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Notice of Review

NOTICE OF REVIEW

UNDER SECTION 43A(8) OF THE TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 1997 (AS AMENDED)IN
RESPECT OF DECISIONS ON LOCAL DEVELOPMENTS

THE TOWN AND COUNTRY PLANNING (SCHEMES OF DELEGATION AND LOCAL REVIEW PROCEDURE)
(SCOTLAND) REGULATIONS 2013

THE TOWN AND COUNTRY PLANNING (APPEALS) (SCOTLAND) REGULATIONS 2008

IMPORTANT: Please read and follow the quidance notes provided when completing this form.
Failure to supply all the relevant information could invalidate your notice of review.

Use BLOCK CAPITALS if completing In manuscript

Applicant(s) Agent (if any)
Name |7 mm /7P0s BA/L (/€ Name [ e o S
Address

Address  1Taoemrs | TBecHe
Pz X Vs

Postcode %A‘f DOX

Postcode
Contact Telephone 1 Contact Telephone 1 | &/ 3Se  F22/36
Contact Telephone 2 Contact Telephone 2
Fax No Fax No
E-mail* | | E-mail* |[©SwreR Alce TETAE L iroetn . cq
(7 -
Mark this box to confirm all contact should be
through this representative:
Yes No
* Do you agree to correspondence regarding your review being sent by e-mail? E” D
Planning authority | ERgin A EjeodasT |
Planning authority’s application reference number | 1
Site address CRpod SO pn  SoX 0F Soc-etoai-

b v}FECco 0 Bl ErSoT

Description of proposed  |Z9ecrrocy o 22 Daeler & o SED
development

Vi i i Vi
Date of applicaton [© SI/ O// /2¢ ] Date of decision (if any) |O‘2.// o:’l/ 2.7 ]

Note. This notice must be served on the planning authority within three months of the date of the decision
notice or from the date of expiry of the period aliowed for determining the application.

Page 1 of 4
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Notice of Review
Nature of application

1.  Application for planning permission (including househotder application) E/
Application for planning permission in principle [:|
3. Further application (including development that has not yet commenced and where a time limit
has been imposed; renewal of planning permission; and/or modification, variation or removal of
a planning condition}
4. Application for approval of matters specified in conditions D

N

Reasons for seeking review

2. Failure by appointed officer to determine the appiication within the period allowed for

1. Refusal of application by appointed officer B/
determination of the application D
3. Conditions imposed on consent by appointed officer E]

Review procedure

The Local Review Body wilt decide on the procedure to be used to determine your review and may at any
time during the review process require that further information or representations be made to enable them
to determine the review. Further information may be required by one or a combination of procedures,
such as: written submissions; the holding of one or more hearing sessions and/or inspecting the land
which is the subject of the review case.

Please indicate what procedure {or combination of procedures) you think is most appropriate for the
handling of your review. You may tick more than one box if you wish the review to be conducted by a
combination of procedures.

1. Further written submissions IB/
2. One or more hearing sessions [
3. Site inspection : E/
4  Assessment of review documents only, with no further procedure D

If you have marked box 1 or 2, please explain here which of the matters (as set out in your statement
below) you believe ought to be subject of that procedure, and why you consider further submissions or a
hearing are necessary:

A S.re QrseT . et o~ &c—z AICOPIPASSY pISTT CT

Site inspection

In the event that the Local Review Body decides to inspect the review site, in your opinion:

Yes
1. Can the site be viewed entirely from public land? %.f't]

2 Is it possible for the site to be accessed safely, and without barriers to entry?

If there are reasons why you think the Local Review Body would be unable to undertake an
unaccompanied site inspection, please explain here:

VA

Page 2 of 4

182



85:55:60TZ0Z/F/0zWAI O3 idwerd

Notice of Review
Statement

You must state, in full, why you are seeking a review on your application. Your statement must set out all
matters you consider require to be taken into account in determining your review. Note: you may not
have a further opportunity to add to your statement of review at a later date. It is therefore essential that
you submit with your notice of review, all necessary information and evidence that you rely on and wish
the Local Review Body to consider as part of your review.

If the Local Review Body issues a notice requesting further information from any other person or body,
you will have a period of 14 days in which to comment on any additional matter which has been raised by
that person or body.

State here the reasons for your notice of review and all matters you wish to raise. If necessary, this can
be continued or provided in full in a separate document. You may also submit additional documentation
with this form.

SeE Acseawcrrsrd ferDer

Have you raised any matters which were not before the appointed officer at the time the Yes No
determination on your application was made? B/

If yes, you should explain in the box below, why you are raising new material, why it was not raised with
the appointed officer before your application was determined and why you consider it should now be
considered in your review.

Page 3 of 4
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Notice of Review
List of documents and evidence

Please provide a list of all supporting documents, materials and evidence which you wish to submit with
your notice of review and intend to rely on in support of your review.

o71ces ,BR TSt O AeUrS2e
S (G S RSl X

Note. The planning authority will make a copy of the notice of review, the review documents and any
notice of the procedure of the review available for inspection at an office of the planning authority until
such time as the review is determined. It may also be available on the planning authority website.

Checklist

Please mark the appropriate boxes to confirm you have provided all supporting documents and evidence
relevant to your review:

Full completion of all parts of this form

3

Statement of your reasons for requiring a review

All documents, materials and evidence which you intend to rely on (e.g. plans and drawings
or other documents) which are now the subject of this review.

!

Note. Where the review relates to a further application e.g. renewal of planning permission or
modification, variation or removal of a ptanning condition or where it relates to an application for approval
of matters specified in conditions, it is advisable to provide the application reference number, approved
plans and decision notice from that earlier consent.

Declaration

| the applicant/agent [delete as appropriate] hereby serve notice on the planning authority to
review the application as set out on this form and in the supporting documents.

i ya
Date |/¢/0 f//'w |

Signed

Page 4 of 4
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Notice of request for review -

Application Reference: 20/01974/FLL

application registered on 5th January 2021 for Planning Permission for Erection of 2 dwellinghouses
Land 80 Metres South Of Bowerswell Waterloo Bankfoot .

Client details —

Mr & Mrs Baillie

Agent details —

Mr Paul O’Shea
Treetops Studio

Perthshire
PH8 0DX

Tel -01350 727170
oshearchitecture@hotmail.co.uk

OSA has been formally appointed by the applicant (Mr & Mrs Baillie) to request a review of the
above mentioned application. The request is in response to the formal decision to refuse planning
for the proposal of 2 new dwellings. This application was submitted in direct response and aimed to
address the issues raised under the previous submissions for a successful outcome.

Reason given for refusal —

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 proposais 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.

185



186



00:95:60TZ02/#/0TWAT DM !dwerd

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 notural
environment.

Again, this is a subjective view, there are several existing properties within close proximity to this
proposed development site that are set further forward onto the public road and elevated higher
than what is being proposed here. Some of these properties are recent developments. Whilst this
should not be a justification itself, The two new houses have been designed to be cut into the
existing site, set to the back of each plot to ensure they hide their visual massing whilst respecting
the existing topography. The materials proposed (slate roof, timber and stone cladding will help the
houses sit respectively within their setting. The properties are not positioned on the peak of the hili
to ensure that they can be viewed with the backdrop of landscape behind. No material will be
required to be taken off site.

In theory, these properties will not be seen from the pubic road coming from either direction until
viewed directly from the plot frontages as they will be shielded from view by existing properties by
the road side. Even at this point, the houses are set back behind an existing knoli. it should be noted,
and as pointed out in the design statement submitted {also attached), conditions attached to the
any approval could include detailed landscaping and planting proposals to assist with any potential
visual impact of the development. This can be achieved without any disruption to the existing
landscape character and present topography.

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.

See notes above, the same principle applies to this objection.

Summary —

in conclusion, we feel that this application has not been given due ¢consideration. We have tried to
address the concern and recommendations of the previously rejected appiications. The level of
public objection on this application was considerably less than in previous attempts and of the few
concerns raised, we feel that this development will actually help to address some of the existing
concerns with the site (drainage, visual impact etc). What is being proposed here is not out of
character within the local area, these sites are set within the northern side of the B867, there are
two building lines with a variety of house styles at different elevations along the length of this
section of road. These properties exist along a distance of 191m to the west and as much as 700m to
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the south east. This proposal cannot be considered as ribbon development as it sits comparatively
within a site similar to the neighbouring properties.

The type and style of properties proposed have been constructed within similar settings throughout
Perthshire and have received positive response. In similar settings, the design has achieved national
recognition by being shortlisted to The Scottish home awards on several occasions and the designs
have been particularly complimented on their ability to enhance the local area.
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Development site — Waterloo, Bankfoot, Perthshire

LT:

O'Shea Architecture, Treetops Studio, Trochry, Dunkeld. Perthshire. PH8 0DX
Tel-01350 727170 email - osheaarchitecture@hotmaileo.uk
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4(iv)(b)

LRB-2021-15

LRB-2021-15

Planning Application — 20/01974/FLL — Erection of 2
dwellinghouses, land 80 metres south of Bowerswell,
Waterloo, Bankfoot

PLANNING DECISION NOTICE
REPORT OF HANDLING

REFERENCE DOCUMENTS (included in

applicant’s submission, pages 190-217)
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PERTH &

KINROSS
COUNCIL

Communities
Service

Mr Bob Baillie Pullar House
c/o OSA |3355 gmouu Street

Paul O'Shea PHI 5GD

Treeiops Date of Notice: 2" March 2021
Trochry

Dunkeld

PH8 ODX

TOWN AND COUNTRY PLANNING (SCOTLAND) ACT
Application Reference: 20/01974/FLL
| 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.

Page 1 of 3
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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.

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
(19/01577/1PL).

The 2019 application was also dismissed by the Council’s Local Review Body.

223



2019 application, with indicative layout of | Current proposal, including the area to
two units shown 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
e the determination of planning applications and appeals.

Of specific relevance to planning application are,

e 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).

2
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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.
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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): Not applicable

Environmental Report

Appropriate Assessment AA Not Required

Design Statement or Design and Access Submitted/Not Required

Statement

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.

6
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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,

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

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

e 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.

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

e 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.

8
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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

9
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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.

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.

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)

10
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A(iv)(c)

LRB-2021-15

LRB-2021-15
Planning Application — 20/01974/FLL — Erection of 2

dwellinghouses, land 80 metres south of Bowerswell,
Waterloo, Bankfoot

REPRESENTATIONS
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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: I

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:l own 2 Bowerswell currently marked as unmade land on the planning application
drawings.
| 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.
| 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 |
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
7™ February 2021

Planning Application Reference: 20/ 01974/ FLL

Dear Sir/ Madam,

| object to the proposed plans, as | did to the previous application reference 19/01577/I1PL
(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, | 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 25™ 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:

e 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;

e The elevation of the proposed houses overlooks our property;

e 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.

e 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.

e 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. | 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.
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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: Mr Graham Hardie

Address: I

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
guagmire 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: I

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:l 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. | 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 - | have lived here for 34 years and have never experienced the
sort of levels in the burn that we have seen this year.
| 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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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

Chair: Catriona Davies
Secretary: Alan Squair
Treasurer: Sandy Love
Committee: Rhona Pollok, Chris Pasteur
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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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Chris Pasteur
Note
What exactly is a "robust landscape framework", and why does the author think this is within one?
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Chris Pasteur
Note
Also the refusal was appealed by the Applicant, resulting in upholding of the decision to refuse.
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Chris Pasteur
Note
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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Chris Pasteur
Note
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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Chris Pasteur
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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Chris Pasteur
Note
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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Chris Pasteur
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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Chris Pasteur
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.


Development site — Waterloo, Bankfoot, Perthshire

O’Shea Architecture, Treetops Studio, Trochry, Dunkeld. Perthshire. PH8 0DX
Tel-01350 727170 email - osheaarchitecture@hotmail.co.uk
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