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REPORT OF HANDLING 
 

DELEGATED REPORT 
 

Ref No 21/01029/IPL 

Ward No P9- Almond & Earn 

Due Determination Date 22nd August 2021  

Draft Report Date 13th September 2021 

Report Issued by AMB  Date 16 September 2021  

 

PROPOSAL:  

 

Erection of a dwellinghouse (in principle) 

    

LOCATION:  Land 120 Metres North West Of Prinns Smithy, 

Glenfarg    

SUMMARY: 
 
This report recommends refusal of a planning in principle application for the erection 
of a dwelling on a site outside Glenfarg 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. 
 
SITE VISIT: 
 
In line with established practices, the need to visit the application site has been 
carefully considered by the case officer.  The application site and its context have been 
viewed by a variety of remote and electronic means, such as aerial imagery and 
Streetview, in addition to photographs submitted by interested parties.  
 
This information has meant that, in this case, it is possible and appropriate to 
determine this application without a physical visit as it provides an acceptable basis 
on which to consider the potential impacts of this proposed development. 
 
BACKGROUND AND DESCRIPTION OF PROPOSAL 
 
This planning application seeks to secure a planning in principle permission for a 
single dwelling, on a site immediately to the north of a consented residential site 
outside of Glenfarg.  
 
SITE HISTORY 
 
Detailed planning permission has existed on the site to the south for some time for 
the erection of three large, detached dwellings - with some recent revisions to the 
layout, house types and road layouts being approved in 2020 (20/01792/FLL) and 
earlier in 2021 (21/00143/FLL). Construction has commenced in relation to the latest 
permission.  
 
This current planning application is essentially looking to add a four dwelling to the 
development.  
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PRE-APPLICATION CONSULTATION 
 
Pre-application advice was offered to the applicant, which suggested that the 
proposal would be contrary to Council policy due to the lack of an existing landscape 
framework.  
 
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.   
 
There are no national planning policies or guidance which are directly relevant to this 
proposal, however rural development and new housing (in suitable locations) are 
supported by the SPP. 
 
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). 
 
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 is located within the landward area of the LDP2, where the following policies 
would be applicable to a new residential proposal,  
 
Policy 1A: Placemaking   
Policy 1B: Placemaking   
Policy 5: Infrastructure Contributions   
Policy 19: Housing in the Countryside   
Policy 41: Biodiversity   
 
OTHER COUNCIL POLICIES 
 
Placemaking Guide 2020 
 
This is the most recent expression of Council policy towards Placemaking 
Standards.  
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Developer Contributions and Affordable Housing 2020 
 
This is the most recent expression of Council policy towards developer contributions.  
 
Housing in the Countryside Guide 2020 
 
This is the most recent expression of Council policy towards new housing in the 
open countryside.  
 

EXTERNAL CONSULTATION RESPONSES 
 

Perth And Kinross Heritage Trust has commented on the proposal in terms of 
local archaeology and has raised no issues.  
 

INTERNAL COUNCIL COMMENTS 

 

Environmental Health has commented on the planning application in terms of 
private water and contaminated land and have raised no objections.  
 
Transport Planning have commented on the proposal in terms of road and access 
related matters and have raised no issues - subject to standard conditions being 
imposed on any permission.  
 
Development Contributions Officer has commented on the proposal in terms of 
developer contributions and indicated that there is a need for both Primary Education 
and Transport Infrastructure contributions in the event of any approval being 
forthcoming.  
 
Tree Officer has commented on the proposal and suggest that in the event of any 
approval being forthcoming, a detailed submission must have sufficient new planting 
to complement existing trees and hedges.   
 
REPRESENTATIONS 
 
Two letters of representations have been received, both of which are raising general 
comments as opposed to objecting or supporting the proposal. The comments raised 
within these representations include,  
 

• Private Water issues 

• Foul drainage  

• Access issues  
 
These issues are addressed the main appraisal section below.  
 
ADDITIONAL STATEMENTS 
 

Screening Opinion  EIA Not Required 

Environmental Impact Assessment (EIA): 

Environmental Report 

Not applicable 
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Appropriate Assessment AA Not Required 

Design Statement or Design and Access 

Statement 

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 terms of other material considerations, consideration of the Council’s SPG on 
Placemaking, Housing in the Countryside and also Developer Contributions are 
material considerations.  
 
Policy Appraisal 
 
The site is located within the landward area of the LDP2, where Policies 1 
(Placemaking) and 19 (housing in the countryside) are applicable. Policy 1 seeks to 
ensure that all new development does not adversely impact on the character of the 
area concerned, whilst Policy 19 is the LPD2 version of the Housing in the 
Countryside Policy and should be read in conjunction with the SPG of 2020. Both 
these policies outline acceptable instances for new housing in the open countryside.  
 
Land Use  
 
The adjacent site is under construction for three dwellings.  
 
Whilst not completed, it is considered reasonable to take these proposed dwellings 
into account. Accordingly, this current proposal is an extension to an (soon to be) 
existing building group – which is typically defined as being three of more properties.  
 
At the moment the proposed site is undefined to its northern and western 
boundaries, with the only recognised boundaries and containment being the road to 
the east and the edge of the construction site to the south. This arrangement is not 
ideal and makes the proposal contrary to the aims of the HITCP which only allows 
for the extension of building groups to be undertaken when the proposal extends the 
group into a readily definable adjacent site that is formed by existing topography, 
roads or well-established existing landscape features such as a watercourse or 
mature tree belt which will provide a suitable setting. This is not the case here.  
 
To this end, the proposal is contrary to the Council’s Housing in the Countryside 
Policies, as contained in the LDP2 and the SPG of 2020 due to the lack of landscape 
framework.  
 
There is also a secondary area of concern.  
 
Acceptable development which expands existing building groups should also respect 
the character of that existing group under the requirement of Policy 1 of the LDP2, 
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which looks to protect existing areas the character and amenity of the area 
concerned.  
 
The proposed site would be a slightly awkward shape compared to the other 
proposed plots to the south, and whilst this is only an in-principle application, the 
siting of a dwelling on the site would not relate to what has already been approved, 
and is in the process of being built out. The likely position and relationship of any 
proposed dwelling on the site would not sit comfortably with the already approved 
units and look incongruous.  
 
As such the proposal is also considered to be contrary to Policy 1 of the LDP2 due to 
the fact that the proposal would not respect the existing (proposed) building pattern.  
 
 
Residential Amenity 
 
The proposal will have little direct impact on existing residential amenity and 
providing a suitable house type and location is advanced at a detailed stage, there 
should not be any advance impact on the residential amenity of the approved units to 
the south.  
 
Visual Amenity, Design and Layout 
 
In terms of the impact on the visual amenity of the area, the dwelling will be seen 
within a group of dwellings which are already consented.  
 
However, as stated previously the shape of the plot and the likely relationship with 
the consented houses to the south would result in a development that is not in 
keeping with the character of the area, which in turn would be the detriment of the 
visual amenity of the area.  
 
In terms of other design and layout matters, as this is a planning in principle 
application only these will be fully considered during consideration of a detailed 
submission.  
 
Roads and Access 
 
The proposal raises no issues in terms the proposed means of vehicular access. 
Subject to appropriate details being brought forward, there should also be no reason 
why suitable onsite parking and turning can not be delivered.  
 
Drainage and Flooding 
 
At this stage, the proposal raises no issues in terms of drainage of flooding matters.  
 
At the detailed planning stage, further consideration of the means of foul drainage 
and also surface water disposal will be considered further. It is noted that some 
notes of interest have been raised within the letters of representation concerning foul 
drainage, however this is not considered to be significant issue which cannot be 
addressed via an appropriate technical solution.  
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Contaminated Land 
 
The proposal raises no issues with contaminated land issues.  
 
Private Water  
 
There are some known private water supplies in the area. In the event of any 
approval being forthcoming, standard conditions and informative notes should  
 
 
Conservation Considerations 
 
There is a listed building (Balvaird Castle) and Scheduled Monument in the area, 
however theses are some distance away and the proposal would not impact on their 
cultural assets qualities. PKHT have been consulted, and have no objections.  
 
 
Natural Heritage and Biodiversity 
 
The tree officer has made detailed comments on the planning application in terms of 
landscaping issues, and these should be incorporated into any approval.  
 
Developer Contributions 
 
Affordable Housing  
 
There is no affordable housing requirement as part of this development.  
 
Primary Education  
 
In the event of any approval being forthcoming, there will be a need for a primary 
education contribution to be secured.  
 
Transport Infrastructure  
 
In the event of any approval being forthcoming, there will be a requirement for a 
developer contribution will be required.  
 
A9 Junction Improvements 
 
The site is located outwith the catchment area for A9 Junction Improvements so no 
developer contribution for this is necessary.  
 
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.  
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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 
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 Development Plan. 
 
Accordingly, the proposal is refused on the grounds identified below: 
 
1 The open nature of the site means that it does not have a good existing 

landscape framework that provides a definable site for a new dwelling. To this 
end, the proposal is contrary to Policy 19 (Housing in the Countryside) of the 
Perth and Kinross adopted Local Development Plan 2 (2019) and also the 
approved Supplementary Planning Guide on Housing in the Countryside 
2020. Both these policies state that for acceptable proposals which extend an 
existing building group, proposals must extend the group onto a readily 
definable site which is formed by existing topography, roads or well-
established existing landscape features such as a watercourse or mature tree 
belt which will provide a suitable setting.  

 
2 As a result of the awkward shape of the site and the likely relationship 

between a new dwelling on the site and the proposed dwellings to the south, 
the proposal would not respect the character of the existing building group - 
that is based around the under construction residential development to the 
south. The proposal would thereafter have an adverse impact on the visual 
amenity of the local area. Accordingly, the proposal is contrary to Policy 1 
(Placemaking) of the adopted Perth and Kinross Local Development Plan 2 
(2019) which seeks to ensure that new development respects the character 
and amenity of the place concerned.  

 
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.  
 
Procedural Notes 
 
Not Applicable. 
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PLANS AND DOCUMENTS RELATING TO THIS DECISION 
 
01, 02 and 03 
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M e m o r      

 

 
To   Development Quality Manager 
 
Your ref 21/01029/IPL 
 
Date  30 June 2021 

 
The Environment Service 

a n d u m 
 

 
From  Regulatory Service Manager 
 
Our ref  MA 
 
Tel No       01738 476476 
 
 Pullar House, 35 Kinnoull Street, Perth PH1 5GD

 
 
 
Consultation on an Application for Planning Permission 
 
RE: Erection of a dwellinghouse (in principle)  Land 120 Metres North West Of Prinns Smithy 
Glenfarg     for AA Aggregates Construction Ltd 

 
I refer to your letter dated 30 June 2021 in connection with the above application and have 
the following comments to make. 
 
Water (assessment date – 8/7/21) 
 
Recommendation 
I have no objections to the application but recommend the undernoted condition and 
informatives be included in any given consent. 
 
Comments 
 
The development is for a dwelling house in a rural area with private water supplies (including 
Old Fargie Cottage Supply and Millburn Glenfarg supply) believed to serve properties in the 
vicinity.  To ensure the new development has an adequate and consistently wholesome 
supply of water and to maintain water quality and supply in the interests of residential 
amenity and ensure the private water supply or septic drainage systems of neighbours of the 
development remain accessible for future maintenance please note the following condition 
and informatives.  It should be noted that once the development is operational this Service 
may have statutory duties detailed in the Water Intended for Human Consumption (Private 
Supplies) (Scotland) Regulations 2017 to monitor the water quality.  No public objections 
relating to the water supply were noted at the date above. 
 
WS00 Condition 
 
Prior to the commencement of the development hereby approved, details of the location and 
measures proposed for the safeguarding and continued operation, or replacement, of any 
septic tanks and soakaways, private water sources, private water supply storage facilities 
and/or private water supply pipes serving properties in the vicinity, sited within and running 
through the application site, shall be submitted to and approved in writing by the Council as 
Planning Authority.  The subsequently agreed protective or replacement measures shall be 
put in place prior to the development being brought into use and shall thereafter be so 
maintained insofar as it relates to the development hereby approved. 
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WAYL - Informative 1 
 
The applicant should ensure that any existing wayleaves for maintenance or repair to 
existing private water supply or septic drainage infrastructure in the development area are 
honoured throughout and after completion of the development.  
 
PWS - Informative 2 
 
The applicant shall ensure the private water supply for the dwellinghouse/ development 
complies with the Water Scotland Act 1980 (Section 63), The Private Water Supplies 
(Scotland) Regulations 2006 and The Water Intended for Human Consumption (Private 
Supplies) (Scotland) Regulations 2017.  Detailed information regarding the private water 
supply, including the nature, location and adequacy of the source, any storage tanks/ 
pipework and the filtration and disinfection treatment proposed to ensure provision of an 
adequate and consistently wholesome water supply shall be submitted to Perth and Kinross 
Council Environmental Health in line with the above Act and Regulations. 
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Comments to the Development Quality Manager on a Planning Application 

Planning 
Application ref. 

21/01029/IPL Comments 
provided 
by 

Lucy Sumner 
 

Service/Section Strategy & Policy 
 
 

Contact 
Details 

Development Contributions 
Officer: 
Lucy Sumner  
 

Description of 
Proposal 

Erection of a dwellinghouse (in principle) 
 
 

Address  of site Land 120 Metres North West Of Prinns Smithy Glenfarg 
 

Comments on the 
proposal 
 
 
 
 

Primary Education   
 
With reference to the above planning application the Council Developer 
Contributions Supplementary Guidance requires a financial contribution 
towards increased primary school capacity in areas where a primary school 
capacity constraint has been identified. A capacity constraint is defined as 
where a primary school is operating at over 80% and is likely to be operating 
following completion of the proposed development, extant planning 
permissions and Local Development Plan allocations, at or above 100% of 
total capacity. 
 
This proposal is within the catchment of Arngask Primary School.  
 
Transport Infrastructure  
 
With reference to the above planning application the Council Transport 
Infrastructure Developer Contributions Supplementary Guidance requires a 
financial contribution towards the cost of delivering the transport infrastructure 
improvements which are required for the release of all development sites in 
and around Perth.  
 
The application falls within the identified Reduced Transport Infrastructure 
Supplementary Guidance boundary and a condition to reflect this should be 
attached to any planning application granted. 
 

Recommended 
planning 
condition(s) 
 
 

Primary Education    
 
CO01 The development shall be in accordance with the requirements of 

Perth & Kinross Council’s Developer Contributions and Affordable 
Housing Supplementary Guidance 2020 in line with Policy 5: 
Infrastructure Contributions of the Perth & Kinross Local 
Development Plan 2 (2019) with particular regard to primary 
education infrastructure, or such subsequent Guidance and 
Policy which may replace these. 

 
 
RCO00 Reason – To ensure the development is in accordance with the 

terms of the Perth and Kinross Local Development Plan 2 (2019) 
and to comply with the Council’s policy on Developer 
Contributions and Affordable Housing Supplementary Guidance 
2020. 
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Transport Infrastructure  
 
CO00 The development shall be in accordance with the requirements of 

Perth & Kinross Council’s Developer Contributions and Affordable 
Housing Supplementary Guidance 2020 in line with Policy 5: 
Infrastructure Contributions of the Perth & Kinross Local 
Development Plan 2 (2019) with particular regard to transport 
infrastructure, or such subsequent Guidance and Policy which 
may replace these. 

 
RCO00 Reason – To ensure the development is in accordance with the 

terms of the Perth and Kinross Local Development Plan 2 (2019) 
and to comply with the Council’s policy on Developer 
Contributions and Affordable Housing Supplementary Guidance 
2020. 

Recommended 
informative(s) for 
applicant 
 
 

N/A 
 

 

Date comments 
returned 

05 July 2021] 
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M e m o r      

 

 
To Development Quality Manager 
 
    
 
Your ref 21/01029/IPL 
 
Date  20 July 2021 

 
Communities 

a n d u m 
 

 
From  Regulatory Services Manager 
    
    

 
Our ref  KIM 
 
Tel No  (4) 76442 

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

 
 
Consultation on an Application for Planning Permission 
PK21/01029/IPL RE: Erection of a dwellinghouse (in principle) Land 120 Metres North West 
Of Prinns Smithy Glenfarg for AA Aggregates Construction Ltd 

 
I refer to your letter dated 30 June 2021 in connection with the above application and have 
the following comments to make. 
 
Contaminated Land 
Comments 
 

A search of the historical mapping has not identified any potential sources of contamination 
likely to impact upon the proposed development site and there is no further information held 
by the Authority to indicate that the application area has been affected by contamination.  
However, it shall be the responsibility of the applicant to satisfy themselves that the ground 
conditions are suitable for the development for which planning consent has been granted.   
 
Recommendation 
 
A search of the historic records did not raise any concerns regarding ground contamination 
and therefore I have no adverse comments to make on the application.   
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Comments to the Development Quality Manager on a Planning Application 

Planning 
Application ref. 

21/01029/IPL Comments 
provided by 

Dean Salman 
Development Engineer 

Service/Section Transport Planning Contact 
Details 

 

Description of 
Proposal 

Erection of a dwellinghouse (in principle) 

Address of site Land 120 Metres North West Of Prinns Smithy 
Glenfarg 

Comments on the 
proposal 
 
 
 

The Roads Maintenance Partnership have made comment so as to highlight 
that no private drainage to be connected or discharged from this site onto 
publicly maintained ditch or carriageway.  
 
Insofar as the Roads matters are concerned, I have no objections to this 
proposal on the following condition. 
 

Recommended 
planning 
condition(s) 
 
 

The development shall not commence until the following specified matters 
have been the subject of a formal planning application for the approval of the 
Council as Planning Authority. All matters regarding: access, car parking, 
public transport facilities, walking and cycling facilities, the road layout, 
design and specification (including the disposal of surface water) shall be in 
accordance with the standards required by the Council as Roads Authority (as 
detailed in the National Roads Development Guide) and to the satisfaction of 
the Planning Authority. 

Recommended 
informative(s) for 
applicant 
 
 

 

Date comments 
returned 

 20 July 2021 
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Consultee Planning App. 
Ref: 

Request Date Response Date 

Paul Kettles, Enforcement Officer (Trees) 
 

21/01029/IPL 30.06.21 09.08.21 

Proposed Development Erection of Dwellinghouse, North West Prinns, Smithy, Glenfarg. 

Site Address 
 

Land 120 Metres North West Of Prinns Smithy Glenfarg for AA 
Aggregates Construction Ltd 

Introduction 
 
 
 
 
 
 
 
 
 
 
Existing Woodland  
 
 
 
 
 
 
Native Hedgerow 
 
 
 
New Tree Planting 
 
 
Conclusion 
 
 
 
 
Recommendation 
 
 
 
 
 
 

An in-principle planning application has been submitted for the erection of a dwellinghouse 
and garage, on a former paddock. 
 
The site layout shows that within the site is an area of existing woodland, and proposed 
native hedgerows to the boundaries, and tree planting, with the remaining space being to 
lawn, and the access. 
 
It is important that the proposed dwelling is integrated into the site by use of existing and 
proposed landscaping, and that the advent of development does not have detrimental 
impact on existing trees of amenity value. 
 
No details have been provided in respect of the existing woodland, and there are no photos 
provided which would assist in assessing the type, nature, and composition of the 
woodland. The plan indicates that the woodland will be retained, and it is recommended 
that a standard tree protection condition is applied in order to secure the protection of the 
wooded area, to protect the site from the adverse impact of construction, and introduction 
of services. 
 
No details have been provided in respect of the proposed hedgerow.  Details should be 
provided confirming species selection, stock size, plant density and arrangement, and plant 
protection. 
 
No details have been provided in respect of the proposed tree planting.  Details should be 
provided confirming stock size, species selection, site preparation, and plant protection. 
 
An application has been submitted, which is generally considered appropriate, however, 
the proposal lacks details, and details of the existing woodland and proposed landscaping 
should be provided. There is a necessity to ensure the protection of existing trees at the 
site by imposition of a planning condition. 
 
Support the planning application and impose a planning condition requiring existing trees 
to be protected in accordance with BS5838:2012, and require submission of details for the 
existing woodland, and for the proposed hedgerow and trees (as detailed above). 
 
Paul Kettles 
Planning Enforcement Officer (Trees) 
09 August 2021. 
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