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Page 1 of 3 

 

 
Mr Bob Baillie 
c/o OSA 
Paul O'Shea 
Treetops 
Trochry 
Dunkeld 
PH8 0DX 
 

Pullar House 
35 Kinnoull Street 
PERTH   
PH1  5GD 
 

Date of Notice: 2nd March 2021 
 

  
TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 

 
Application Reference: 20/01974/FLL 

 
I am directed by the Planning Authority under the Town and Country Planning (Scotland) 
Acts currently in force, to refuse your application registered on 5th January 2021 for 
Planning Permission for Erection of 2 dwellinghouses Land 80 Metres South Of 
Bowerswell Waterloo Bankfoot   
 
 

David Littlejohn 
Head of Planning and Development 

 
 
Reasons for Refusal 
 
1 By virtue of the distance between the existing buildings, the site is not considered to be 

located within an existing building group but is considered to be an extension to an 
existing group and / or an infill site. As the site has a very open landscape framework 
which is not capable of absorbing the development proposed and would not respect the 
existing building pattern/size/shapes of neighbouring plots, the proposal is contrary to the 
specific requirements of both the building groups and infill sites sections of the Council's 
Housing in the Countryside Guide 2020 and Policy 19 of Perth and Kinross Council's 
Local Development Plan 2 (2019). These policies both seek to ensure that all proposals 
which extend existing building groups or takes place between existing buildings (infill), 
takes place within definable sites that are formed by existing topography and / or well 
established landscape features, have a good landscape setting with suitable site 
boundaries and would result in a development that respects the existing building pattern 
of the area. 
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2 The site is elevated above the public road and is in a prominent position in the 

landscape. Notwithstanding a significant degree of proposed 'cutting' into the natural 
levels/slopes to reduce the visual prominence of the development, it has not been 
demonstrated that the development would not have an adverse impact on the visual 
amenity of the area. Accordingly, the proposal is contrary to Policy 1A of the Perth and 
Kinross Council's Local Development Plan 2 (2019) which seeks to ensure that all 
developments contribute positively to the quality of the surrounding built and natural 
environment. 

 
3 The site is elevated above the public road and is in a prominent position in the 

landscape. Notwithstanding a significant degree of proposed 'cutting' into the natural 
levels/slopes to reduce the visual prominence of the development, it has not been 
demonstrated that the development would not have an adverse impact on the visual 
amenity of the area and artificial levels are having to be created. Accordingly, the 
proposal is contrary to Policy 1B of the Perth and Kinross Council's Local Development 
Plan 2 (2019) which seeks to ensure that all proposals respect the existing site 
topography and any surrounding important landmarks, views or skylines as well as the 
wider landscape character of the area. 

 
 Justification 
 

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

 
 
 

Notes 
 
 
The plans and documents relating to this decision are listed below and are 
displayed on Perth and Kinross Council’s website at www.pkc.gov.uk “Online 
Planning Applications” page 
 
 
Plan Reference 
 
01 
 
02 
 
03 
 
04 
 
05 
 
06 
 
07 
 
08 
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REPORT OF HANDLING 
 

DELEGATED REPORT 
 

Ref No 20/01974/FLL 

Ward No P5- Strathtay 

Due Determination Date 4th March 2021  

Draft Report Date 1st March 2021 

Report Issued by AMB Date 1 March 2021 

 

PROPOSAL:  

 

Erection of 2 dwellinghouses 

    

LOCATION:  Land 80 Metres South Of Bowerswell Waterloo, 

Bankfoot   

SUMMARY: 
 
This report recommends refusal of a detailed planning application for two dwellings 
on a site at Waterloo as the development is considered to be contrary to the relevant 
provisions of the Development Plan and there are no material considerations 
apparent which justify setting aside the Development Plan. 
 
DATE OF SITE VISIT:  In accordance with the on-going restrictions of the 
coronavirus pandemic, the application site has not been visited by the case 
officer.  The application site and its context have, however, been viewed by 
Streetview, aerial/satellite photographs and previously visited by the case officer and 
this is considered sufficient enough to bring this planning application to a conclusion. 
 
BACKGROUND AND DESCRIPTION OF PROPOSAL 
 
This planning application seeks to secure a detailed planning application for the 
erection of two dwellings in Waterloo, near Bankfoot - on a rising site adjacent to the 
public road.  
 
Both dwellings will offer two levels of accommodation, with the upper level contained 
within the roofspace.  
 
A new vehicular access from the public road is proposed.  
 
SITE HISTORY 
 
The site has a long planning history, including a detailed application for 7 dwellings 
being refused in 2016 (09/01526/FLL).  
 
Two other previous planning applications for residential development on similar sites 
have also been refused in the past, one in 2018 (17/01953/IPL and one in 2019 
(19/01577/IPL).  
 
The 2019 application was also dismissed by the Council’s Local Review Body.  
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2019 application, with indicative layout of 

two units shown 
 

 
Current proposal, including the area to 

the south. 

 
PRE-APPLICATION CONSULTATION 
 
None undertaken.  
 
NATIONAL POLICY AND GUIDANCE 
 
The Scottish Government expresses its planning policies through The National 
Planning Framework, the Scottish Planning Policy (SPP), Planning Advice Notes 
(PAN), Creating Places, Designing Streets, National Roads Development Guide and 
a series of Circulars.   
 
Of relevance to this planning application are,  
 
The Scottish Planning Policy 2014 

The Scottish Planning Policy (SPP) was published in June 2014 and it sets out 
national planning policies which reflect Scottish Ministers’ priorities for operation of 
the planning system and for the development and use of land.  The SPP promotes 
consistency in the application of policy across Scotland whilst allowing sufficient 
flexibility to reflect local circumstances. It directly relates to: 

• the preparation of development plans; 

• the design of development, from initial concept through to delivery; and 

• the determination of planning applications and appeals. 
 
Of specific relevance to planning application are, 
 

• Paragraphs 74 - 83, which relates to Promoting Rural Development Paragraphs 
109 -134, which relates to Enabling Delivery of New Homes 
 

DEVELOPMENT PLAN 
 
The Development Plan for the area comprises the TAYplan Strategic Development 
Plan 2016-2036 and the Perth and Kinross Local Development Plan 2 (2019). 
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TAYplan Strategic Development Plan 2016 – 2036 - Approved October 2017 
 
Whilst there are no specific policies or strategies directly relevant to this proposal the 
overall vision of the TAYplan should be noted.  The vision states “By 2036 the 
TAYplan area will be sustainable, more attractive, competitive and vibrant without 
creating an unacceptable burden on our planet. The quality of life will make it a place 
of first choice where more people choose to live, work, study and visit, and where 
businesses choose to invest and create jobs.” 
 
Perth and Kinross Local Development Plan 2 – Adopted November 2019 
 
The Local Development Plan 2 (LDP2) is the most recent statement of Council policy 
and is augmented by Supplementary Guidance. 
 
The site lies within the landward area of the LDP2, where the following policies 
would be applicable to a new residential development,  
 
Policy 1A: Placemaking   
Policy 1B: Placemaking   
Policy 5: Infrastructure Contributions   
Policy 19: Housing in the Countryside   
 
OTHER COUNCL POLICIES 
 
Housing in the Countryside Guide 2020 
 
This is the most recent expression of Council policy towards new Housing in the 
open Countryside.  
 
Placemaking Guide 2020 
 
This is the most recent expression of Council policy towards Placemaking 
Standards.  
 
Developer Contributions and Affordable Housing 2020 
 
This is the most recent expression of Council policy towards Developer Contributions 
and Affordable Housing provision.  
 
INTERNAL COUNCIL COMMENTS 
 

None undertaken.  

 

EXTERNAL CONSULTATION RESPONSES 
 
None undertaken.  
 
  

225



4 

 

REPRESENTATIONS 
 
Six letters of representations have been received, five of which are objecting to the 
proposal and one is raising a neutral comment. One of the objections was from the 
local Community Council.  
 
In terms of the objections, the main issues raised are,  
 

• Contrary to the LDP2 and HITCG 2020 

• Out of character with the area  

• Impact on visual amenity  

• Overlooking 

• Loss of amenity  

• Excessive Height  

• Drainage concerns 

• Surface water issues  

• Road safety issues  
 
These issues are addressed in the main appraisal section below.  
 
ADDITIONAL STATEMENTS 
 

Screening Opinion  Not Required 

Environmental Impact Assessment (EIA): 

Environmental Report 

Not applicable 

Appropriate Assessment AA Not Required 

Design Statement or Design and Access 

Statement 

Submitted/Not Required 

Report on Impact or Potential Impact  Not Required 

 
APPRAISAL 
 
Sections 25 and 37 (2) of the Town and Country Planning (Scotland) Act 1997 
require that planning decisions be made in accordance with the development plan 
unless material considerations indicate otherwise.  The Development Plan for the 
area comprises the approved TAYplan and the adopted LDP2. 
 
In this case, the sites planning history and compliance with the HITCG 2020 are 
material considerations.  
 
Policy Appraisal 
 
In terms of land use policies, as was the case for the 2019 planning application, the 
principal Development Plan land use policies directly relevant to this proposal are 
largely contained in the adopted Local Development Plan – which is the LDP2.  
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Within that Plan, the site lies within the landward area where Policies 1 
(placemaking) and 19 (HITCP) would be directly applicable to a new residential 
proposal.  
 
Policy 1 seeks to ensure that all new developments contribute positively to the 
quality of the surrounding built and natural environment, respecting the character 
and amenity of the existing area, whilst Policy 19 relates to new Housing in the 
Countryside and states that the supplementary planning guidance (SPG) will be 
applicable to new proposals in the landward area. The most recent SPG on Housing 
in the Countryside is the 2020 version.  
 
For reasons outlined below, the proposal is considered contrary to both the LDP2 
and the Housing in the Countryside Guide 2020. 
 
Land Use Acceptability 
 
The site remains within the landward area of the LDP2, which has been adopted 
since the previous refusal in 2019.  
 
To this end, Policy 19 of the LDP2 is directly applicable to this proposal.  
 
This policy relates to the Housing in the Countryside Policy and is directly linked to 
the associated SPG, the Housing in the Countryside Guide 2020 (HITCG) which 
offers a more detailed policy background and is the most recent expression of 
Council opinion towards new housing in the open countryside.  
 
In addition to the Council’s Housing in the Countryside Policies, Policy 1 of the LDP 
also states (amongst other things) that all proposals should respect the character 
and amenity of the existing area.  
 
The acceptability of the proposal in land use terms still comes down to an 
assessment of the proposal against the HITCG 2020, and also the more general 
aims of Policy 1 of the LDP2.  
 
The site forms part of the gap or ‘space’ between a small group of residential 
properties located to the north west, and other residential properties and their 
curtilages to the south east.  
 
Accordingly, the relevant sections of the HITCG which would be applicable to this 
proposal would be building groups and infill sites.  
 
By definition of what is proposed (i.e. the proposal is not a conversion, replacement 
non-residential building, replacement house, operational need/local worker house or 
development on rural brownfield land), the other sections of the HITCG are not 
relevant, and this position is generally shared by the applicant’s agent in their 
supporting papers.  
 
To this end, the proposal needs to be against both the building groups, and infill 
sections.  
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In terms of acceptable new development within or adjacent to an existing group, the 
HITCG states that consent will only be granted for new houses that are located 
within existing building groups provided they do not detract from both the residential 
and visual amenity of the group, and the character, scale and form of the existing 
grouping. The policy goes on to say that consent will also be also be granted for 
houses which extend the group providing that the development takes place into a 
readily definable, adjacent site which is formed by existing topography and or well-
established landscape features that would provide a suitable setting. All acceptable 
proposals must respect the character, layout and building pattern of the group and 
demonstrate that a high standard of residential amenity can be achieved for the 
existing and proposed house(s). 
 
As per the 2019 application, the full width of the gap between the curtilages of the 
dwellings to the north east and south west is in excess of over 90m, which is not 
insignificant. For this current planning application, the site boundaries do take into 
account the full extent of the ‘gap’ and excludes a fairly significant area which is 
adjacent to the public road – which is a change from the 2019 application when it 
was excluded. 
 
It nevertheless remains the case that the distances involved are of such a scale that 
the site is not considered to be within an existing building group – even though there 
may be buildings at either end of the site - as the site is simply not considered to be 
closely related to both buildings at either end.  
 
Accordingly, the proposal is not considered acceptable as development within an 
existing building group, as the development site is not considered to be within a 
building group.  
 
In terms of an extension of existing building groups, it is accepted that there is an 
established building group to the north west -which is typically defined as being 3 or 
more dwellings or buildings of reasonable scale. Under the 2019 there was a 
concern that the site excluded a large area along the road side where there is little in 
the way of natural site containment, and the previous site simply merged into the 
further large area of land - which had previously been excluded.  
 
That large area of land has now been included within the site and is proposed for 
residential garden areas towards the roadside. As such, the road would offer some 
landscape containment to the wider site.   
 
However, the change on the red line planning site does not change the fact that 
there is a large area of openness between the road (and some scattering of trees), 
and the proposed curtilages/development, and there would remain a concern about 
the extent of the landscape containment and site definition for a new development.  
 
Even if new landscaping was introduced to contain the immediately area for the 
residential curtilage, that would leave a large area of open space adjacent to the 
road. If no new landscaping was introduced, a gap of around 40m from the road and 
30m from the top of a raised back would be left before the presence of the dwellings 
– which would result in the the appearance of them siting in open landscape, which 
is not what the HITCP looks to promote. 
 

228



7 

 

The proposal is therefore also considered to be contrary to the specific requirement 
of the requirements of building groups, in relation to the extension of existing building 
groups.   
 
In terms of infill sites, the HITCG policy offers support for new development of up to 
2 new houses in gaps between established houses or a house and another 
substantial building at least equivalent in size to a traditional cottage may be 
acceptable where, 
 

• The plot or plots created are comparable in size to the neighbouring plots and 
have a similar size of road frontage. 

 

• The proportion of each plot occupied by the infill house or houses is no 
greater than that of the neighbouring plots. 

 

• There are no uses in the vicinity which would prevent the achievement of an 
adequate standard of amenity for the infill house or houses, and the amenity 
of any existing neighbouring house is maintained. 

 

• The size and design of the infill house or houses is sympathetic to the 
neighbouring buildings. 

 

• The full extent of the gap is included within the infill plot or plots – for the 
avoidance of doubt, the retention of a field access within the infill plot or plots 
will not be permitted. 

 
 
The submitted proposal for a two-dwelling proposal, would accord with first 
requirement of ‘infill’ sites in terms of the numbers, and it would also fill the ‘gap’ 
between the two building groups at either end.  
 
However, the sizes of the resultant two plots would bear little reasonable 
resemblance to the sizes the curtilages of the adjacent buildings and dwellings to the 
north and south, and certainly would not respect it. There are some larger plots 
further away which may be more comparable in their widths, but very few which 
would be comparable in terms of both their width and overall plots sizes.  
 
In terms of other issues, both developments involving building groups and also infill 
opportunities should be acceptable from a visual point of view, and also should not 
be located on prominent, skyline locations. In this case, the site is significantly 
elevated, and any development would have a clear impact on the visual amenity of 
the area.  
 
It is now proposed to drop the finished levels of the dwelling by ‘cutting’ into the 
natural slopes significantly, which will reduce the impact but such a level of cutting to 
make a more acceptable is not in the spirt of the HITCG and adds to the argument 
that the site, as it naturally is not suitable for development.  
 
In all, the proposal is considered to be contrary to the Council’s Housing in the 
Countryside Policies.  
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Visual Amenity, Design and Layout 
 
In isolation from the site’s physical characteristics, the house types and layout are 
acceptable, and the house types are of a high standard in terms of their design and 
finishes.  
 
However, significant amount of cutting that is proposed is not normal good practice 
for sites, but in this case is being advanced to alleviate visual concerns – which it 
has not been demonstrated will be fully addressed by such measures.  
 
Residential Amenity 
 
In terms of the direct impact on existing residential amenity, the location of the 
dwellings and the location of neighbours is such that there should not be any direct 
adverse impact in terms of overlooking / loss of privacy etc. It is noted that within the 
representations concerns are raised about the change in levels between existing and 
the proposed, and the elevated nature of the two dwellings. They will be higher than 
the existing properties, and if an approval is to be forthcoming further consideration 
of landscaping and boundary treatments should be considered to reduce the 
potential for overlooking / loss of privacy to occur.  
 
In terms of being able to provide for a suitable level of residential amenity, the 
majority of the amenity space would be sloping to some degree, however an 
appropriate level of usable space could be provided for both dwellings.  
 
Roads and Access 
 
In terms of road related matters, in principle the proposal raises no issues.  
 
Drainage and Flooding 
 
In terms of drainage and flooding matters there are no concerns at this stage.  
 
As a result of the elevated levels of the site, consideration of surface water disposal 
will need to be considered if the development is progressed and this should be 
conditioned with any approval being forthcoming.  
 
Conservation Considerations 
 
There are no listed buildings, conservations areas or archaeology affected by the 
proposal. There is also no known local or scheduled archaeology on the site.  
 
Natural Heritage and Biodiversity 
 
The proposal raises no issues in terms of bio-diversity issues.  
 
Comparable Sites 
 
The proposals listed by the applicant as examples of similar sites to this current 
proposal, are not similar to what is proposed here, and this proposal should be 
considered on its own planning merits.  
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Developer Contributions 
 
Affordable Housing  
 
As this proposal is for two dwellings only, there is no requirement for any affordable 
housing provision.  
 
Primary Education  
 
At the moment, Bankfoot PS is not operating at capacity and no developer 
contributions for primary education are necessary.  
 
Transport Infrastructure 
 
The site is outwith the catchment area for transport contributions. 
 
A9 Junction Improvements 
 
The site is located outwith the catchment area for the A9 Junction Improvements  
 
Economic Impact 
 
The economic impact of the proposal is likely to be minimal and limited to the 
construction phase of the development. 
 
VARIATION OF APPLICATION UNDER SECTION 32A  
 
The application has not been varied.  
 
PLANNING OBLIGATIONS AND LEGAL AGREEMENTS 
 
None required.   
 
DIRECTION BY SCOTTISH MINISTERS 
 
None applicable to this proposal. 
 
CONCLUSION AND REASONS FOR DECISION 
 
To conclude, the application must be determined in accordance with the adopted 
Development Plan unless material considerations indicate otherwise.  In this respect, 
the proposal is considered to be contrary to the Development Plan.  Account has 
been taken of the relevant material considerations and none has been found that 
would justify overriding the adopted Development Plan. 
 
Accordingly, the proposal is refused on the grounds identified below: 
 
1 By virtue of the distance between the existing buildings, the site is not 

considered to be located within an existing building group but is considered to 
be an extension to an existing group and / or an infill site. As the site has a 
very open landscape framework which is not capable of absorbing 
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development proposed and would not respect the existing building 
pattern/size/shapes of neighbouring plots, the proposal is contrary to the 
specific requirements of both the building groups and infill sites sections of the 
Council's Housing in the Countryside Guide 2020 and Policy 19 of Perth and 
Kinross Council's Local Development Plan 2 2019. These policies both seek 
to ensure that all proposals which extend existing building groups or takes 
places between existing buildings (infill), takes place within definable sites that 
are formed by existing topography and / or well established landscape 
features, have a good landscape setting with suitable site boundaries and 
would result in a development that respects the existing building pattern of the 
area. 

 
2 The site is elevated above the public road and is in a prominent position in the 

landscape. Notwithstanding a significant degree of proposed ‘cutting’ into the 
natural levels/slopes to reduce the visual prominence of the development, it 
has not been demonstrated that the development would not have adverse 
impact on the visual amenity of the area. Accordingly, the proposal is 
therefore contrary to Policy 1A of the Perth and Kinross Council’s Local 
Development Plan 2 2019 which seeks to ensure that all developments 
contribute positively to the quality of the surrounding built and natural 
environment. 

 
3 The site is elevated above the public road and is in a prominent position in the 

landscape. Notwithstanding a significant degree of proposed ‘cutting’ into the 
natural levels/slopes to reduce the visual prominence of the development, it 
has not been demonstrated that the development would not have adverse 
impact on the visual amenity of the area and artificial levels are having to be 
created. Accordingly, the proposal is contrary to Policy 1B of the Perth and 
Kinross Council’s Local Development Plan 2 2019 which seeks to ensure that 
all proposals respect existing site topography and any surrounding important 
landmarks, views or skylines as well as the wider landscape character of the 
area. 

 
Justification 
 
The proposal is not in accordance with the Development Plan and there are no 
material reasons which justify departing from the Development Plan. 
 
Informatives 
 
None, refusal.  
 
Procedural Notes 
 
Not Applicable. 
 
PLANS AND DOCUMENTS RELATING TO THIS DECISION 
 
01 – 08 (inclusive)  
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Comments for Planning Application 20/01974/FLL

 

Application Summary

Application Number: 20/01974/FLL

Address: Land 80 Metres South Of Bowerswell Waterloo Bankfoot

Proposal: Erection of 2 dwellinghouses

Case Officer: Andrew Baxter

 

Customer Details

Name:  Rhonda McRorie

Address: 

 

Comment Details

Commenter Type: Neighbour

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

Comment Reasons:

  - Adverse Effect on Visual Amenity

  - Excessive Height

  - Light Pollution

  - Loss Of Sunlight or Daylight

  - Over Looking

Comment:I own 2 Bowerswell currently marked as unmade land on the planning application

drawings.

I would like to know what the distance between my home and the proposed house on Plot 1 would

be and whether or not it would sit above and thus overlooking my entire property.

I do feel the size and style of the proposed houses would not sit comfortably with directly

neighbouring properties. While there are other large houses within the community they are set

back and not in elevated positions.
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7 February 2021 

Dear Sir 

Comments on - 20/01974/FLL Land 80 Metres South Of Bowerswell Waterloo 
Bankfoot

As the property owner of , I 
would like to make the following comments regarding the above planning application. 

1. The scale and external appearance of the proposed properties does not 
maintain the character of Waterloo as a small rural hamlet. 

2. Siting and aspect of the proposed properties is such that there is further 
detrimental effect on the privacy of Waterloo Farm.  

3. Any new proposed shared sewage treatment plant for the development should 
be registered with SEPA and the arrangements for maintenance and upkeep of 
plant clearly stated before it is commissioned. 

4. All aspects of surface water management for the development should be 
clearly understood and measures to manage surface water installed prior to 
any major construction being undertaken.  This is to ensure that surface water 
does not cross either over or under the main B867 road and onto the land 
owned by Forgandenny Property Ltd. 

Yours faithfully 

Wendy Grant 
Director 
Forgandenny Property Ltd 
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Development Management  
Perth & Kinross Council Planning and Development  
Pullar House  
35 Kinnoull Street  
Perth 
PH1 5GD 
  7th February 2021 

 

Planning Application Reference: 20/ 01974/ FLL 

 

Dear Sir/ Madam, 

I object to the proposed plans, as I did to the previous application reference 19/01577/IPL 

(refused and at appeal) and reference 17/01953/ IPL (refused), for the following reasons which 

appear, on the proposed plans, to not have been addressed. In addition, I am concerned as a 

resident of Waterloo that despite the clear reasoning given for the refusal, there appears to be 

no attempt to address any of the original issues, principally the concern highlighted below by 

The Perth and Kinross Council Planning Department, dated 25th November 2019;  

“By virtue of the distance between the existing buildings, the site is not considered to  be located 

within an existing building group, but is considered to be an extension to  an existing group and 

/ or an infill site. The site does not have a) a good landscape  framework which is capable of 

absorbing the proposal, b) site boundaries which are  capable of providing a suitable enclosure 

and c) comparable plot sizes/shape which  would respect the existing building pattern/size of 

neighbouring plots. To this end,  the proposal is contrary to the specific requirements of both 

the building groups and  infill sites sections of the Council's Housing in the Countryside Guide 

2012 and  Policy RD3 of Perth and Kinross Council's Local Development Plan 2014, which  both 

seek to ensure that all proposals which extend existing building groups or  takes places between 

existing buildings (infill), takes place within definable sites  that are formed by existing 

topography and / or well established landscape  features, have a good landscape setting with 
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suitable site boundaries and would  result in a development that respects the existing building 

pattern of the area.” 

My additional, original concerns are re-iterated below: 

• The proposed houses are out of character within the hamlet of Waterloo and 

furthermore, remain contrary to Perth and Kinross Housing in the Countryside policy; 

• The elevation of the proposed houses overlooks our property; 

• There are currently drainage problems from the last development at Bowerswell, 

Waterloo, resulting in water crossing the road causing the following: flooding to the 

field opposite the properties; flooding the road (B867), causing dangerous driving 

conditions when freezing; and travelling into our property and the Waterloo burn 

adding to the historical issues of flooding in the nearby village of Bankfoot. 

• The sewage system currently being used has a bad smell and future houses would have 

to use the same system that is not fit for purpose, thus adding to the problem. 

• When conditions are freezing or there is snow on the ground, vehicles from the 

adjoining Bowerswell houses currently have a problem accessing their properties with 

their vehicles and have no alternative, other than to park on the main road. I can see 

this being a similar issue with the proposed planning, given the elevation of the access 

point, with the potential of up to 8-10 additional vehicles being parked on the main 

road in bad weather conditions. 

 

We are not against future housing in Waterloo, but we believe the proposed application needs 

to carefully consider the above concerns that would impact adversely on our rural community. 

 

Yours sincerely, 

 

Graham Hardie. 

 

 

240



Comments for Planning Application 20/01974/FLL

 

Application Summary

Application Number: 20/01974/FLL

Address: Land 80 Metres South Of Bowerswell Waterloo Bankfoot

Proposal: Erection of 2 dwellinghouses

Case Officer: Andrew Baxter

 

Customer Details

Name: Mr Graham Hardie

Address: 

 

Comment Details

Commenter Type: Neighbour

Stance: Customer objects to the Planning Application

Comment Reasons:

  - Contrary to Development Plan Policy

  - Excessive Height

  - Flooding Risk

  - Out of Character with the Area

  - Road Safety Concerns

Comment:This is the 5th application for this site. It was my understanding that this site was

deemed non developmental at the last application & appeal. The houses proposed appear to be

out of keeping with Waterloo being very tall for such an elevated site. The major issues with this

development (and any further proposals on this side of the road) lies with road safety especially in

heavy rainfall when torrents of water from existing new properties cascade across the road and

have been diverted into the field on the opposite side of the B567 - as a result this is now a

quagmire since no provision has been made to pipe this water to the Meikle Obney burn. At this

time of year, this water just adds an extra ice hazard on the road at what is already a dangerous

corner. Any further development can only exacerbate an already dangerous situation.

There is also a real danger of developing such a steep site as soil from the fields beyond Waterloo

are already being washed down in very significant amounts on to the road. If the land shown,

currently held in place by vegetation, is developed then any free soil can only share the same fate

and end up blocking the ditches and covering the road.
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Comments for Planning Application 20/01974/FLL

 

Application Summary

Application Number: 20/01974/FLL

Address: Land 80 Metres South Of Bowerswell Waterloo Bankfoot

Proposal: Erection of 2 dwellinghouses

Case Officer: Andrew Baxter

 

Customer Details

Name: Dr Douglas Kydd

Address: 

 

Comment Details

Commenter Type: Neighbour

Stance: Customer objects to the Planning Application

Comment Reasons:

  - Excessive Height

  - Flooding Risk

  - Inappropriate Land Use

  - Road Safety Concerns

Comment:I have just become aware of this development proposal and am writing to express my

concern at any further development in this area until the risks of flooding are addressed. I live

downstream at Rowallan and was involved only last week in contacting Perth Council Emergency

Services on behalf of my 93 year old neighbour (Mrs Connie Anderson, Roselea Cottage) when

her house was on the point of being flooded by the Meikle Obney burn. The high water level

resulted in flooding of outhouses and the failure of her heating system, a major danger for anyone

at this time of year, never mind one of advanced years. Every additional building only contributes

further to the flooding potential - I have lived here for 34 years and have never experienced the

sort of levels in the burn that we have seen this year.

I am also concerned at any development on such an elevated site as the neighbouring farmland is

constantly being washed down on to the road in massive quantities. Currently, the soil on this site

is fixed by vegetation but any development will destroy this and much of the soil will wash off into

the ditch, across the road and ultimately into the burn making the flooding potential all the greater.
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Chair: Catriona Davies  
Secretary:  Alan Squair 
Treasurer:  Sandy Love 
Committee: Rhona Pollok, Chris Pasteur 

Auchtergaven Community Council (Bankfoot) 

11 February 2021 
Andrew Baxter 
The Planning Service 
Perth and Kinross Council 
Pullar House 
Kinnoull Street 
Perth 
PH1 5DG 

Dear Andrew, 

Application for Planning Permission In Principle 20/01974/FLL  
Erection of 2 Dwellinghouses - Land 80 Metres South Of Bowerswell Waterloo 
Bankfoot 
Objection 

The Auchtergaven Community Council (ACC) has considered the above referenced 
application as well as receiving a number of representations from members of the 
community in Waterloo.  

The ACC has previously objected to the applications for this site, reference 08/01624/FUL 
(withdrawn), 09/01526/FLL (refused), 17/01953/IPL (refused) and 19/01577/IPL (refused and 
at appeal). 

This application does not appear to be for anything different to the previous application, 
which was refused and had its review dismissed by the LRP. Comments on the Applicant’s 
Design and Access Statement and a photo indication the extent of overlooking by the 
proposed development over the property “Hargan” are also attached. 

The ACC maintains its objection to this current application, which appears not to have 
adequately addressed the reasons for refusal of the previous applications. 

Yours faithfully, 

Chris Pasteur 
On behalf of the Auchtergaven Community Council 

Encs: Comments on Applicant’s Design and Access Statement, Photo showing Bowerswell 
proposed House 2 overlooking Hargan 

245



246



    
   

   
   

   
   

   
   

   
   

   
   

   
   
P

LA
N

N
IN

G
 S

TA
TE

M
EN

T 
   

   
   

   
   

   
   

   
   

   
 P

R
O

P
O

SE
D

 R
ES

ID
EN

TI
A

L 
D

EV
EL

O
P

M
EN

T 
 

  

0
 |

 P
 a

 g
 e

  

W
L 

B
F 

P
LA

N
N

IN
G

 S
TA

TE
M

EN
T 

1
.0

  

  
 

D
E

V
E

L
O

P
M

E
N

T
 S

IT
E

 –
 W

A
T

E
R

L
O

O
, 

B
A

N
K

F
O

O
T

, 
P

E
R

T
H

S
H

IR
E

 
D

es
ig

n
 &

 A
cc

es
s 

S
ta

te
m

en
t 

P
au

l O
’S

h
ea

 

A
b

st
ra

ct
 

Su
p

p
o

rt
in

g 
st

at
em

en
t 

fo
r 

p
ro

p
o

se
d

 d
ev

el
o

p
m

en
t 

o
f 

tw
o

 n
e

w
 d

w
el

lin
gs

 

247



D
ev

el
o

p
m

en
t 

si
te

 –
 W

at
er

lo
o

, 
B

an
k

fo
o

t,
 P

er
th

sh
ir

e 

 

1
 |

 P
 a

 g
 e

  

O
SA

  P
LA

N
N

IN
G

 S
TA

TE
M

EN
T 

1
.0

  

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

 
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

 
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
 

  
  

 
  

  

                        

                        

248



D
ev

el
o

p
m

en
t 

si
te

 –
 W

at
er

lo
o

, 
B

an
k

fo
o

t,
 P

er
th

sh
ir

e 

 

2
 |

 P
 a

 g
 e

  

O
SA

  P
LA

N
N

IN
G

 S
TA

TE
M

EN
T 

1
.0

  

Si
te

 O
w

n
e

r:
 M

 B
ai

lli
e 

A
n

d
 S

o
n

s 
 

M
u

ir
la

n
d

s 
Fa

rm
  

B
an

kf
o

o
t 

 
P

H
1

 4
A

R
  

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

  
A

ge
n

t:
 O

SA
 

Tr
e

et
o

p
s,

 T
ro

ch
ry

 
D

u
n

ke
ld

 . 
P

H
8

 0
D

X
 –

 0
1

3
5

0
 7

2
7

1
7

0
 

o
sh

ea
ar

ch
h

it
ec

tu
re

@
h

o
tm

ai
l.c

o
.u

k 
  

            
 C

o
n

te
n

ts
: 

  
 1

.0
  

In
tr

o
d

u
ct

io
n

  
  2

.0
  

Si
te

 D
es

cr
ip

ti
o

n
  

  3
.0

  
W

at
er

lo
o

   
  4

.0
  

Si
te

 A
tt

ri
b

u
te

s 
 

  5
.0

  
P

la
n

n
in

g 
H

is
to

ry
  

  6
.0

  
P

la
n

n
in

g 
P

o
lic

y 
A

p
p

ra
is

al
  

  7
.0

  
C

o
m

p
ar

ab
le

 C
o

n
se

n
te

d
 C

as
es

  
 8

.0
   

   
   

 D
es

ig
n

 p
ro

p
o

sa
l 

 9
.0

   
   

   
 S

u
m

m
ar

y 
 

      

249



D
ev

el
o

p
m

en
t 

si
te

 –
 W

at
er

lo
o

, 
B

an
k

fo
o

t,
 P

er
th

sh
ir

e 

 

3
 |

 P
 a

 g
 e

  

O
SA

  P
LA

N
N

IN
G

 S
TA

TE
M

EN
T 

1
.0

  

1
.0

 
In

tr
o

d
u

ct
io

n
  

 Th
e 

P
la

n
n

in
g 

A
p

p
lic

at
io

n
 p

ro
p

o
se

s 
re

si
d

en
ti

al
 d

ev
el

o
p

m
en

t 
o

n
 t

h
e 

si
te

. 
 

Th
is

 P
la

n
n

in
g 

St
at

em
en

t 
ill

u
st

ra
te

s 
th

e 
p

la
n

n
in

g 
at

tr
ib

u
te

s 
o

f 
th

e 
si

te
, p

ro
vi

d
es

 t
h

e 
p

la
n

n
in

g 
h

is
to

ry
 o

f 
th

e 
si

te
, a

n
al

ys
es

 t
h

e 
re

le
va

n
t 

p
la

n
n

in
g 

p
o

lic
y 

an
d

 r
ef

er
s 

to
 c

o
m

p
ar

ab
le

 c
as

es
.  

  
Th

is
 d

o
cu

m
en

t 
h

as
 b

ee
n

 p
re

p
ar

ed
 t

o
 s

u
p

p
o

rt
 a

 f
u

rt
h

er
 r

ev
is

ed
 a

p
p

lic
at

io
n

 a
n

d
 h

as
 b

ee
n

 
d

ev
el

o
p

ed
 w

it
h

 c
o

n
si

d
er

at
io

n
 t

o
 t

h
e 

p
re

vi
o

u
s 

re
fu

sa
ls

. 
  2

.0
 S

it
e

 D
e

sc
ri

p
ti

o
n

  
 p

ro
p

er
ti

es
 t

o
 t

h
e 

n
o

rt
h

 w
es

t 
an

d
 r

es
id

en
ti

al
 p

ro
p

er
ti

es
 t

o
 t

h
e 

so
u

th
 la

n
d

sc
ap

e 
fr

am
e

w
o

rk
. I

t 
is

 b
o

u
n

d
ed

 t
o

 t
h

e 
n

o
rt

h
ea

st
 b

y 
a 

d
ry

 s
to

n
e 

d
yk

e,
 a

n
d

 h
o

u
se

s,
 t

o
 t

h
e 

so
u

th
w

es
t 

b
y 

th
e 

B
8

6
7

 
ro

ad
 a

n
d

 a
 m

at
u

re
 n

at
iv

e 
n

u
m

b
er

 o
f 

h
o

u
se

s.
 T

h
e 

si
te

 r
is

es
 f

ro
m

 s
o

u
th

 w
es

t 
to

 n
o

rt
h

 e
as

t,
 t

h
e 

si
te

 is
 la

id
 t

o
 g

ra
ss

.  
Th

er
e 

is
 a

n
 e

xi
st

in
g 

ac
ce

ss
 t

o
 t

h
e 

si
te

 p
ro

vi
d

in
g 

ac
ce

ss
 o

n
to

/o
ff

 t
h

e 
B

8
6

7
 

ro
ad

. T
h

e 
si

te
 is

 s
er

ve
d

 w
it

h
 a

n
 e

xi
st

in
g 

se
w

ag
e 

tr
ea

tm
en

t 
p

la
n

t 
w

it
h

 c
ap

ac
it

y 
an

d
 r

ig
h

t 
o

f 
co

n
n

ec
ti

o
n

 f
o

r 
th

e 
p

ro
p

o
se

d
 d

ev
el

o
p

m
en

t.
   

  3
.0

 W
at

e
rl

o
o

 S
e

tt
le

m
e

n
t 

 
   W

at
er

lo
o

 is
 a

 h
am

le
t 

w
h

ic
h

 h
as

 g
ro

w
n

 s
p

o
ra

d
ic

al
ly

 a
n

d
 o

rg
an

ic
al

ly
.  

Th
e 

h
am

le
t 

o
f 

W
at

er
lo

o
 

is
 e

lo
n

ga
te

d
,  s

tr
et

ch
es

 f
o

r 
ap

p
ro

xi
m

at
el

y 
½

 a
 m

ile
 a

n
d

 s
tr

ad
d

le
s 

ei
th

er
 s

id
e 

o
f 

th
e 

B
8

6
7

 r
o

ad
.  

 
It

 is
 r

ea
so

n
ab

ly
 d

is
p

er
se

d
 a

n
d

 s
p

o
ra

d
ic

.  
  

O
ve

r 
ti

m
e,

 g
ap

/i
n

fi
ll 

si
te

s 
w

it
h

in
 t

h
e 

h
am

le
t 

an
d

 s
it

es
 o

n
 t

h
e 

fr
in

ge
 h

av
e 

b
ee

n
 d

ev
el

o
p

ed
 in

to
 

h
o

u
se

s.
   

 
Th

e 
m

ap
 o

p
p

o
si

te
 d

em
o

n
st

ra
te

s 
th

e 
p

ie
ce

m
ea

l w
ay

 in
 w

h
ic

h
 g

ap
/i

n
fi

ll 
si

te
s 

w
it

h
in

 W
at

er
lo

o
 

h
av

e 
b

ee
n

 d
ev

el
o

p
ed

 a
n

d
 c

le
ar

ly
 s

h
o

w
s 

a 
m

ix
tu

re
 o

f 
si

n
gl

e 
a 

d
o

u
b

le
 b

u
ild

in
g 

lin
es

 
th

ro
u

gh
o

u
t.

 
  

250

Chris Pasteur
Note
Text scrambled



Chris Pasteur
Note
Waterloo is an historical hamlet, named after the battle of Waterloo, after which soldiers were granted land in this hamlet. The sporadic and organic nature of its subsequent development has perhaps not best recognised this history, and the original feel of the hamlet has been drastically eroded by arguably inappropriate development. This is not a good reason for more inappropriate development.
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Is this a design report for the appeal, which was refused? If so, surely what it says has already been rejected?
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The topography and context of this site is entirely different to that of the one considered in the application.

Chris Pasteur
Note
Not the case for either of these bullets
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Note
The amienity of "Hargan" would be affected by its being overlooked by the proposed development.

Chris Pasteur
Note
The size and design is not comparable to properties to either side of the site.

Chris Pasteur
Note
This site is a field and is opposite another field. These break up the housing within the hamlet of Waterloo and could thus if developed contribute towards ribbon development.
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But the 2017 application Planning Officer's comment remains equally valid.
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Chris Pasteur
Note
What! Not even remotely. The site to the NW contains a 3 house terrace and 3 detached houses in a plot not appreciably different in size to one of the proposed plots covered by the application. 

Chris Pasteur
Note
The ACC agrees with the Planning Officer, not the applicant's agent.

Chris Pasteur
Note
As above, not comparable.
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Chris Pasteur
Note
It is not consistent with the property "Hargan" which it overlooks from a significantly higher elevation. In addition the main living room, the kitchen / dining area, is facing out over Hargan. This is not considered in the details below.
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Chris Pasteur
Note
All of these gap sites appear to be on level topography, whereas the site in this application is significantly elevated above the road and the neighbouring property "Hargan"
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Note
The section drawings show only cut(significant) and no fill, so this comment stating a neutral mass balance cannot be correct.
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Note
House 2 is not set within the topography at att as regards overlooking "Hargan". 

Chris Pasteur
Note
Don't agree with the comments re visual impact.

Chris Pasteur
Note
From interpretation of various decision notices and delegated reports, it is a fair assumption that this site is not suitable for houses.

Chris Pasteur
Note
This a subjective view. The ACC does not agree with it.
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