at the site of the former water supply, public reservoir. The detailed plans of the 

house, its location, access or design and footprint on the site are illustrated in Figure 1. 

The Site  

1.2 The site is situated within woodland above the existing houses and adjacent but 

below the A923 road which bends steeply at this point to the house Tigh Grianagh from 

Dunkeld to Blairgowrie, Perthshire. The site is approximately 400m long by 100m wide at the 

widest point.  

Background  

1.3. The land was purchased from an adjacent property with outline planning permission. 

This report was updated in August 2020 to take account of woodland plants, animals and 

birds and includes information regarding the ecological status of the site and woodland area. 

The land is on steep slopes, south and west facing, covered by a mixture of broadleaved 

trees and some shrubs. The site supports an existing building which is a water station, 

formerly serving the community of Dunkeld. The land is generally covered in trees and has 

several areas of road stone with old derelict walls within the boundary with bracken on some 

open ground on the slopes to the south. The bracken was strimmed and cut in summer 2020 

to prevent further encroachment. There is also an 11kv power line running through the site.  

1.4 The existing trees and shrubs are able to provide some limited cover for birds and 

animals. Breeding birds were present during the breeding season and some assessment of 

the habitat and potential breeding birds should be undertaken if works are likely to 

commence during April-July.  

Ecological Aims and Objectives  

1.5 The surveys were carried out with four objectives:  

w To map the areas of habitats and identify key habitats & plant species; 

w To identify signs of protected mammal species which may be using the site;  

w To outline potential impacts of proposed development activities on the site  

w To identify biodiversity loss, provide mitigation and potential recommendations for 

future natural heritage benefits 
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Naiad, Ecology Survey, Land East of Tigh Grianagh, Dunkeld.

Figure 1 Site location and title 
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Naiad, Ecology Survey, Land East of Tigh Grianagh, Dunkeld.

2.0 BACKGROUND LEGISLATION AND PLANNING FRAMEWORK  

European Legislation  

2.1 There is specific international legislation from the European Union to protect many 
mammals in Europe. Similar protection is given in the Wildlife and Countryside Act WCA 
(1981) but is now amended in the EU Regulations and Statutory Instruments (SI) below. The 
Habitats Directive is transposed into the law of Scotland by means of The Conservation 
(Natural Habitats, &c.) Regulations 1994 as amended by SI 1997 No. 3055, SI 2000 No. 
192, Scottish Statutory Instrument (SSI) 2004 No.475 and SSI 2007 No. 80. European 
protected species are part of these 1994 regulations (Schedules 2 and 4). The protection of 
a particular species is quite distinct from the arrangements, which govern the protection of 
European Sites (e.g.Special Protection Area SPA for birds and Special Area of Conservation 
SAC for habitats and protected species) as it covers them wherever they occur. Within part 
III regime, Regulation 39 gives particular effect to the provisions of article 12 of the Directive, 
by making it an offence to:  

m VW^[TWdSfWly to capture or kill a protected species  

m VW^[TWdSfW^k fa V[efgdT S`k egUZ S`[_S^ iZ[^W ge[`Y [fqe b^SUW aX eZW^fWd

m VWefdak) VS_SYW ad aTefdgUf SUUWee fa [fe dWef[`Y b^SUW ad b^SUW aX eZW^fWd VW^[TWdSfW^k
disturb an protected species  

UK Legislation  

2.2 The primary legislation is covered in the Wildlife and Countryside (Amendment) Act 
1991 and part 1 of the Act details a large number of offences in relation to the killing and 
taking of wild birds, other animals and plants. It is an offence to commit or attempt to commit 
detailed actions in relation to protected species. The Wildlife and Countryside Act 1981 was 
a fairly simple source of wildlife law in Great Britain when it was enacted to implement the 
Birds Directive and Bern Convention. Devolution resulted in changes to the 1981 Act, 
through the: Nature Conservation (Scotland) Act 2004 Wildlife and Natural Environment 
(Scotland) Act 2011. The WCA was updated and reviewed in 2004 and 2011.  

2.3 The Nature Conservation (Scotland) Act 2004 deals with conserving biodiversity and 
bdafWUf[`Y S`V W`ZS`U[`Y KUaf^S`Vqe `SfgdS^ XWSfgdWe+ Af S^ea S_W`Ve dg^We a` bdafWUf[`Y
certain birds, animals and plants.  

2.4 The legislation also protects birds from development and explains what can and 
cannot be done to protect birds, their nests and habitat from development proposals and 
other threats. The presence of nesting birds can generally only delay development, not 
prevent it although there are exceptions to this.  

2.5 The principal law protecting badgers in Scotland is the Protection of Badgers Act 
1992. Protection of Badgers Act 1992 makes it an offence to wilfully kill, injure, take, or 
attempt to kill or take a badger. This also sets out the exceptions, licences, enforcement and 
penalties for this offence. It should also be noted that badger setts are protected by law and 
can only be removed under licence from SNH.  
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Naiad, Ecology Survey, Land East of Tigh Grianagh, Dunkeld.

Planning  

2.6 In the context of National Planning Policy Guideline 14 Scotland's natural heritage 
includes its plants and animals, its landforms and geology, and its natural beauty and 
amenity. Natural heritage embraces the combination and interrelationship of landform, 
habitat, wildlife and landscape and their capacity to provide enjoyment and inspiration.  

NPPG14:  

w Sets out national planning policy considerations in relation to Scotland's natural 
heritage;  
w Summarises the main statutory obligations in relation to the conservation of natural 
heritage;  
w Provides guidance on the approach to be adopted in relation to local and non- 
statutory designations; and 
w Draws attention to the importance of safeguarding and enhancing natural heritage 
beyond the confines of designated areas.  

Landscape 

2.7 The site is one of Long Established woodland of plantation origin, as described in the 
Ancient Woodland Inventory. The location of the proposed house is in a National Scenic 
Area (NSA) which affords protection to the landscape and amenity value of the area. NSA is 
a conservation designation used in Scotland, and administered by Nature Scot formerly 
Scottish Natural Heritage (SNH). The designation's purpose is to identify areas of 
exceptional scenery and to protect them from inappropriate development. The River Tay 
(Dunkeld) NSA covers the landscape surrounding the cathedral town of Dunkeld. It is 
characterised by beautiful woodlands and a fertile, lowland strath situated below the rugged 
hills of the Highland edge. 
LZW KbWU[S^ IgS^[f[We aX fZW J[hWd LSk '<g`]W^V( FK9 SdW ^[efWV [` KF@qe ;a__[ee[a`WV
Report as being: 

� the beauty of cultural landscapes accompanying natural grandeur; 
� fZW p?SfWiSk fa fZW @[YZ^S`Veq7

� characterful rivers, waterfalls and kettle-hole lochs; 
� exceptionally rich, varied and beautiful woodlands; 
� the picturesque cathedral town of Dunkeld; 
� drama of The Falls of Braan and The Hermitage; 
� Dunkeld House policies; 
� significant specimen trees; and 
� fZW [Ua`[U h[Wi Xda_ C[`Yqe KWSf+

Biodiversity Net Gain 

2.8 Biodiversity Net Gain (BNG) is development that leaves biodiversity in a better state 
than before. It is an approach whereby developers work with local governments, 
landowners, wildlife organisations, and other stakeholders to minimise impacts and 
maximise outputs for biodiversity. 
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Naiad, Ecology Survey, Land East of Tigh Grianagh, Dunkeld.

3.0  ECOLOGY SURVEY METHODS 

Botanical survey- Phase 1 habitat survey 
3.1 Botanical survey methods are based on terrestrial habitats assessed by walkover 
surveys conducted on the 17 January and 19 August 2020. Habitats were classified 
according to The Joint Nature Conservation Committee (JNCC) methodology for Phase 1 
Habitat Survey. followed the methodology by JNCC (2003)

1
. 

Background 
3.2 The woodland is part of the wider Atholl woods linking this area of Dunkeld to the 
wider environment on the northern edge of Dunkeld. The wood is mostly an area of planted 
and self-sown broadleaved forest, small patches of bracken and Rhododendron 
Rhododendron ponticum.  Much of this area is included in the Woodland Inventory of 
Ancient woodland, where there has been continuous woodland cover over the last 400 
years. In the United Kingdom, an ancient woodland is a woodland that has existed 
continuously since 1600 or before in England, Wales and Northern Ireland (or 1750 in 
Scotland). Planting of woodland was uncommon before those dates, so a wood present in 
1600 is likely to have developed naturally. 

Mammal surveys 
3.3 Mammal survey methods are based on standard mammal surveys as outlined1

below, by walkover surveys conducted on the 17 January 2020. Bats were not considered in 
this initial assessment due to the time of year the ecological survey was undertaken. Bat 
surveys should be undertaken during the active bat breeding season between May and 
September which should include an assessment of any suitable trees and buildings within 
the site boundary.  

Badger surveys 
3.4 Badgers surveys2 were carried out on 17 January 2020 and followed methods for 
best practice, looking for signs such as setts, footprints, latrines and scats, badger hair and 
trails.  

Red Squirrel surveys 
3.5 Red squirrel surveys were conducted using the Forestry Commission guidance 
Pepper et al 20173. Red squirrels are a common sight in this area and therefore a complete 
account of red squirrels should be undertaken if trees are to be removed in the future.  

1
JNCC (2010). Handbook for Phase 1 habitat survey. Joint Nature Conservation Committee, Peterborough.

2 Harris S, Cresswell P and Jefferies D (1989)2 and Best Practice Guidance -  

3
 Practical Techniques for Surveying and Monitoring Squirrels (PDF-3830K) 

Forestry Commission Practice Note 11, 2009 and Gurnell, J. & Lurz, P.W.W. (2012). Red Squirrel, In: 
Cresswell, W., Birks, J., Dean, M.D., Pacheco, M., Trewhella, W., Wells, D., Wray, S. (Eds.) UK BAP 
Mammals. 
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Bird Surveys 
3.6 Bird surveys should be undertaken if works are likely to commence and impact on 
TdWWV[`Y T[dVe+ >gdfZWd VWfS[^e aX fZW _WfZaVa^aYk nKgdhWke Xad TdWWV[`Y T[dVeo ::K4

following the BTO, RSPB JNCC will be required to be completed as an addendum if 
required between April and July as part of the conditions of planning consent. BBS fieldwork 
involves three visits a reconnaissance visit and two bird recording visits between April and 
July.  

4.0 RESULTS 

Phase 1 habitat survey ] habitats  

4.1  A phase 1 habitat survey was undertaken on the site and a habitat map produced 
identifying the main types (see appendix 1). A habitat map shows the extent and location of 
the main habitat types; in this case continuous semi-natural broadleaved woodland with a 
little scrub in the understory.  A complete botanical survey should be undertaken in the 
summer months to determine all the plants on the site. 

 Semi-natural broadleaved woodland. 

4.2 The woodland is a mixture of different types in the main higher canopy with 
predominantly silver birch (Betula pendula), sycamore (Acer pseudoplatanus) and beech 
(Fagus sylvatica) with some downy birch (Betula pubescens) and ash (Fraxinus excelsior).  
There is some mature oak (Quercus petraea) on the boundary of the site. There are a few 
mature trees but the majority are approximately 25-40 years old with the odd exception. The 
shrub layer is rather sparse probably due to overgrazing by deer. There were large patches 
of bracken (Pteridium aquilinum) until this was strimmed and the remains are evident. 
Rhododendron (Rhododendron ponticum) exists near the existing building near the 
watercourse and generally under the main canopy but they do not contribute a significant 
element within the shrub and field layer. A few elder (Sambucus nigra) shrubs occur with 
little else in the shrub layer. The field layer is quite sparse and poor probably due to 
excessive deer grazing. There is a varied fern community, the most common of which is 
bracken (Pteridium aquilinum), male fern (Dryopteris felix mas) and buckler ferns (Dryopteris 
dilatata). There are common woodland plants in the field layer such as small dwarf seedlings 
Holly (Ilex aquifolium) browsed by deer, wood sorrel (Oxalis acetosella), wood violet (Viola
riviniana), germander speedwell (Veronica chamaedrys), perforate St Johns wort 
(Hypericum perforatum), tutsan (Hypericum androsaemum), foxgloves (Digitalis purpurea), 
pink purslane (Montia sibirica), and grasses including fescues (Festuca spp), bend grasses 
(Agrostis capillaris), yorkshire fog (Holcus lanatus), wavy hair grass (Deschampsia 
flexuosa), tufted hair grass (Deschampsia cespitosa) and wood meadow grass (Poa
nemoralis). There are a few ruderal plants associated with the rubble on site including nettle 
(Urtica dioica). 

4 Breeding Bird Survey British Trust for Ornithology BTO, Royal Society for Protection of Birds RSPB and 
the Joint Nature Conservation Committee JNCC. Gregory, R D, Bashford, R I, Balmer, D E, Marchant, J 
H, Wilson, A M and Baillie, S R 1997, The Breeding Bird Survey 1995-1996, BTO, Thetford. 
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Scattered scrub 

4.3 Scattered scrub is predominantly Rhododendron with a little broom (Cytisus
scoparius). There are also a few holly seedlings. 

Neutral grassland, unimproved 

4.4 A small area of neutral grassland occurs close to the burn and existing building. This 
is predominantly a mixture of grasses including creeping bent grass (Agrostis capillaris), 
sheeps fescue (Festuca ovina), Yorkshire fog (Holcus lanatus), sweet vernal grass 
(Anthoxanthum odoratum) and some tufted hair grass (Deschampsia cespitosa). There are 
a few herbs including dog violet, germander speedwell, white clover (Trifolium repens), 
common sorrel (Rumex acetosa), eyebright (Euphrasia officinalis agg) and perforate StJohn 
wort. 

Tall herb, bracken 

4.5 There are a few scattered patches of bracken mostly on the periphery of the site, 
much of which has now been strimmed. 

Running Water  
4.6  A small burn, which is narrow, 1m wide watercourse, drains the site and is partly 
marshy along its narrow margins especially in the top half of the site with some soft rush 
(Juncus effusus),  tufted hair grass (Deschampsia cespitosa) and marsh plants such as 
marsh violet (Viola palustris). Rhododendron is conspicuous at the top of the site adjacent to 
the existing building. 

Protected Mammal and Bird Surveys  

Badgers  

4.7 The site was surveyed for the presence of badgers. No badger setts, or any 
conclusive proof of badger utilization of the site (prints, latrines, hairs etc) was observed.  

Red Squirrel surveys 
4.8 Red squirrels use the site on occasions. The main use appears to be foraging and 
storage of beech nuts as there is little else of significance to red squirrels on this site. 
Adjacent oak trees may also be of value and they are likely to use the site for safe passage 
to other wooded areas elsewhere. There were no red squirrel dreys or shelters found during 
the survey and no likely trees for them to use as a shelter.  

Bird Surveys 
4.9 An anecdotal survey of birds was taken during separate visits in May and July during 
the breeding season. Birds recorded included Chiff chaff (Phylloscopus collybita), great 
spotted woodpecker (Dendrocopos major), robin (Erithacus rubecula), willow warbler 
(Phyllocospus trochilus), treecreeper (Certhia familiaris), mistle thrush (Turdus viscivorus) 
and blackbird (Turdus merula). However none of these appeared to be breeding as there 
appeared to be few old trees with holes or suitable canopies for nesting. One birch tree may 
support breeding great spotted woodpecker.  
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Other mammals 
4.10 A number of deer species were recorded using the site including Fallow deer (Dama
dama) and Roe deer (Capreolus capreolus). Deer numbers appeared to be high with 
evidence of heavy grazing in this area which limits the growth of new and young trees and 
shrubs. 

5.0  DISCUSSION  

5.1 The development will take a small area of woodland which is of low ecological value. 
The majority of this small site consists of semi-natural woodlands, including some native 
(mainly birch) but many non-native trees. The woodland is limited in ecological value due to 
the presence of non-native beech and sycamore which dominate large areas of the canopy 
while the limited ash cover is suffering from dieback (Chalara infection). These non-native 
trees limit the ecological value of this site. The ash should be removed to prevent further 
spread of this disease. The woodland cover is >95%  with a few areas of Rhododendron 5% 
and bracken. A few patches of neutral grassland under the 11Kv electricity line and some 
linear features of running water occur under the tree canopy with some Rhododendron and 
bracken more conspicuous in one area on the bend in the road. The woodland flora and field 
layer is limited due to deer pressure with little development of shrub or field layers.  

5.2 The tributary to the burn and bankside vegetation associated with it, are narrow small 
strips on the margins of the site and are unlikely to be affected directly by the development. 
The burn links to the above woodlands which are predominantly coniferous plantations of 
larch (Larix spp) and spruce, and the watercourse drains over the road and across the site. 
The watercourse is of low conservation importance as it is small and narrow some 20-50cm 
wide running steeply down to the River Tay under Dunkeld. The burn may have an influence 
on flooding downstream due to its steep nature and rapid run-off. 

5.3 The NSA is described as exceptionally rich, varied and beautiful woodlands but this 
small woodland area does not fulfil these criteria. The natural potential for this area can be 
greatly enhanced by tree and shrub planting with screening using hedgerows and deer 
fencing to prevent deer browsing. 

6.0  POTENTIAL IMPACTS OF DEVELOPMENT AND MITIGATION  

6.1 The proposed site has a low nature conservation value but some landscape and 
amenity value. The loss of small areas of birch trees, non-native beech and sycamore trees 
with bracken is likely to be of low impact on the ecology of the site. Removal of trees, some 
birch and non-native trees is possible without having a great impact on the woodland 
habitat. Bracken cover is extensive in the bottom corner of the site and supports large 
numbers of deer which may also carry ticks which may be a health issue. This bracken 
should be removed where possible and the area planted with native trees and shrubs such 
as hazel (Corylus avellana). Management of the drainage will be required and this presents 
some opportunity to create water features in the form of small man made lagoons to hold 
water to prevent flooding downstream and to manage water run-off more effectively.  

Woodland management and planting 
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6.2 Small scale native tree and shrub planting such as standard trees, sessile oak 
(Quercus petraea), English oak (Quercus robur), rowan (Sorbus aucuparia), wild cherry 
(Prunus avium), bird cherry (Prunus padus), birch (Betula pendula) with some alder (Alnus
glutinosa) would also help improve the ecological value and support and encourage native 
wildlife to the area. Planting of some scots pine (Pinus sylvestris) on the margins on drier 
knolls may also help link the adjacent conifer woods and provide added amenity value. In 
addition wet margins along the burn should be planted with goat willow (Salix spp), crack 
willow (Salix fragilis) and grey willow (Salix cinerea) with hazel (Corylus avellana), hawthorn 
(Crataegus monogyna), blackthorn (Prunus spinosa), holly (Ilex aquifolium) in the woodland 
areas as an understorey to the main woodland to provide cover, food and shelter for birds 
and animals. Native tree species could progressively replace non-native trees and help 
restore more wildlife in this area. This should be part of a woodland management plan. 

6.3 Additional planting of hedgerows with hawthorn, hazel, holly and blackthorn would 
help cover around the periphery thus improving habitat for birds and other wildlife on the 
site. The site should be deer fenced to protect young trees to prevent browsing and removal 
by deer and other grazing animals.  

6.4 The biodiversity character of the NSA would be enhanced by the mitigation above 
and a woodland management plan which could be adopted as part of planning conditions.   
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Regards 

Adrian Davis 

Adrian Davis 

Naiad Environmental Consultancy 

4 Murthly Terrace 

Birnam 

PH8 0BG 

Tel 07761673231 
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COMMENTS IN CONNECTION WITH PLANNING APPLICATION 20/00952/FLL 

DESCRIPTION OF PROPOSAL 

This application is for the construction of a new build house on a greenfield site. The site lies within 

an ancient woodland in an area of National Scenic value. The site owned by the applicant contains 

an existing traditionally built structure which currently has planning permission for conversion to a 

dwelling house. The applicant does not wish to take advantage of that current planning permission. 

Instead the applicant wishes to erect a second structure on the site. The applicant refers to use of 

the existing reservoir building as ancillary to enjoyment of the principal house but offers no insight 

into what that means. It is not clear whether the applicant will wish to take advantage of the current 

planning permission to convert the existing reservoir building to a dwelling house at some future 

date or perhaps sell it on to someone else to do so. 

SITE ACCESS 

The applicant proposes vehicular access to the site from a hazardous section of road which lies 

between two severe bends. This section of road is an accident blackspot and the site of a fatal 

accident as recently as 2015. Although it is proposed to remove a considerable number of trees to 

assist with sight lines to assist vehicular access there is likely to be real safety issues when removing 

these trees. In addition there are likely to be major safety issues throughout the construction phase 

of the project as loading and unloading of material, plant and equipment takes place. 

The A923 on to which access is proposed is a busy road that is becoming increasingly busy. It is 

constantly used by HGV and logging traffic and by cyclists and walkers. More recently, speeding 

motorcyclist numbers have significantly increased since the advent of the Heart 200.  

PUBLIC RIGHT OF WAY 

Within the application form the applicant confirms there is no proposed change to public paths, 

public rights of way or affect to public right of access. However that seems to be contradicted by the 

applicant’s intention to erect a deer fence around the entire property It is important that this 

position is maintained as a condition to any grant of planning that PKC may give. As can be seen 
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from the screenshot below a public right of way has been in existence for more than 100 years.

WATER SUPPLY AND DRAINAGE ARRANGEMENTS 

The applicant confirms on page 5 of 8 of the application form that the proposals make provision for 

SUDS. However on page 8 of 8 the applicant declares that a Drainage SUDS layout is not applicable 

and is not provided.  

ASSESSMENT OF FLOOD RISK 

The applicant contends that the site is not within an area of known flooding and that the proposal 

will not increase the risk of flooding elsewhere. However the watercourse which flows through the 

site and into which surface water and effluent is intended to discharge is a known contributor to the 

flooding of Atholl Park. Flood prevention measures have previously been taken to control flooding 

from this source but flooding still occurs. 

In PKC Report of Handling Ref no 16/01594/FLL Case Officer Andy Baxter wrote in respect of an 

application to convert the former water reservoir building, The applicant should be fully aware that 

notwithstanding this approval, the site is liable to flood and the property could be potentially 

affected by flood waters. The 2015 SEPA flood maps indicate the site, including its access road is 

likely to be affected by a 1 in 200 year flood event which places the site at medium to high risk of 

flooding. It is noticeable that SEPA are not included in the list of 9 Consultees asked to comment on 

this application. 
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The architect’s design report acknowledges that previous applications relating to the former 

reservoir had associated flood risk but suggests that the new build development does not. It is not 

clear how that can be as the former reservoir building is to remain together with a new house and 

that new house relies upon the drainage and sewage disposal previously approved for development 

of the reservoir building. 

In addition it is proposed to remove at least 73 trees. This will inevitably increase run off and 

increase flow into the existing water course. The removal of trees is likely to have a destabilizing 

effect on the severely sloping ground which falls around 20 meters from the road access to the 

water course.  There must be concern that any destabilizing of the ground adjacent to the A923 

where trees are removed could lead to erosion and possible collapse of sections of the road itself. 

I trust that the planning authority will take all of these comments on board when deciding whether 

of not to approve this application. 

BRYAN G PORTER 
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Comments for Planning Application 20/00952/FLL

 

Application Summary

Application Number: 20/00952/FLL

Address: Former Water Reservoir Blairgowrie Road Dunkeld

Proposal: Erection of a dwellinghouse and change of use of former reservoir building to form

ancillary accommodation

Case Officer: Andrew Baxter

 

Customer Details

Name: Mrs Fiona Robertson

Address: 

 

Comment Details

Commenter Type: Member of Public

Stance: Customer objects to the Planning Application

Comment Reasons:

  - Road Safety Concerns

Comment:I have concerns about the access and egress to this property. Traffic coming down the

Blairgowrie Road towards Dunkeld is usually travelling at some speed and I feel that there is a

serious road safety issue regarding the lines of vision given the bend in the road. Traffic going

uphill is usually, but not always, going more slowly and drivers are more likely to be concentrating

on the bends and gear changing than what is happening to their right.
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Comments for Planning Application 20/00952/FLL

 

Application Summary

Application Number: 20/00952/FLL

Address: Former Water Reservoir Blairgowrie Road Dunkeld

Proposal: Erection of a dwellinghouse and change of use of former reservoir building to form

ancillary accommodation

Case Officer: Andrew Baxter

 

Customer Details

Name: Mr Johnnie Walker

Address: 

 

Comment Details

Commenter Type: Member of Public

Stance: Customer made comments in support of the Planning Application

Comment Reasons:

  - Enhances Character of Area

  - Results in Environmental Improvements

  - Supports Economic Development

Comment:Dear Sirs,

 

I would like to offer my support for the application as it stands for the following reasons:

 

1. The proposed development is of significant modern architectural value and considers modern

ecological engineering. We should not continue to build houses that mock architecture from a

century ago, nor seek to redevelop unsuitable shells using energy inefficient building technology.

2. The design of this house only makes sense when considered in a woodland setting, which it

does not aim to alter. Stilt design of this house intends to minimise environmental impact and tree

loss. The management of this neglected site will be a net environmental gain.

 

I also note the following points:

 

1. Objections raised to the site access from Blairgowrie Road were relevant to the previous

application (16/01594/FLL, 2016), which was approved.

2. Objections raised to the removal of trees from the site were relevant to the previous application

(16/01594/FLL, 2016), which which was approved. I also note from the the proposed site plan for

that application that significantly more hard standing was required in the form of a convoluted

access road.

3. Objections raised to continuous permitted use of the footpath across the site were relevant to

the previous application (16/01594/FLL), which was approved. I note this unmaintained footpath is
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not included in the Perth & Kinross Council Core Paths Plan (2017).
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Comments for Planning Application 20/00952/FLL

 

Application Summary

Application Number: 20/00952/FLL

Address: Former Water Reservoir Blairgowrie Road Dunkeld

Proposal: Erection of a dwellinghouse and change of use of former reservoir building to form

ancillary accommodation

Case Officer: Andrew Baxter

 

Customer Details

Name: Ms Alex Kettles

Address: 

 

Comment Details

Commenter Type: Member of Public

Stance: Customer made comments in support of the Planning Application

Comment Reasons:

  - Enhances Character of Area

  - Results in Environmental Improvements

  - Supports Economic Development

Comment:Please note that I submitted this same comment on Wednesday 2 Sept but do not see it

registered in the application record as yet. Given other comments made after ours are now

showing on the comments page I was concerned it hadn't been received so therefore sending

again, as below;

 

We write in support of planning application 20/00952/FLL, erection of a dwellinghouse and change

of use of former reservoir building to form ancillary accommodation at the Former Water Reservoir

Blairgowrie Road, Dunkeld. In doing so we would like to make the following comments;

 

SITE ACCESS

The site currently has planning permission (renewed 2016) for a dwellinghouse utilising the

refurbishment and extension of the existing water reservoir building. This approved scheme has

the access to the site in exactly the same position as is proposed in this application. The 2016

approved scheme links this site access point down to the water reservoir building by means of an

extensive driveway that cuts through the centre of the site and, in order to arrive at the proposed

house parking area, requires the existing stream to be culverted. In contrast, the new proposal has

a very efficient access/ parking area that leaves the majority of the site free of hard surfaces.

 

RIGHT OF WAY

The 2016 approved scheme shows a path through the site but there is no mention in the drawings,

or the conditions of planning approval, that this is a public right of way for which specific provision
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must be made.

 

DESIGN

The proposed house is unashamedly modern, modest in size, simple and elegant. It is minimal in

its impact on the existing landscape and cleverly utilises an extremely difficult site. It's clear that

the design looks to maximise land and energy sustainability.

 

COMMUNITY

There is no doubt that Dunkeld and Birnam are very desirable places to live but opportunities to

buy, rent or build here are few and far between. Housing for families, new and established, is key

to maintaining the vibrancy and diversity of our community. This proposal should be supported for

its ambition to achieve a well-designed, sustainable family home on a difficult site that, going

forward, will actually enrich the land it utilises.

 

We love old buildings but believe that sometimes the advantages of refurbishing and altering them

for domestic use are outweighed by the disadvantages.

 

Alex Kettles & Catriona Waldron
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Tracy McManamon

From: Dunkeld & Birnam CC 

Sent: 16 September 2020 19:11

To: Development Management - Generic Email Account

Subject: Community Council Response in relation to 20/00952/FLL (new house on 

Blairgowrie Road, Dunkeld) planning application 

Importance: High

Dear Sir/Madam 

I am writing to you in my capacity as Chair of Dunkeld & Birnam Community Council regarding the above application. 
I can confirm that we have received an extension to the period of consultation to allow us to discuss this matter at 
our Community Council meeting on 14th September.  

We are aware that there have been a significant number of submissions in relation to this application both in 
support and objection. Given this interest, we had a lengthy discussion at our Community Council meeting on 
Monday 14th September. The meeting was well attended (being held on Zoom) including the applicants and a 
number of members of the public in addition to all six Community Council members and two PKC councillors 
(Councillors Laing and Jarvis). A broad range of views were expressed at the meeting in an open and transparent 
manner and I think all sides recognise and understand the depth of feeling around this application.  

The key conclusions of our discussion are: 

1. the Community Council Supports the planning application on a majority view (3 members were 
supportive, two members thought that we should provide no comment and that there are no grounds to object and 
one member stated that we should object to the application). Key reasons cited were the existing planning permission 
on the site which had already established the principle of change of land use and specifications of development in 
this location, provision of additional housing in Dunkeld and the lengths to which the applicants have gone to 
mitigate the impact of the proposal on the habitat (and indeed how they seek to improve the habitat). 

2. we had a lengthy discussion about the proposed tree loss and potential impact on the habitat on the site as 
highlighted in the PKC Biodiversity Officer’s report (and associated objection to the proposal). We took into account 
that although the site is listed in the Ancient Woodland Inventory in the report, it is as Long Established Woodland 
of Plantation Origin- which may or may not be of high biodiversity value. There has also been extensive growth of 
non-native species and intense browsing by deer. The applicants presented a strong case for their plans to re-plant 
the site, replace any trees lost due to the development, protect the site from browsing by deer and undertake 
further efforts to improve the habitat. It was also pointed out that this proposal is less detrimental to the habitat 
due to shorter road access than the existing approved proposal and the anticipated reduced footprint of the building 
due to being elevated on stilts.  

However, one Community Council member in particular expressed very strong concerns regarding the removal of 
any trees on such a site even if re-planting is planned. Another Community Council member pointed out that there is 
no way to guarantee the proposed stewardship of the environment by the applicants long term but that this is an 
inherent issue in the planning process.  
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3. continued access using the informal path which crosses the site was raised in the meeting and in submissions by 
members of the public. Although this is not a designated core path, we do realise that is well used by locals and 
visitors. The applicants also recognise the regular use of the path and have committed to looking at a way to 
continue use of the path as part of the development which is mutually acceptable to them and path users.  

4. access from Blairgowrie Road was raised as an issue at the Community Council meeting and in 
submissions. Several members of the Community Council had significant concerns about the safety of the proposed 
access, and stated that if they had been on the Community Council at the time of the original application they would 
have objected to the proposal on that basis. However, the proposed access is as per the existing approved planning 
application, and it was recognised that this was therefore not a material basis for objection to this amended 
proposal. On a similar note, a number of views were expressed that this was a challenging and unsuitable location 
for a new-build property, but the majority view was that the current proposals are an improvement on the existing 
planning permission in a number of respects. One member (who voted to object to the proposal) strongly disagreed 
on this point, believing that the visual impact of the new proposed building would be significant and detrimental. 

In response to a concern about sightlines at the road access, the applicants advised that the proposed deer fence 
would be set back from the road and follow the sight lines indicated on the site plan- the Community Council 
consider this should be made a condition if permission is granted. More broadly, the Community Council would 
recommend that consideration be given to improving this section of the road e.g. by extending reduced speed 
limits.  

5. the applicants also clarified the meaning of the description of the former reservoir building as ‘ancillary’ and 
advised that they do not intend to develop it (and in any case the integrity and character of the building will be 
preserved). Further, they anticipate that the former planning consent for its conversion will be rescinded on issue of 
a new planning consent- the Community Council consider this too should be made a condition of permission is 
granted.  

We trust that the views of the Community Council will be taken into consideration by the Planning Committee when 
considering this application. I would be grateful if you would confirm receipt of this email.  

Regards  

Stuart Paton 
Chairman 

Dunkeld & Birnam Community Council

To help protect your privacy, Microsoft Office prevented automatic download of this picture from the  
Internet.

To help protect your privacy, Microsoft Office prevented automatic download of this picture from the  
Internet.

#DandBCC
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Planning 
Application ref. 

20/00952/FLL Comments 
provided by 

Jane Pritchard 

Service/Section Community 
Greenspace 

Contact 
Details 

 

Description of 
Proposal 

Erection of a dwellinghouse and change of use of former reservoir building to 
form ancillary accommodation  

Address  of site Former Water Reservoir Blairgowrie Road Dunkeld 

Comments on the 
proposal 
 
 
 
 

An established informal path which is believed to be well used by local 
people (shown by the map snip below) crosses the development site.  This 
should be respected and possibly rerouted to maintain the path link while 
affording adequate privacy for the residents. 

 

 

Date comments 
returned 

24.9.20 
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CDS Planning Local Review Body

From: William Hogg < >

Sent: 21 June 2021 14:36

To: CDS Planning Local Review Body

Subject: Re: LRB-2021-22

Follow Up Flag: Follow up

Flag Status: Flagged

thank you for your letter about application 20/00952/FLL 
I note that your reasons for refusing the application have to do with trees and biodiversity. But I am surprised that 
you do not mention our main reason for objecting to this project which was to do with the threat to the footpath 
and right of way on this long established and popular walking route. 
Yours insincerely 
William Hogg 

467



468



CDS Planning Local Review Body

From: Julie Nisbet < >

Sent: 22 June 2021 15:33

To: CDS Planning Local Review Body

Subject: RE: LRB-2021-22

Follow Up Flag: Follow up

Flag Status: Flagged

Afternoon,  

Thank you for email informing us of the appeal, our email of objection still stands due to the potential blockage of a 
very well used foot path plus the dangerous access of the proposed new entrance off the road. 

Regards  

Julie & Martin Foster 
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Historic Environment Scotland – Longmore House, Salisbury Place, Edinburgh, EH9 1SH 
 
 

 
Scottish Charity No. SC045925  
VAT No. GB 221 8680 15 
 

 
 

 
By email to: PlanningLRB@pkc.gov.uk 
 
 
Perth & Kinross Council 
Local Review Body 

Longmore House 
Salisbury Place 

Edinburgh 
EH9 1SH 

 
Enquiry Line: 0131 668 8716 

HMAppeals@hes.scot 
 

Our Case ID: 300045947 
Your ref: 20/00952/FLL  

23 June 2021 
Dear Local Review Body 
 
Notification of Local Review Body Hearing 
Former Water Reservoir, Blairgowrie Road, Dunkeld - Erection of a dwellinghouse 
and change of use of former reservoir building to form ancillary accommodation 
 
We have been notified of the above review of the decision to refuse planning 
permission. 
 
We have no comments to make as this proposal does not affect any designated 
historic environment features in which we, or our predecessor Historic Scotland, 
have a locus.   
 
We have made previous comments in relation to this proposal and have nothing 
further to add. We attach a copy of our previous correspondence for ease of 
reference. 
 
If the Review Body has specific questions where our expertise would be useful we 
will be happy to provide further submissions in response to these. 
 
Yours faithfully 
 
 
 
Historic Environment Scotland 
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Historic Environment Scotland – Longmore House, Salisbury Place, Edinburgh, EH9 1SH 
 
 
Scottish Charity No. SC045925 

VAT No. GB 221 8680 15 

 
 

 
 
Dear Sir/Madam 
 
Town and Country Planning (Development Management Procedure) (Scotland) 
Regulations 2013 
Former Water Reservoir, Blairgowrie Road, Dunkeld 
Erection of a dwellinghouse and change of use of former reservoir building to form 
ancillary accommodation 
 
Thank you for your consultation which we received on 12 August 2020.  We have 
assessed it for our historic environment interests and consider that the proposals have 
the potential to affect the following: 
 
Ref Name Designation Type 
BTL 32 Battle of Dunkeld Inventory Historic Battlefield 
 
You should also seek advice from your archaeology and conservation service for matters 
including unscheduled archaeology and category B and C-listed buildings. 
 
Our Advice 
We do not object to the proposal because it does not raise issues of national 
significance. We do however have the following comments to offer you.  
 
The site application boundary is located within the Inventory Dunkeld historic battlefield 
(BTL 32). On the basis of currently available information, this location does not appear to 
have been a key area of action or fighting and some of the proposed development area 
has previously been disturbed, which may limit the potential for archaeological remains 
associated with the battle. You should consult your archaeological advisors, if you have 
not already, and they should be able to provide advice on the potential for archaeological 
remains and mitigation where appropriate. 
 
Planning authorities are expected to treat our comments as a material consideration, and 
this advice should be taken into account in your decision making.  Our view is that the 
proposals do not raise historic environment issues of national significance and therefore 

By email to: 
Developmentmanagement@pkc.gov.uk 
 
Perth and Kinross Council 
Pullar House 
35 Kinnoull Street 
Perth 
PH1 5GD 

Longmore House 
Salisbury Place 

Edinburgh 
EH9 1SH 

 
Enquiry Line: 0131-668-8716 
HMConsultations@hes.scot 

 
 

Our case ID: 300045947 
Your ref: 20/00952/FLL 

 
25 August 2020 
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Historic Environment Scotland – Longmore House, Salisbury Place, Edinburgh, EH9 1SH 
 
 
Scottish Charity No. SC045925 

VAT No. GB 221 8680 15 

 
 

we do not object.  However, our decision not to object should not be taken as our support 
for the proposals.  This application should be determined in accordance with national and 
local policy on development affecting the historic environment, together with related 
policy guidance. 
 

Further Information 
This response applies to the application currently proposed.  An amended scheme may 
require another consultation with us. 
 
Guidance about national policy can be found in our ‘Managing Change in the Historic 
Environment’ series available online at www.historicenvironment.scot/advice-and-
support/planning-and-guidance/legislation-and-guidance/managing-change-in-the-
historic-environment-guidance-notes/. Technical advice is available through our 
Technical Conservation website at www.engineshed.org. 
 
Please contact us if you have any questions about this response.  The officer managing 
this case is Nicola Hall who can be contacted by phone on 0131 668 8919 or by email on 
nicola.hall@hes.scot 
 
Yours faithfully 
 
 
 
 
Historic Environment Scotland  
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24rd June 2021

CDS Planning Local Review Planning Body

Planning Department 

Perth & Kinross Council

Application ref.  20/00952/FLL

Dear Councillors, 

In reply to Ms Simpson's email of 18th June we would like to make the following  

comments for consideration by the Local Review Body.

1. As owners of Tigh Grianach, which adjoins the the development site and is the 

only property directly affected, we stand by our previous representations 

regarding the application.  The decision of the Review Body is therefore of 

particular importance to us. 

2.  If the refusal is confirmed the applicant has other options. Our understanding is 

that the previous planning consent 16/01594/FLL is still in force. That consent is 

for Change of use and alterations to former reservoir building to form a 

dwellinghouse.  The applicant can therefore re-apply under that consent, possibly

seeking to demolish the reservoir building in order to build a taller echo house on 

the site. 

3. The 2016 consent includes provision for a vehicular access from the parking area 

beside the A923 down to the reservoir building, a provision which would involve 

considerable tree felling. The original consent 08/01100/FUL contained no such 

provision, merely a walkway from the parking area down to the property. From 

the 2020 application we note that this is exactly what the applicant proposes, a 

walkway to their property rather than a vehicular drive. If such an arrangement is 

replicated in an amended application, there will be minimal tree loss within the 

wood and minimal amenity loss for the owners of Tigh Grianach.

Yours faithfully,

Michael & Brigit Anderson
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Representation by Bryan Porter 

In respect of A Local Review 

Relating to Planning Application Ref. 20/00952/FLL 

The Scottish Outdoor Access Code, prepared under s10 of the Land Reform (Scotland) Act 

2003, and approved by Scottish Parliament, provides guidance on the Laws relevant to 

outdoor access in Scotland. 

As set out at section 2.1 of the Scottish Access Code 

Public rights of way become established through a history of public use, and common law. 

The requirements for status as a right of way are that:  

 the route must run from one public place to another public place  

 the route must follow a more or less defined route  

 the use must have been on the assumption of right, not based on express or implied 

consent  

 there must have been continuous use of the route by members of the public (not 

merely use in connection with a particular property) from one public place to 

another, for at least 20 years. (This time period stems from the Prescription and 

Limitation (Scotland) 

In accordance with the Countryside (Scotland) Act 1967, it is the duty of a local planning 

authority to assert, protect and keep open and free from obstruction or encroachment any 

public right of way which is wholly or partly within their area. 

Under the Town and Country Planning (Scotland) Act 1997, a planning authority may by 

order extinguish a right of way where land has been acquired or appropriated for planning 

purposes and is being held by the local authority. But that is not the situation here, and in 

any event such extinguishment must be confirmed by the Scottish Ministers, if such 

extinguishment is opposed. In any event the local authority must be satisfied that an 

alternative right of way will be provided. 
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Access rights are ‘material considerations’ in development control. That is they are factors 

to be taken into account when the planning authority is considering an application for 

planning and may constitute a valid reason for refusing planning permission. 

A draft model planning condition in relation to access rights is provided in the Scottish 

Executive Guidance. It requires that a detailed plan of public access across the site is 

provided for the approval of the planning authority which shows, among other things, all 

existing paths, tracks and rights of way before and after completion of the proposed works. 

The concept of Core Paths was introduced within the Land Reform (Scotland) Act 2003. It 

obliges local authorities to create a Core Path Plan which may include rights of way. The 

creation of a Core Path Plan does not however reduce or negate the rights of access 

enshrined in previous legislation. 

Within the planning authority’s Delegated Report which recommends refusal of the 

planning application it states ‘There is a public path which runs along the southern part of 

the site, which is not a right of way or core path but does appear to be well used by the 

public. The applicant has taken on board a request for the path to be considered as part of 

the development and have committed to provide a re-routed path within land that is within 

their ownership. If permission had been granted, further details of the re-routed path and a 

scheme for its delivery would have been required via pre-commencement conditions as well 

as any additional impact on trees.’

The Delegated Report is quite wrong to assert that this path is not a right of way. Evidence 

has been provided to the planning authority which clearly demonstrates that the path in 

question meets all the criterion required for status of a right of way and no evidence has 

been provided to deny that status. Accordingly, the local planning authority is obliged to 

ensure the said path remains open. The fact that the path in question may not be included 

within the local authority’s Core Path Plan is clearly an omission by whoever compiled the 

plan. It does not adversely affect the public right of access to what is clearly a right of way. 
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In the event that the authority is minded to uphold the appeal, it is suggested that the path 

in question must be retained as a right of way and that access across the site is maintained 

and is not restricted in any way. 

Bryan Porter 

2 July 2021 
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Planning Responses V3 
 
 
Immediate Neighbours - Michael and Brigit Anderson 
In response to the comments raised by Michael and Brigit Anderson at neighbouring Tigh 
Grianach we note: 
 
⁃ Michael and Brigit Anderson sold us the plot in August 2019 having secured the 

existing planning permission for a dwelling house on the site in 2017. They had 
previously applied for and secured planning permission on the site in 2013. 

⁃ Prior to us purchasing the site, on 22 July 2019 Michael and Brigit Anderson visited 
the studio of our architect at that time (Mary Arnold-Forster Architects) to discuss 
our early plans to build a house in the same area of the site as our current 
application proposes in order to reduce flood risk and impact on the woodland. 

⁃ According to the note of the meeting held between Michael and Brigit Anderson 
and Mary Arnold-Forster on 22 July 2019, prepared by our then architect, Mary 
Arnold-Forster, upon viewing our plans Michael and Brigit Anderson raised no 
objections and said they were relieved we were not planning to build on the 
footprint of the reservoir. We agreed to purchase the plot once Michael and Brigit 
Anderson were aware of and content with the general nature of our plans. 

⁃ In July 2020, prior to us submitting our full application for planning permission we 
shared a physical copy of our design scheme with Michael and Brigit Anderson. 

⁃ In August 2020 Michael and Brigit Anderson circulated the attached cover letter 
(Annex1) and report from a Planning Consultant contracted by them to neighbours 
on the Blairgowrie Road and in Spoutwells, asking people to object to the planning 
application. This letter does not mention that Michael and Brigit Anderson applied 
for and secured the two previous planning permissions and then sold us the plot.  

⁃ Michael and Brigit Anderson then made a number of objections to our proposals 
which included objecting to elements of our application that are identical to the 
plans they themselves had previously applied for and secured (for example the 
access point). 

 
Access  
In response to the comments from Julie and Martin Foster regarding the safety of the 
access point we would note that the access is identical to the extant permission and we 
have improved the visibility splays previously agreed with PKC Roads Department. 
 
Path 
In response to the comments from William Hogg, Julie and Martin Foster, and Brian 
Potter regarding the path through the site we would note the following: 
 
⁃ The extant permission includes no condition or protections related to the path 

whose route would be blocked by the position of the house and driveway. 
⁃ Our application includes a proposal to re-route the path to maintain access 

through our site in a way that maintains our privacy. This is in line with the 
recommendation from the PKC Green Space officer. 

⁃ Our own monitoring of the site showed that the path is used primarily by residents 
of Spoutwells accessing the Blairgowrie road and vice versa.  
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⁃ As noted by the planning officer, the path is not a public right of way. The path 
does not directly link up with any other path and is not part of the core path 
network. The path as it meets Blairgowrie Road joins a section of A road with no 
pavement or safe pedestrian route.  

⁃ The extensive Dunkeld core path network passes within 50m of the site and is 
directly accessible to both residents of Blairgowrie Road and of Spoutwells without 
requiring access through the site. (image of core path network circumnavigating 
the plot below) 

⁃ We have found people traversing the site with their dogs rarely keep them on a 
lead and have experienced regular issues with dog fouling on the current path and 
across the site. We believe it is reasonable for us to wish to maintain our privacy 
and to be able to allow our children to play on our land without worrying about their 
safety.  

 
Many thanks, 
 
Caroline & Euan Robinson 
 
 
!
!
!
!
!
!
!
!
!
!
!
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Annex 1:  
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