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TCP/11/16(324)
Planning Application 14/01083/IPL – Erection of
dwellinghouse and detached garage (in principle), land 130
metres south west of Speediehill House, Bankfoot

PLANNING DECISION NOTICE

REPORT OF HANDLING

REFERENCE DOCUMENT (part included in applicant’s
submission, see pages 25-27)
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PERTH AND KINROSS COUNCIL 
 

 
Mr Roy Smith 
c/o McKenzie Strickland 
23 Bank Street 
Aberfeldy  
PH15 2BB 
 

Pullar House 
35 Kinnoull Street 
PERTH   
PH1  5GD 
 

 Date 6th August 2014 
 

 

TOWN AND COUNTRY PLANNING (SCOTLAND) ACT  
 

Application Number: 14/01083/IPL 
 

 
I am directed by the Planning Authority under the Town and Country Planning 
(Scotland) Acts currently in force, to refuse your application registered on 16th June 
2014 for permission for Erection of dwellinghouse and detached garage (in 
principle) Land 130 Metres South West Of Speediehill House Bankfoot for the 
reasons undernoted.   
 
 
 

Development Quality Manager 
 
 

Reasons for Refusal 
 
1. The proposal is contrary to policy RD3 of the Local Development Plan 2014 and 

the Council's Housing in the Countryside Guide 2012 as the proposal fails to 
satisfactorily comply with category (1) Building Groups as the proposed site is 
isolated and does not form a viable extension to the existing building group 
formed by Milton Farm, its built structures and Speediehill House. It is also 
considered that the proposal cannot satisfy any of the remaining categories (2) 
Infill Sites, (3) New Houses in the Open Countryside, (4) Renovation or 
Replacement of Houses, (5) Conversion or Replacement of Redundant Non 
Domestic Buildings, or (6) Rural Brownfield Land. 

 
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 
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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 
 
14/01083/1 
 
14/01083/2 
 
14/01083/3 
 
14/01083/4 
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REPORT OF HANDLING 
 

DELEGATED REPORT 
 
 
Ref No 14/01083/IPL 

Ward No N5- Strathtay 

Due Determination Date 15.08.2014 

Case Officer David Niven 

Report Issued by  Date 

Countersigned by  Date 

 
 

PROPOSAL:  

 

Erection of dwellinghouse and detached garage (in 

principle) 

    

LOCATION:  Speediehill House Bankfoot Perth PH1 4BY  

SUMMARY: 
 
This report recommends refusal of the application 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:  1 July 2014 
 
SITE  PHOTOGRAPHS 
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BACKGROUND AND DESCRIPTION OF PROPOSAL 
 
The application relates to a secluded area of land measuring 0.77 hectares 
located to the south west of Speediehill House, 1.5 miles west of Bankfoot. 
The site is presently accessible via an existing track that continues on from 
the main access to the properties at Milton Farm and Speediehill, and affords 
access to the small water pump house. The site itself is a large tear drop 
shaped area overgrown land with a raised area of ground within the centre of 
the site that is surrounded by mature self-seeded woodland and dense 
foliage. It appears from the historical mapping the site formed some part of the 
old Speediehill Quarry that was located to the north of where Speediehill 
House now stands and the raised area of ground could possibly have been 
formed with the spoils from the quarry. 
 
A pre-application enquiry was submitted in 2013 in order to establish whether 
an application for the development of a house on the site would be supported. 
The applicant was advised that the site failed to comply with the Council's 
Housing in the Countryside Guide, November 2012 as it could not satisfy any 
of the accepted categories of development. Regardless of this advice the 
applicant subsequently submitted an application for planning permission in 
principle which was refused on the grounds that it failed to comply with the 
HICG 2012. The applicant did not submit any appeal to the LRB following this 
decision and the timescales for making an appeal have since lapsed. 
 
Planning permission in principle is again being sought for the erection of 
dwellinghouse within the site. The applicant has essentially re-submitted the 
exact same proposals and supporting information with the application. As per 
the previous submission an indicative site plan has been submitted illustrating 
a house and detached garage block located centrally within the site on the 
area of raised ground.  The applicant has again not submitted any indicative 
design for the proposed house but the same supporting statement has been 
submitted that suggests the scale of the house would be similar to the nearby 
built development and be of a traditional design using appropriate high quality 
materials. The proposed access to the site also remains unchanged, with 
access taken via the existing track albeit upgraded to a suitable standard. 
 
SITE HISTORY 
 
13/01653/IPL Erection of dwellinghouse and detached garage, Land 130 
Metres South West Of Speediehill House, Bankfoot – Refused 
 
PRE-APPLICATION CONSULTATION 
 
Pre application Reference: 13/00431/PREAPP 
 
NATIONAL POLICY AND GUIDANCE 
 
The Scottish Government expresses its planning policies through The 
National Planning Framework, the Scottish Planning Policy (SPP), Planning 
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Advice Notes (PAN), Creating Places, Designing Streets, and a series of 
Circulars.   
 
DEVELOPMENT PLAN 
 

The Development Plan for the area comprises the TAYplan Strategic 
Development Plan 2012-2032 and the Perth and Kinross Local Development 
Plan 2014. 
 
TAYplan Strategic Development Plan 2012 – 2032 - Approved June 2012 
 
Whilst there are no specific policies or strategies directly relevant to this 
proposal the overall vision of the Tay Plan should be noted.   The vision states 
“By 2032 the TAYplan region 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 and visit and where businesses choose to invest and create jobs.” 
 
Perth and Kinross Local Development Plan 2014 – Adopted February 
2014 
 
The Local Development Plan was adopted by Perth and Kinross Council on 3 
February 2014.  It is the most recent statement of Council policy and is 
augmented by Supplementary Guidance. 
 
The principal policies are, in summary: 
 
Policy PM1A - Placemaking   
Development must contribute positively to the quality of the surrounding built 
and natural environment, respecting the character and amenity of the place.  
All development should be planned and designed with reference to climate 
change mitigation and adaption. 
 
Policy PM1B - Placemaking   
All proposals should meet all eight of the placemaking criteria. 
 
Policy RD3 - Housing in the Countryside   
The development of single houses or groups of houses which fall within the 
six identified categories will be supported. This policy does not apply in the 
Green Belt and is limited within the Lunan Valley Catchment Area. 
 
OTHER POLICIES 
 
Housing in the Countryside Guide (2012) 
 
Developer Contributions Guide (November 2012) 
 
Transport Infrastructure Developer Contributions Guide 2014 
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CONSULTATION  RESPONSES 
 

Environmental Health 
The proposed development is immediately south of an area of land that was 
once an old quarry. The nature and volume of material used to infill the quarry 
is unknown.  There is therefore the potential for localised ground gas 
production that could possibly impact on any residential properties being built 
close by. 
 
There is also the possibility of contaminants being present in the fill therefore 
a full ground risk assessment should be carried out prior to building 
commencing. 
 
Education And Children's Services 
As this application is only “in principle” it is not possible to provide a definitive 
answer at this stage however it should be noted that the Developer 
Contributions Policy would apply to all new residential units with the exception 
of those outlined in the policy.  The determination of appropriate contribution, 
if required, will be based on the status of the school when the full application 
is received.  
 
Scottish Water 
No comments received 
 
 
REPRESENTATIONS 
 
No representations received 
 
 
ADDITIONAL STATEMENTS RECEIVED: 
 

Environment Statement Not Required 

Screening Opinion Not Required 

Environmental Impact Assessment Not Required 

Appropriate Assessment Not Required 

Design Statement or Design and 

Access Statement 

Submitted 

Report on Impact or Potential Impact 

eg Flood Risk Assessment 

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 
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Plan for the area comprises the approved TAYplan 2012 and the adopted 
Perth and Kinross Local Development Plan 2014.   
 
The determining issues in this case are whether; the proposal complies with 
development plan policy; or if there are any other material considerations 
which justify a departure from policy. 
 
Policy Appraisal 
 
As the site lies within the landward area within the adopted Local 
Development Plan 2014, the proposal falls to be principally considered 
against Policy RD3: Housing in the Countryside and its associated SPG on 
Housing in the Countryside, which is the most recent expression of Council 
policy towards new housing in the open countryside.  
 
In this particular instance, it is considered that the proposed site fails to 
comply with any of the accepted categories of development (1) Building 
Groups (2) Infill Sites (3) New Houses in the Open Countryside (4) 
Renovation of Replacement of Houses (5) Conversion of Replacement of 
Redundant Non-Domestic Buildings or (6) Rural Brownfield Land.   
 
It is therefore considered that, in principle, the proposed site fails to comply 
with the requirements of Policy RD3 and the associated Housing in the 
Countryside Guide 2012. 
 

 Building Group 
 
The applicants supporting statement makes reference to the proposed site 
providing a natural extension of the existing building group formed by Milton 
Farm, its built structures and Speediehill House. However having again visited 
the site I still do not agree with this assessment.  Whilst the site is well 
contained by existing woodland and dense foliage, it is isolated from the main 
cluster of buildings at Milton Farm which I would argue forms the main 
definable building group. The development of this site would therefore result in 
result in an individual house that would not visually form any link to the 
existing built development in the immediate vicinity.  
 
It is therefore considered that the proposed site does not form a viable 
extension to the building group and therefore cannot comply with category (1) 
'Building Groups'. 
 

 Rural Brownfield Land 
 
In addition to the above, it is also noted that the historical mapping indicates 
that the site may have formed some part of the old Speediehill Quarry that 
was located to the north of where Speediehill House now stands and the 
raised area of ground could possibly have been formed with the spoils from 
the quarry. However I do not consider that the site forms a brownfield 
development site in terms of Category 6 'Rural Brownfield Land'. This 
category outlines that consent may be granted for small scale residential 
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development on brownfield land which was formerly occupied by buildings 
where it would remove dereliction or result in a significant environmental 
improvement. In this instance the site is an overgrown area of ground 
surrounded by dense foliage and whilst over 100 years ago the site may have 
been associated with the old quarry workings there is no historical or physical 
evidence of any built development within the site.  
 
Flood Risk 
 
The Councils Structures and Flooding Team has been consulted as the site 
lies adjacent to a watercourse and part of the site lies within an area that is 
identified on the SEPA flood map as being at risk to a 1 in 200 year flood 
event. In response to the consultation the Flood Engineer has advised against 
the approval of the application and recommended that the applicant submits a 
topographical survey of the site in order to assess whether the development 
site is at risk to flooding. 
 
Contamination 
 
Environmental Health has been consulted and the EHO has advised that the 
site is located immediately south of an area of land that was once an old 
quarry. As the nature and volume of material used to infill the quarry is 
unknown there is the potential for localised ground gas production that could 
possibly impact on any residential properties being built close by. There is 
also the possibility of contaminants being present in the fill. The EHO has 
therefore recommended that a condition requiring a full ground risk 
assessment to be carried out prior to building working commencing. 
 
Developer Contributions 
 
In terms of the approved Developer Contributions Guide 2012 and the 
Transport Infrastructure Developer Contributions Guide 2014, as this 
application is only “in principle” it is not possible to apply these contribution 
guidance documents at this stage. However conditions have been applied to 
ensure that any future application for the detailed proposals fully complies with 
the requirements of both the SPG’s. 
 

Economic Impact 
 
The approval of this application would be of limited economic benefit but it 
may help support a locally based construction firm and potentially provide 
work for local contractors. 
 
Conclusion 
 
In conclusion, the application must be determined in accordance with the 
adopted Development Plan unless material considerations indicate otherwise. 
In this respect, the proposal does not comply with the approved TAYplan 2012 
and the adopted Local Development Plan 2014, specifically in regards to 
Policy RD3: Housing in the Countryside and its associated SPG on Housing in 
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the Countryside.  I have taken account of material considerations and find 
none that would justify overriding the adopted Development Plan. On that 
basis the application is recommended for refusal. 
 
APPLICATION PROCESSING TIME 
 
The recommendation for this application has been made within the statutory 
determination period. 
 
LEGAL  AGREEMENTS 
 
None required. 
 
DIRECTION BY SCOTTISH MINISTERS 
 
None applicable to this proposal. 
 
RECOMMENDATION   
 
Refuse the application 
 
Conditions and Reasons for Recommendation 
 
1 The proposal is contrary to policy RD3 of the Local Development Plan 

2014 and the Council's Housing in the Countryside Guide 2012 as the 
proposal fails to satisfactorily comply with category (1) Building Groups 
as the proposed site is isolated and does not form a viable extension to 
the existing building group formed by Milton Farm, its built structures 
and Speediehill House. It is also considered that the proposal cannot 
satisfy any of the remaining categories (2) Infill Sites, (3) New Houses 
in the Open Countryside, (4) Renovation or Replacement of Houses, 
(5) Conversion or Replacement of Redundant Non Domestic Buildings, 
or (6) Rural Brownfield Land. 

 
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. 
 
 
PLANS AND DOCUMENTS RELATING TO THIS DECISION 
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14/01083/1 
 
14/01083/2 
 
14/01083/3 
 
14/01083/4 
 
 
 
Date of Report   30.07.2014 
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TCP/11/16(324)
Planning Application 14/01083/IPL – Erection of
dwellinghouse and detached garage (in principle), land 130
metres south west of Speediehill House, Bankfoot

REPRESENTATIONS

 Representation from Contributions, dated 26 June 2014
 Representation from Education and Children’s Services,

dated 2 July 2014
 Representation from Regulatory Services Manager, dated

2 July 2014
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 1 

INTERNAL CONSULTATION ON PLANNING APPLICATION  
 

Planning &

Development  

To:  Development Management 

From: Euan McLaughlin 

Date: 26 June 2014 

Planning Reference: 

 

14/01083/IPL 
 

Description of Proposal: 

 

Erection of dwellinghouse and detached garage (in 
principle)  Speediehill House Bankfoot Perth PH1 4BY 
for Mr Roy Smith 

  
 
 

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

 
Primary Education   
 
With reference to the above planning application the Council Developer Contributions 
Supplementary Guidance requires a financial contribution towards increase 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, or likely to be operating following completion of the 
proposed development and extant planning permissions, at or above 80% of total capacity.  
 
This proposal is within the catchment of Auchtergaven Primary School.  
 
As this application is only “in principle” it is not possible to provide a definitive answer at this stage 
however it should be noted that the Developer Contributions Policy would apply to all new 
residential units with the exception of those outlined in the policy.  The determination of appropriate 
contribution, if required, will be based on the status of the school when the full application is 
received.  
 
Transport Infrastructure  
 
With reference to the above planning application the Council Transport Infrastructure Development 
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 Transport Infrastructure Supplementary Guidance 
boundary and a condition to reflect this should be attached to any planning application granted. 
 
Contacts 
 
The main point of contact for enquiries relating to the interpretation of developer contributions will 
be the Development Negotiations Officer: 
 
Euan McLaughlin 
Tel: 01738 475381 
Email: emclaughlin@pkc.gov.uk 
 
If your query specifically relates to the provision of affordable housing please contact the Council’s 
Affordable Housing Enabler: 
 
Stuart McLaren 
Tel: 01738 476405 
Email: sjmclaren@pkc.gov.uk  
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M e m o r      

 

 
To   Nick Brian 
   Development Quality Manager 
 
Your ref 14/01083/FLL 
 
Date  02 July 2014 

 

 

Education & Children’s Services 

a n d u m 
 

 
From  Gillian Reeves 
   Assistant Asset Management Officer 

 
Our ref       GR/WI 
 
Tel No  476395 

 
 

Pullar House, 35 Kinnoull Street, Perth PH1 5GD

 
 

Planning Application Ref No 14/01083/FLL 

 
This development falls within the Auchtergaven  Primary School catchment area.  
 
Based on current information this school will reach the 80% capacity threshold.    
 
   

Approved capacity   150 

   

Highest projected 7 year roll  129 

   

Potential additional children from this and 
previously   

approved/yet to be determined applications  15.93 

   

Possible roll  144.93 

   

Potential % capacity  96% 

   

 
 
 
 
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 PK14/01083/IPL 
 
Date  2 July 2014 

 
The Environment Service 

a n d u m 
 

 
From  Regulatory Service Manager 
    
    

 
Our ref  LJ 
 
Tel No  (4)75248 

 
Pullar House, 35 Kinnoull Street, Perth PH1 5GD

 

Consultation on an Application for Planning Permission 

 

PK14/01083/IPL RE: Erection of dwellinghouse and detached garage (in principle) 

Speediehill House Bankfoot Perth PH1 4BY for Mr Roy Smith 
 
I refer to your letter dated 24 June 2014 in connection with the above application and have 
the following comments to make. 
 

Contaminated Land (assessment date – 02/07/2014) 
 
Recommendation 
 
The proposed development is immediately south of an area of land that was once an old 
quarry. The nature and volume of material used to infill the quarry is unknown.  There is 
therefore the potential for localised ground gas production that could possibly impact on any 
residential properties being built close by. 
 
There is also the possibility of contaminants being present in the fill therefore a full ground 
risk assessment should be carried out prior to building commencing. 
 
 I therefore recommend the following condition be applied to the application. 
 
Condition 
 
Prior to the commencement of works on site, an evaluation for the potential of the site to be 
affected by contamination by a previous use should be undertaken and as a minimum, a 
Preliminary Risk Assessment (Phase 1 Desk Study) will be submitted for consideration by 
the Council as Planning Authority. If after the preliminary risk assessment identifies the need 
for further assessment, an intrusive investigation should be undertaken to identify;  
 

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.  

 
Prior to the completion or bringing into use of any part of the development the agreed 
measures to decontaminate the site shall be fully implemented as approved by the Council 
as Planning Authority. Validation that the scheme has been fully implemented must also be 
submitted to the Council as Planning Authority. 
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