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PERTH AND KINROSS COUNCIL 
 

 
Mr James Watters 
c/o Gateside Design 
22 Viewfield Terrace 
Dunfermline  
KY12 7HZ 
 

Pullar House 
35 Kinnoull Street 
PERTH   
PH1  5GD 
 

 Date 8th February 2013 
 

 
TOWN AND COUNTRY PLANNING (SCOTLAND) ACT  

 
Application Number: 12/02131/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 11th December 2012 for 
permission for Erection of a dwellinghouse Land 30 Metres North East Of 4 Blairfordel 
Steading Kelty     for the reasons undernoted.   
 
 
 

Development Quality Manager 
 
 

Reasons for Refusal 
 
 
1.  The proposed development is contrary to Policy 64 of the Kinross Area Local Plan and the 

adopted, revised Housing in the Countryside Guide 2012 as the proposals do not respect 
the character, layout and building pattern of the group. 

 
2.  The proposed development is contrary to Policy 31 of the Kinross Area Local Plan as the 

location, scale and design of the proposals do not appropriately respect the character or 
setting of the adjacent listed buildings. 

 
3.  The proposed development is contrary to Policy RD3, PM1 and HE2 of the Proposed Local 

Development Plan 2012 in failing to contribute successfully to the existing built and natural 
environment or appropriately respect the setting and character of existing development, 
including a resultant adverse impact on the setting of a listed building. 

 
 
Justification 
 
 
The proposal is not in accordance with the Development Plan and there are no material 
reasons which justify departing from the Development Plan 
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Notes 
 
 
The plans relating to this decision are listed below and are displayed on Perth and 
Kinross Council’s website at www.pkc.gov.uk “Online Planning Applications” page 
 
Plan Reference 
 
12/02131/7 
 
12/02131/1 
 
12/02131/2 
 
12/02131/3 
 
12/02131/4 
 
12/02131/5 
 
12/02131/6 
 
 

30



REPORT OF HANDLING 
 

DELEGATED REPORT 
 
 
Ref No 12/02131/FLL 
Ward No N8- Kinross-shire 
 
 
PROPOSAL:  Erection of a dwellinghouse 
    
LOCATION: Land 30 Metres North East Of 4 Blairfordel Steading Kelty    
 
APPLICANT: Mr J Watters 
 
RECOMMENDATION:  REFUSE THE APPLICATION 
 
SITE INSPECTION:  17 January 2013 
 

 
 
OFFICERS REPORT:  
 
Site Description and Background 
 
This application relates to an area of land (approximately 660sqm) immediately 
adjacent to the residential development of Blairfordel Steading and farmhouse, near 
Kelty. The site formed part of a former farm unit at Blairfordel Farm until consent was 
granted for the redevelopment of the wider site for residential development in 2005 
(Ref: 05/00909/FUL). Blairfordel Farm and its associated steading are category C 
listed. The residential development as part of the historic consent has been partially 
completed but it appears that work has halted with a number of units in the northern 
range of the traditional stone steading incomplete.  
 
The area of ground subject to this application is a flat open area of rough ground that 
historically formed part of the farm yard, adjacent to a large steel farm building that 
has since been removed. The site is bound to the north and east by the access to the 
residential development, to the west by a mature field hedge and to south by the 
north extents of the residential development. 
 
An application was recently submitted 12/01663/FLL for a single dwelling, which was 
recommended for refusal on three separate elements.  
 
 
Proposals 
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Full planning permission is being sought for the erection of a dwellinghouse within 
the site. The proposed dwelling is a three, bedroom single storey bungalow with an 
integral garage and a driveway access onto the existing access road to the north. 
The external finish of the proposed house is as previously detailed with rendered 
walls and roof tiles to match existing house. 
 
Assessment 
 
The main determining issues in this particular case are whether the proposal 
complies with the Development Plan and whether or not there are material 
considerations supporting approval contrary to the Development Plan.  In this 
instance the principal policy document is Housing in the Countryside Guide, 2012. 
 
In terms of the Council's revised Housing in the Countryside Policy it is considered 
that the relevant category to consider this proposal is 1. 'Building Groups'. This 
category outlines that consent may be granted for houses which extend the group 
into definable sites formed by existing topography and or well landscaped features 
which provide a suitable setting. It further states that all 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. 
 
In this instance the wider plot of land which the access wraps around is relatively well 
defined by the existing mature hedge rows and the steading development 
immediately to the south. It is therefore considered that the wider plot (not this site) 
may be identifiable as a potentially suitable area of ground for some element of 
residential development; subject to suitably designed, sensitive proposals, which 
fundamentally do not conflict with other development plan policies. However it is 
considered that in this case, the situation, scale and design of the proposed house 
remains unacceptable and cannot be supported. 
 
The steading development adjacent comprises of a mixture of converted traditional 
category C listed stone steading buildings and traditionally designed, new build 
houses. This revised proposal seeks permission to construct a generic bungalow that 
continues to appear completely at odds with the traditional character, design and 
setting of the adjacent development. As stated above, the HICG 2012 requires that 
the proposed development must respect the character, layout and building pattern of 
the existing group and it is considered that this is particularly important given that the 
adjacent steading and farm house are category C listed.  
 
I remain unconvinced therefore that this identified individual site of the wider 
undeveloped plot is appropriate to support in principle for any form of physical 
development, without adversely affecting the setting of the steading and farmhouse, 
which should continue to read as the dominant features in this road/street elevation.  
 
The proposed house on this particular plot is considered to adversely impact on the 
setting of the listed farmhouse and steading, whilst failing to relate to the original 
building group with any sensitivity or context. Despite being in relatively close 
proximity to the steading, it does not relate satisfactorily to it in form, siting or 
orientation, failing to form a meaningful, compact grouping within the landscape.  
 
Notwithstanding the aforementioned, the proposed design, massing, detailing and 
finishes still appear generic and out of character with the original farmhouse and 
steading. Although a principal building line has been identified and respected, 
following through from the original farmhouse, the proposed building on this site will 
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compete with it through views and setting of the principal elevations, distracting 
attention from it and reducing its prominence when it should remain the focus of its 
setting, with the steading as the deferential backdrop of the composition, which is the 
context within which any associated proposed building element should primarily be 
understood and sensitively respond to.  
 
In response to the previous refusal, the proposed building footprint now occupies less 
than 25% of the overall footprint, which is acknowledged as an improvement from the 
previous 42%.  
 
The site falls within an area known to possibly be at risk to unrecorded historic mining 
operations. In this regard the Coal Authority has been consulted as per the statutory 
requirements in areas that fall within the Coal Mining Development Referral Area. 
They have assessed the proposals and advised that records indicate that within the 
application site and surrounding area there are coal mining features and hazards 
which need to be considered in relation to the determination of this planning 
application; specifically likely historic unrecorded underground coal mining at shallow 
depth. A coal mining report has now been submitted; albeit after the planning 
application was lodged and validated. A follow up response concluded that there is 
limited evidence to support the conclusion that the site in question poses an overall 
low level risk of mining related ground instability/gas generation. 
 
The Coal Authority is of the opinion that the potential for unrecorded shallow coal 
mining workings cannot be entirely discounted on the basis of the information 
outlined within the submitted Coal Mining Risk Assessment and would therefore only 
remove their objection following conclusive intrusive site investigation works to 
confirm shallow coal mining conditions prior to the commencement of development.  
 
Education 
 
Cleish Primary School is currently considered to be at capacity by Education and 
Children's Services. Therefore the Council's recently approved Planning Guidance 
Note on Primary Education and New Housing Development will apply.  Under the 
new policy, as it applies to education infrastructure, the developer will be required to 
make a contribution of £6,395 towards the cost of increasing school capacity which 
could be either a financial payment upon which the planning consent will be issued or 
involve a Section 75 legal agreement which upon signing by both parties the planning 
consent will be issued.  The total amount required by the Policy is therefore £6,395. 
 
Conclusion 
 
In conclusion, the application must be determined in accordance with the adopted 
Development Plans unless material considerations indicate otherwise. In this respect, 
the proposal continues to fail to comply with the adopted Kinross Area Local Plan, in 
particular Policy 64 and Policy 31. The proposal also fails to comply with the 
Council's revised Housing in the Countryside Guide 2012 (Policy RD3 of the 
Proposed Local Development Plan 2012), Placemaking Policy PM1 and Listed 
Building Policy HE2 of the Proposed Local Development Plan 2012. I have taken 
account of material considerations and find none that would justify overriding the 
adopted Development Plan. On that basis the application is recommend for refusal. 
 
It is therefore considered that whilst there may some limited potential to develop the 
larger site (not currently part of the red site line submitted), the site as part of this 
application should remain undeveloped and landscaped to appropriately enhance 
and provide a suitable sensitive framework and hierarchy for the setting of the listed 
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buildings. Scope for two modest, semi detached, single storey cottages, situated to 
the east of the current proposal may be supported if appropriately and sensitively 
designed with careful consideration given to form, siting and orientation to form a 
meaningful, compact grouping within the landscape and crucially remaining 
deferential to the listed buildings when viewed from the principal road aspect.  
 
DEVELOPMENT PLAN 
 
The Development Plan for the area comprises the Approved TAYPlan June 2012 and 
the Adopted Kinross Area Local Plan 2004.  
 
TAYPlan June 2012 
 
There are no strategic issues of relevance raised by the TAYPlan 2012. 
 
Kinross Area Local Plan 2004 
 
Kinross Area Local Plan 2004 
 
The site lies within the landward area as identified in the Kinross Area Local Plan 
2004. The principal relevant policies of the Plan are summarised: 
 
Policy 2 'Development Criteria' provides criteria by which all developments will be 
judged. In particular, that the development should have a landscape framework, have 
regard to the scale, form, colour and density of development within the locality and 
should not result in a significant loss of amenity to the local community. 
 
Policy 5 ‘Landscape’ – indicates that landscape character should be enhanced 
through development. 
 
Policy 6 ‘Design and Landscaping’ 
The Council will require high standards of design for all development in the Plan 
Area. In particular encouragement will be given to: 
 

(a) The use of appropriate high quality materials. 
(b) Innovative modern design incorporating  

 
Policy 31: Listed Buildings 
There will be a presumption against the demolition of Listed Buildings and against 
works detrimental to their essential character. The settings of Listed Buildings will 
also be safeguarded.  
 
Policy 64: Housing in the Countryside 
The Council will normally only support proposals for the erection of individual houses 
in the countryside which fall into an identified category: 

1. Building Groups 
2. Renovation or Replacement of Houses 
3. Conversion or Replacement of Non-Domestic Buildings 
4. Operational Need 

 
 
Perth and Kinross Council Local Development Plan - Proposed Plan January 2012 
 
On the 30 January 2012 the Proposed Plan was published. The adopted Local Plan 
will eventually be replaced by the Proposed Local Development Plan. The Council's 
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Development Plan Scheme sets out the timescale and stages leading up to adoption. 
Currently undergoing a period of representation, the Proposed Local Development 
Plan may be modified and will be subject to examination prior to adoption. This 
means that it is not expected that the Council will be in a position to adopt the Local 
Development Plan before December 2014. It is therefore a material consideration in 
the determination of this application.  The principal relevant policies are in summary: 
 
Policy PM1: Placemaking 

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

Policy RD3: Housing in the Countryside 
The Council will support proposals for the erection, or creation through 
conversion, of single houses and groups of houses in the countryside.  

 
Policy HE2: Listed Buildings 

Seeks amongst other things to ensure that Listed Buildings are protected from 
inappropriate developments.  

 
Other Policies: 
 
Housing in the Countryside Guide 2012 
 
A revised Housing in the Countryside Policy was approved by the Council in August 
2012.  The policy applies over the whole local authority area of Perth and Kinross 
except where a more relaxed policy applies at present.  In practice this means that 
the revised policy applies to areas with other Local Plan policies and it should be 
borne in mind that the specific policies relating to these designations will also require 
to be complied with.  The policy aims to: 
  
•           Safeguard the character of the countryside; 
•           Support the viability of communities;  
•           Meet development needs in appropriate locations; 
•           Ensure that high standards of siting and design are achieved. 
 
The Council’s “Guidance On The Siting And Design Of Houses In Rural Areas” 
contains advice on the siting and design of new housing in rural areas. 
 
Development Contributions 2012 
 
Sets out the Council’s Policy for securing contributions from developers of new 
homes towards the cost of meeting appropriate infrastructure improvements 
necessary as a consequence of development. 
 
SITE HISTORY 
 
04/02157/PPLB Alterations and extension to convert existing steadings and shed 
buildings to form 6 dwellings, demolition of existing sheds and proposed erection of 4 
dwellinghouses with integral garages, also erection of 3 double garages at Blairfordel 
Farm, Kelty – Approved  
 
05/00910/LBC Alterations and extension to convert existing steadings and shed 
buildings to form 6 dwellings, demolition of existing sheds and proposed erection of a 
dwellinghouse and 3 double garages at Blairfordel Farm, Kelty – Approved  
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05/00909/FUL Alterations and extension to convert existing steadings and shed 
buildings to form 6 dwellings, demolition of existing sheds and proposed erection of a 
dwellinghouse and 3 double garages at Blairfordel Farm, Kelty – Approved  
 
12/01663/FLL – Erection of a dwellinghouse - Refused 
 
CONSULTATIONS/COMMENTS 

 
Conservation Team Considered to have an adverse impact on setting of listed 

building. 
 

Transport Planning No objection subject to conditions. 
 

 
Education And Children's 
Services 

Advise that the local primary school is above capacity – 
education contribution required if recommended for 
approval. 
 

 
Scottish Water No objection.  

 
 

The Coal Authority Original objection to proposals due to lack of Coal Mining 
Assessment. Following the submission of assessment, 
the Coal Authority considers that there is limited evidence 
to support the conclusion that the site in question poses 
an overall low level risk of mining related ground 
instability/gas generation. 
 
The Coal Authority is therefore of the opinion that the 
potential for unrecorded shallow coal mining workings 
cannot be entirely discounted on the basis of the 
information outlined within the submitted Coal Mining Risk 
Assessment and would therefore only remove their 
objection following conclusive intrusive site investigation 
works to confirm shallow coal mining conditions prior to 
the commencement of development.  
 

 
Environmental Health No comment. 

 
 
TARGET DATE: 10 February 2013 
 
REPRESENTATIONS RECEIVED: 
 
Number Received: 0 
 
Summary of issues raised by objectors: 
 
n/a 
 
Response to issues raised by objectors: 
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n/a 
 
Additional Statements Received: 
 
Environment Statement Not required 
Screening Opinion Not required 
Environmental Impact Assessment Not required 
Appropriate Assessment Not required 
Design Statement / Design and Access Statement None 

Report on Impact or Potential Impact 

Mining 
Report 
supplied – 
post 
submission 

 
Legal Agreement Required: 
 
No 
 
Direction by Scottish Ministers 
 
None 
 
Reasons:- 
 
 1 The proposed development is contrary to Policy 64 of the Kinross Area Local 

Plan and the adopted, revised Housing in the Countryside Guide 2012 as the 
proposals do not respect the character, layout and building pattern of the 
group. 

 
2 The proposed development is contrary to Policy 31 of the Kinross Area Local 

Plan as the location, scale and design of the proposals do not appropriately 
respect the character or setting of the adjacent listed buildings. 

 
3 The proposed development is contrary to Policy RD3, PM1 and HE2 of the 

Proposed Local Development Plan 2012 in failing to contribute successfully to 
the existing built and natural environment or appropriately respect the setting 
and character of existing development, including a resultant adverse impact 
on the setting of a listed building.  

 
Justification 
 
 1 The proposal is not in accordance with the Development Plan and there are no 

material reasons which justify departing from the Development Plan 
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3(i)(c) 
TCP/11/16(230)  

 
 
 
 
 
TCP/11/16(230) 
Planning Application 12/02131/FLL – Erection of a 
dwellinghouse on land 30 metres north east of 4 Blairfordel 
Steading, Kelty 
 
 
 
REPRESENTATIONS 
 

• Representation from Education and Children’s Services, 
dated 27 November 2012 

• Representation from Environmental Health Manager, dated 
19 December 2012 

• Objection from The Coal Authority, dated 3 January 2013 
• Representation from Transport Planning, 16 January 2013 
• Objection from Conservation Officer, dated 22 January 2013 
• Further representation from The Coal Authority, dated 

28 January 2013 
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Support Services is committed to providing a high level of customer service designed to meet the needs and 
expectations of all who may come into contact with us. Should you have any comments or suggestions you feel 

may improve or enhance this service, please contact ecssupportservices@pkc.gov.uk 

M e m o r      

 

 
To   Nick Brian 
   Development Quality Manager 
 
Your ref 12/02131/FLL 
 
Date  27 November 2012 
 
 
Education & Children’s Services 

a n d u m 
 

 
From  Gillian Reeves 
   Assistant Asset Management Officer 

 
Our ref  GR/CW 
 
Tel No  (4) 76395 
 
 
Pullar House, 35 Kinnoull Street, Perth PH1 5GD

 
 
Planning Application Ref No 12/02131/FLL 
 
This development falls within the Cleish Primary School catchment area.  
 
Based on current information this school will reach the 80% capacity threshold.    
 
   
Approved capacity   64 
   
Highest projected 7 year roll  53 
   
Potential additional children from this and 
previously   
approved/yet to be determined applications  11.34 
   
Possible roll  64.34 
   
Potential % capacity  100.5% 
   

 
 
 
 
Therefore I request that the Finalised Primary Education and New Housing Contributions 
Policy be applied to this application. 
 
Please do not hesitate to contact me should you require any further information. 
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M e m o r      

 

To   Development Quality Manager 
 
 
Your ref PK/12/02131/FLL 
 
 
Date  19 December 2012 
 
The Environment Service 

a n d u m 
 

From  Environmental Health Manager 
 
   
Our ref  KIM 
 
 
Tel No       01738 476442 
 
 Pullar House, 35 Kinnoull Street, Perth PH1 5GD

 
Consultation on an Application for Planning Permission 
 
PK/ 12/02131/FLL RE: Erection of a dwellinghouse Land 30 Metres North East Of 4 Blairfordel 
Steading Kelty for Mr James Watters 
I refer to your letter dated 13 December 2012 in connection with the above application and 
have the following comments to make. 
 
Water 
As per previous application (12/01663/FLL) this application relates to an erection of a 
dwellinghouse and states it will be connected to the public mains water supply, it is our 
understanding that no existing private water supplies will be affected by the proposed 
activities therefore we have no comment to make. 
 
Contamination 
A search of the historical records held by this service has identified that the proposed 
development area is sited close to an area where mining was previously carried out.  Old 
mine workings can generate significant amounts of methane as well as other gases which 
may pose a high risk to any developments in the area. In addition the land around the mine 
may have been used for the disposal of mine spoil or tailings. As such I recommend the 
following condition be applied to any consent given and any site investigation conducted 
should include a detailed gas survey. 
 
Condition 
Development should not begin until a scheme to deal with the contamination on the site has 
been submitted to and approved in writing by the planning authority.  The scheme shall 
contain proposals to deal with the contamination to include:  
 

I. the nature, extent and type(s) of contamination on the site 
II. measures to treat/remove contamination to ensure the site is fit for the use 

proposed 
III. measures to deal with contamination during construction works 
IV. condition of the site on completion of decontamination measures 

 
Before any residential unit is occupied the measures to decontaminate the site shall be fully 
implemented as approved by the planning authority. Verification that the schemes proposals 
have been fully implemented must also be submitted to the planning authority. 
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The Environment 
Service  

M E M O R A N D U M 
    

To Callum Petrie From Niall Moran 
 Planning Officer  Transport Planning Technician 
   Transport Planning  
    
Our ref: NM Tel No. Ext 76512 
    
    
Your ref: 12/02131/FLL Date 16 January 2013 
  
 

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

 
TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 1997 & ROADS (SCOTLAND) ACT 1984 
 
With reference to the application 12/02131/FLL for planning consent for:- Erection of a dwellinghouse  
Land 30 Metres North East Of 4 Blairfordel Steading Kelty for Mr J Watters 
 
Insofar as the Roads matters are concerned I do not object to the proposed development provided the 
conditions indicated below are applied, in the interests of pedestrian and traffic safety.  
 
• Prior to the occupation or use of the approved development turning facilities shall be provided within 

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

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

 

 
To   Callum Petrie 
    
 
Your ref 12/02131/FLL 
 
 
Date  22/01/13 
 
The Environment Service 

a n d u m 
 

 
From  Rachel Haworth 

 
 
Our ref  * 
 
 
Tel No  75357 
 
Pullar House, 35 Kinnoull Street, Perth PH1 5GD

 
 
Conservation/Design comments 
Land 30m north east of 4 Blairfordel Steading, Kelty – erection of a dwellinghouse 
 
Blairfordel Farm and its associated steading are category C listed.  The design of this 
proposal has been amended following a previous refusal. 
 
However, I am not convinced that this site is appropriate in principle for this type of 
development as, although it is in relatively close proximity to the steading, it does not relate 
satisfactorily to it in form, siting or orientation and as a result does not form a meaningful, 
compact grouping within the landscape. 
 
Notwithstanding this, the proposed design, massing, detail and finishes still appear generic, 
and out of character with their surroundings.  Although a front building line has been struck 
from the adjacent farmhouse, the proposal will compete with it in views of the principal 
elevation, distracting attention from it and reducing its prominence when it should remain the 
focus of its setting with the steading as the deferential backdrop to the composition. 
 
I therefore object to the proposal. 
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