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Pullar House 35 Kinnoull Street Perth PH1 5GD  Tel: 01738 475300  Fax: 01738 475310  Email: onlineapps@pkc.gov.uk 

Applications cannot be validated until all the necessary documentation has been submitted and the required fee has been paid.

Thank you for completing this application form:

ONLINE REFERENCE 100251302-012

The online reference is the unique reference for your online form only. The  Planning Authority will allocate an Application Number when 
your form is validated. Please quote this reference if you need to contact the planning Authority about this application.

Applicant or Agent Details
Are you an applicant or an agent? * (An agent is an architect, consultant or someone else acting
on behalf of the applicant in connection with this application)  Applicant  Agent

Agent Details
Please enter Agent details

Company/Organisation:

Ref. Number: You must enter a Building Name or Number, or both: *

First Name: * Building Name:

Last Name: *  Building Number:

Address 1
Telephone Number: * (Street): *

Extension Number: Address 2:

Mobile Number: Town/City: *

Fax Number: Country: *

Postcode: *

Email Address: *

Is the applicant an individual or an organisation/corporate entity? *

  Individual    Organisation/Corporate entity

Keltec Design

SarahJane

Kelso

Blairadam

Tearloch House

07837732779

KY4 0HX

Perth & Kinross

Kinross

Keltecdesign@live.co.uk
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Applicant Details
Please enter Applicant details

Title: You must enter a Building Name or Number, or both: *

Other Title: Building Name:

First Name: * Building Number:

Address 1
Last Name: * (Street): *

Company/Organisation Address 2:

Telephone Number: * Town/City: *

Extension Number: Country: *

Mobile Number: Postcode: *

Fax Number:

Email Address: *

Site Address Details
Planning Authority: 

Full postal address of the site (including postcode where available):

Address 1:  

Address 2:

Address 3:

Address 4:

Address 5:

Town/City/Settlement:

Post Code:

Please identify/describe the location of the site or sites

Northing Easting

Mr

Andrew

Perth and Kinross Council

Smith Cleish

Craigton Farm

KY13 0LQ

Perth & Kinross

699460

Kinross

308982

Keltecdesign@live.co.uk
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Description of Proposal
Please provide a description of your proposal to which your review relates. The description should be the same as given in the 
application form, or as amended with the agreement of the planning authority: *
(Max 500 characters)

Type of Application
What type of application did you submit to the planning authority? *

  Application for planning permission (including householder application but excluding application to work minerals).

  Application for planning permission in principle.

  Further application.

  Application for approval of matters specified in conditions.

What does your review relate to? *

  Refusal Notice.

 Grant of permission with Conditions imposed.

  No decision reached within the prescribed period (two months after validation date or any agreed extension) – deemed refusal.

Statement of reasons for seeking review
You must state in full, why you are a seeking a review of the planning authority’s decision (or failure to make a decision). Your statement 
must set out all matters you consider require  to be taken into account in determining your review. If necessary this can be provided as a 
separate document in the ‘Supporting Documents’ section: *  (Max 500 characters)

Note: you are unlikely to have a further opportunity to add to your statement of appeal at a later date, so it is essential that you produce 
all of the information you want the decision-maker to take into account.

You should not however raise any new matter which was not before the planning authority at the time it decided your application (or at 
the time expiry of the period of determination), unless you can demonstrate that the new matter could not have been raised before that 
time or that it not being raised before that time is a consequence of exceptional circumstances.

Have you raised any matters which were not before the appointed officer  at the time the  Yes   No
Determination on your application was made? *

If yes, you should explain in the box below, why you are raising the new matter, why it was not raised with the appointed officer before 
your application was determined and why you consider it should be considered in your review: * (Max 500 characters)

Erection of dwellinghouse and garage, installation of an air source heat pump and associated works at Land 160 Metres North 
West Of Craigton House Cleish 

Please refer to covering letter included with the supporting documents section.
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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. You can attach these documents electronically later in the process: * (Max 500 characters)

Application Details

Please provide the application reference no. given to you by your planning 
authority for your previous application.

What date was the application submitted to the planning authority? *

What date was the decision issued by the planning authority? *

Review Procedure
The Local Review Body will 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.

Can this review continue to a conclusion, in your opinion, based on a review of the relevant information provided by yourself and other 
parties only,  without any further procedures? For example, written submission, hearing session, site inspection. *
 Yes   No

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

Can the site be clearly seen from a road or public land? *  Yes   No

Is it possible for the site to be accessed safely and without barriers to entry? *  Yes    No

If there are reasons why you think the local Review Body would be unable to undertake an unaccompanied site inspection, please 
explain here.  (Max 500 characters) 

Supporting statement, Planning Justification Report, Email - Confirming additional telephone conversations 030920, Email to 
Planning chasing siting query 210921

21/01075/FLL

28/09/2021

This is an active farm, with large machinery and livestock.  This would be considered a health & safety concern for people to be in 
this area without the owners being present. 

16/06/2021
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Checklist – Application for Notice of Review
Please complete the following checklist to make sure  you have provided all the necessary information in support of your appeal. Failure 
to submit all this  information may result in your appeal  being deemed invalid. 

Have you provided the name and address of the applicant?.  *  Yes   No

Have you provided the date and reference number of the application which is the subject of this  Yes   No
review? *

If you are the agent, acting on behalf of the applicant, have you provided details of your name   Yes   No   N/A
and address and indicated whether any notice or correspondence required in connection with the 
review should be sent to you or the applicant? *
Have you provided a statement setting out your reasons for requiring a review and by what  Yes   No
procedure (or combination of procedures) you wish the review to be conducted? *

Note: 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. 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.
Please attach a copy of all documents, material and evidence which you intend to rely on  Yes   No
(e.g. plans and Drawings) 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 
planning 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 (if any) from the earlier consent.
 

Declare – Notice of Review
I/We the applicant/agent certify that this is an application for review on the grounds stated.

Declaration Name: Mrs SarahJane Kelso

Declaration Date: 10/10/2021
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Keltec Design  
Architectural Design Service 

 
 

Keltec Design  
Tearloch House, Blairadam, Kinross-shire, KY4 0HX 

KeltecDesign@live.co.uk 
Contact No. 07837732779 

 
 

The Secretary 
Local Review Body 
Perth and Kinross Council 
Committee Services 
Council Building 
2 High Street 
Perth 
PH1 5PH 
 
Dear Sir/Madam, 
 
Application No: 20/00771/IPL & 21/01075/FLL 
Proposal: Erection of Dwellinghouse, Garage and Associated Works 
Address: Land 160 Metres North West Of Craigton House, Cleish 
 
In support of our Notice of Review, for refusal of the above noted application, please find below a 
summary of dates to allow an understanding of the process. 
 
The first in principal application was validated, on the 9th July 2020 with a determination date of  
24th August 2020. 
 
The detailed application was validated, 28th July 2021 with a determination date of 28th September 
2021. 
 
To put both applications into context it’s worth reviewing the different reason’s for refusal. 
Outline application 
Reason for refusal – In particular the applicant has not submitted a satisfactory business case 
demonstrating essential operational need and has not demonstrated that there is no scope for 
renovating, converting or redeveloping an existing domestic or non-domestic building as an 
alternative to new build. 
 
Detailed Application 
Reason for refusal - In particular in terms of category 3) it has not been satisfactorily demonstrated 
that: 
o there is no scope for renovating, converting or developing an existing domestic or non-
 domestic building as an alternative to new build;  
o that the proposed site is the best possible option in terms of landscape fit; 
o that the proposed design is of a high quality and appropriate to the location; and 
o that sufficient mitigation measures have been identified to minimise adverse impact.  
 
3.   The proposal is contrary to Policy 46A and 46B, Loch Leven Catchment Area, of the Perth 
and Kinross Local Development Plan 2 (2019) The site lies within the Loch Leven Catchment Area 
where phosphorus mitigation is required to protect the Loch Leven SPA and Ramsar Site. 
No details of phosphorus mitigation have been submitted.   
 
As you have read the reason’s for refusal are different in between the applications, which causes 
some concern over the level of consistency, applied between the applications. 
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Keltec Design  
Architectural Design Service 

 
 

Keltec Design  
Tearloch House, Blairadam, Kinross-shire, KY4 0HX 

KeltecDesign@live.co.uk 
Contact No. 07837732779 

 
 

 
Further background information relating to the applications - After the refusal of the outline application 
a detailed discussion was entered into with the planning officer, whereby the site location was never 
asked about or discussed, and the only requirement for a detailed application to be lodged was for an 
agricultural justification to be submitted in relation to the farm works. As part of the agricultural 
justification there was a section within this that confirmed that there were no further houses, or vacant 
buildings that could be used. 
 

 
 

A detailled justification was submitted as part of the application, which was the rebuttal to the outline 
application being refused. This answered the queries that were discussed with the planing officer and 
on this basis we agreed to go forward with e detailled application. 
 
During the detailled application process, telephone correspondence was entered into with the 
planning officer, whereby the siting of the proposed new dwelling house was discussed for the first 
time.  This conversation ended with the planning officer going away to review and speak to their 
colleagues around the siting query. I chased this up via email a few days later, but to-date have not 
had a response to the queries raised.  We were very surprised to then receive a refusal notice issued, 
despite my understanding that we were still in the middle of the application process. 
 
This application is for a new dwelling house (farmhouse) to serve a working farm.  The siting of the 
new dwelling house is on a private track road that is approx 750m away from an unclassified class 
road. With it also being 400m away from the nearest ‘B’ class road (as the crow flies).   
 
A supporting statement was also submitted with the detailled application which answers the queries 
for which it was refused, which is confusing as these queries were asked by the planning officer in our 
pre-application discussions and consutlations. 
 
We feel that we have entered into discussions with the planning officer and answered all the queries 
raised, yet the application was refused for the same reasons. 
 
One further reason for refusal was no phosphate mitigation proposals were submitted, however this 
was never asked for as part of the registration process, or at any time during the application, if this 
had been requested this would have been submitted, or in the case of previous application that we 
have dealt with, it could have been dealt with via condition. 
 
Conclusion 
We entered into discussions with the planning officer, we felt that we had addressed all the salient 
points raised and submitted our application on this basis. During the application process, further 
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Keltec Design  
Architectural Design Service 

 
 

Keltec Design  
Tearloch House, Blairadam, Kinross-shire, KY4 0HX 

KeltecDesign@live.co.uk 
Contact No. 07837732779 

 
 

discussion was entered into, and to-date we have not had a response.  There is a clear need and 
justification to have a presence on site due to the nature of the operations being carried out within the 
farm.  My client owns the active working farm with a number of large cattle sheds and storage area’s 
and on this basis a new Farmhouse is required to help support the ongoing farm commitments which 
is critical to the operation of the farm, welfare of the livestock and actively deter theft. 
 
We trust that this will allow the application to be reviewed to allow a positive outcome and as such we 
also submit the following information in support of the application:- 
 

 Supporting statement, 
 Planning Justification Report, 
 Email - Confirming additional telephone conversations 030920 
 Email to Planning chasing siting query 210921 

 
Regards 
 

 

SarahJane Kelso 
KELTEC DESIGN 
 

267



268



Supporting Statement 
Client - Mr Andrew Smith 
 
Site Address – Craigton Farm, Cleish, Kinross, KY13 0LQ 
 
Proposal – Erection of New Farmhouse and associated Landscaping 
 
Background  
My client owns the active working farm with a number of large cattle sheds and storage 
area’s and on this basis a new Farmhouse is required to help support the ongoing farm 
commitments which is critical to the operation of the farm, welfare of the livestock and 
actively deter theft. 
 
Prior to my clients buying the farm I used to comprise of the Farm, sheds and storages areas, 
along with Craigton House, however this was split prior to my client buying the farm. Craigton 
House was sold as a separate asset to the farm.  The farm has been worked remotely for a 
number of years, however due to the ongoing nature and type of farming that is carried out 
now it is beneficial to have an on site presence. 
 
The access to the proposed new dwelling will be from the B9097, onto an unclassified road, 
then on a private access (owned by my client). 
 
There is to be new landscaping, comprising of hedging and tree’s to be planted to help 
screen the new dwelling from the prevailing westerly winds. 
 
We envisage that the house will be embracing of new sustainable technologies and we 
envisage that the use of less carbon intensive materials will add to the proposition, along with 
consideration for the full lifecycle of the property. 
 
Existing view from the B9097:- 
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Existing View – Facing South @ Proposed 
Farmhouse

 
 
Existing View – Facing West @ Proposed 
Farmhouse

 @  
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Existing View – Facing North @ Proposed Farmhouse 

 
 
Existing View – Facing East @ Proposed 
Farmhouse

 @  
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We trust the above and enclosed information will allow a positive determination to the 
planning application. 
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Planning Justification Report 

A & L Smith & Sons 

 
Prepared for:  Andrew Smith Jnr 
 
Prepared by:  SAC Consulting 
 
Contact:    Mhairi Dalgliesh 
   Sandpiper House 
    Ruthvenfield Road 
    Inveralmond Industrial Estate 
    Perth  
    PH1 3EE 
 
Date:   November 2020 
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This report has been prepared exclusively for the use of the above client, on the 
basis of information supplied, and no responsibility can be accepted for actions taken 
by any third party arising from their interpretation of the information contained in this 
document.  No other party may rely on the report and if they do, then they rely upon it 
at their own risk.  No responsibility or liability is accepted for any interpretation made 
by any party that may be made of the contents of this report. 

Prepared for:   
 
Andrew Smith Jnr 
A & L Smith & Sons 
Middle Coldrain 
Kinross 
KY13 7QW 
 
 
Farm Code:  81/487/0019 
 
Prepared by:   
 
SAC Consulting 
 
Contact: 
 
Mhairi Dalgliesh 
Sandpiper House 
Ruthvenfield Road 
Inveralmond Industrial Estate 
Perth  
PH1 3EE 
 
Tel:  01738 636611 
Mob: 07765 707671 
Email: mhairi.dalgliesh@sac.co.uk 
Fax: 01738 627860  
 
Reviewed by: 
 
Gillian Inman 
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1 

INTRODUCTION 

 

This report has been prepared at the request of Andrew Smith Jnr, of A & L Smith & 

Sons, to supplement a planning application for the construction of a new dwelling 

house at Craigton Farm.   

  

Information about the farm business policy and factors that would support the 

proposed dwelling house was gathered by Mhairi Dalgliesh, SAC Consulting (Perth) 

in discussion with Andrew.   

 

The need for the justification for the additional dwelling house is based around the 

existing agricultural business, which is operated from Middle Coldrain Farm, Kinross. 

The applicant, Andrew Smith Jnr is a partner in the existing farming business, A & L 

Smith & Sons, with land owned at other locations in the near vicinity to the main 

holding.   

 

This report has been produced in November 2020 from the information provided. 

A & L Smith & Sons is a farming business which declared just over 526ha of land on 

the SAF (Single Application Form) in 2020. The area on the SAF includes 64.23ha of 

land in Ayrshire. The business has barley at the Ayrshire location and as such the 

arable area has been included in the labour calculations as it resulted in a  

substantial amount of work at the main farming unit for Andrew Jnr while other 

partners were sowing in Ayrshire. The three main farming enterprises are 195ha of 

combinable crops in a rotation with grass, 109 breeding ewes and 178 suckler cows.  

 

The other partners in the business are as follows: 

 Andrew Smith Snr 

 Linda Smith 

 Joseph Smith 

 

Data for enterprise labour requirements is based on the standard labour figures 

published by Defra in a UK Farm Classification Document (October 2014). 
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SUMMARY AND CONCLUSION 

 

Craigton Farm is a sub-unit of the Middle Coldrain farming business. The total area 

farmed by the business in Kinross is 420.65ha with 29.33ha of grain in Ayrshire.  The 

enterprises on the farm include combinable crops, cattle and sheep.  

 

A & L Smith & Sons currently own one house, at Middle Coldrain farm, where 

Andrew’s parents and brother Joseph live. Andrew Jnr and his family currently live in 

Kinross with travel having to be made to the farming unit at all hours of the day.  

 

There is a need for a dwelling house on the land at Craigton Farm to allow Andrew to 

reside on the farming unit at all times, thereby reducing the significant amount of 

travel he is currently undertaking and also increasing the security of the steading.  

 

It is proposed that a suitable dwelling house is built at Craigton Farm rather than at 

Middle Coldrain to increase the security of the additional steading which is away from 

the main farming block.   

 

This report shows that there is justification for an additional dwelling 

house on the land owned by the business at Craigton Farm.  
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3 

BACKGROUND INFORMATION 

 

The main area of farmed land for the business of A & L Smith & Sons is split up over 

several different sites across the Coldrain and Cleish area.  

Middle Coldrain is the main holding however in 1988, the business expanded and 

purchased the land at Craigton Farm. This was followed by the purchase of East 

Coldrain in the early 1990’s and half of the farmland at Easter Cockairney. No 

dwelling houses were available to purchase with these acquisitions. 

There is a farmhouse at Craigton but it was not offered for sale with the land.  

The business also owns land at Boreland Farm but there is no steading or house with 

that land area. Across all these sites in Kinross, the total area farmed is 420.65 

hectares (1039 acres). The business also has 29.33ha of spring barley in Ayrshire.  

 

The farming business is a mix of arable crops with grassland for fodder production 

and livestock grazing.  

The business is run by the Smith family with the partners detailed earlier in the 

report. Currently, three of the partners live in the house at Middle Coldrain with 

Andrew Jnr (34), his wife and young son living in the village of Kinross in a small 

house that they are quickly outgrowing.  

 

It is necessary for Andrew Jnr to live within closer proximity to the farmland and stock 

than he presently does. Currently, there is a significant amount of travel required at 

all hours of the day to check stock at crucial times such as calving. By having Andrew 

Jnr living on site at Craigton it would not only greatly assist with the monitoring of the 

stock in the sheds but also increase the overall security of the unit. 

Siting the house at Craigton is the better option for the business rather than another 

house at Middle Coldrain as it secures the second farming unit and increases the 

ability to monitor farmland in that area. Additionally, it avoids creating a hub of 

houses at Middle Coldrain which would have a visual impact on the rural area.   

 

The site preferred for the dwelling house is located on permanent grassland just to 

the side of the steading. Additionally, the preferred site is at the side of the only road 

into and out of the farm therefore for anybody to gain access to the steading they 

would first have to pass the house. Therefore, the preferred site is in an ideal location 

to deter any visitors with ill intent.   

Currently this is a small paddock that is fenced as it is not suitable for arable crops or 

making fodder due to its size and shape. There would be no negative impact on the 
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4 

agricultural business if this area was taken out of agricultural use.  The proposed 

house site is not prime agricultural land. It is categorised as 3.2 (land capable of 

average production), according to the Macaulay Land Capability for Agriculture (LCA) 

classification. As much as land in Class 3 can in theory support arable or fodder 

production, the shape and size of this parcel means it is not accessible by machinery 

and as such cannot support agricultural production.  

 

The land at the proposed site has no environmental significance (e.g. SSSI) and 

there are no listed buildings or scheduled monuments nearby.  Therefore, there 

would be no loss of any environmental or historic features. Trees would be planted 

along the front of the house which, once established, would mean the house was not 

visible from the roadside. 
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5 

LABOUR REQUIREMENTS AT A & L SMITH & SONS  

 

Using Standard Labour Data for Agricultural and Horticultural Activities, sourced from 

Defra UK Farm Classification Document (October 2014), and information on existing 

land areas and livestock numbers farmed by the business, the labour profile for the 

farming enterprises was calculated.  

The calculation shows that the current farming system at A & L Smith & Sons has the 

justification for at least 7 full-time labour units.  

 

This is a modest assessment of the labour needed as it does not account for the 

ever-increasing administrative tasks required by farming businesses for regulation or 

accountancy purposes.   

 

The Standard Work Capacity is taken as 1,900 hours/person/year.  This is calculated 

on the assumption that one person would work 39 hours per week and takes illness 

and public holidays etc. into account.   

Land Area 

(ha) 

Hours/Annum/Ha Total 

    

Arable Crops 195.66  18.0  3,521.88  

Fallow 17.41  2.9  50.5  

Grassland 135.05  3.1  418.7  

Silage 89  12.0  1,068.0  

Rough Grazing 12.86  1.5  19.3  

    

Sub total   5,078.39  
    

Livestock Number Hours/Annum/Number Total 

    

Beef Cattle  178  26  4,628.0  

Other Cattle 282  12  3,384.0  

Ewes and breeding stock 109  5.2  566.8  

Other 18  2.9  52.2  

    

Sub total    8631.0 

    

TOTAL   13,709.38 

    

Standard Labour Unit  1,900.00 

    

1.1.1.1.1.1 LABOUR REQUIREMENT (LU) 7.2 

Table 1: Labour Requirements at A & L Smith & Sons 
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6 

THE NEED FOR ON-SITE ACCOMMODATION    

 

Business Control 

The business is well established and has been in the same family ownership for a 

number of years. The third generation now play a crucial role within the business, 

aided and guided by their father.  

The business has expanded significantly from the land area that it started with and 

the family look to continue the business for future generations.  

 

It is vital that Andrew, as a partner in the business, can live within the farming block 

to be easily accessible for the assistance with the day to day running and decision-

making processes involved in running an agricultural business.  

 

 

Animal Health and Welfare 

 

70 suckler cows are housed and calved at Craigton Farm therefore it is vital for the 

purposes of animal health and welfare that there is somebody present on site to be 

able to closely monitor the stock. With regard to the survival of newborn calves, by 

having somebody permanently on site would result in a much quicker response 

should there be any issues or any situations where veterinary assistance is required.  

 

Efficiency 

 

Having somebody on site on a permanent basis is essential to conduct aspects of 

running the farm business e.g. taking delivery of supplies. All the fertiliser is delivered 

to Craigton Farm and by having somebody on site would help manage the checking 

and unloading of inputs. If Andrew Jnr was residing at Craigton on a permanent 

basis, this would help to ensure the efficiency of working practices. 

 

Farming involves working long and often unsociable hours. It is imperative that 

Andrew can live on site to sustain the working regime and also save time and money 

on travel.   

With livestock, often a commute to the farm steading can be the difference between 

life and death.  
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Security 

 

Security is an important consideration. Opportunist theft and vandalism (deliberate 

and accidental) are ever increasing incidents in the rural area and farms are most 

often subject to such activity. These incidents result in much aggravation and add to 

the daily operations on the farm but are also a severe financial burden.   

 

Currently, with nobody living at Craigton on a permanent basis, the site is at an even 

greater risk of being subjected to theft or vandalism.  

The farm steading can be seen from the roadside of the busy road that links the 

motorway with the Crook of Devon. As such people will be aware that the farm is 

there and may choose to take advantage of its exposed, unmonitored setting to use it 

as a target for theft and vandalism. 

There is a large number of expensive pieces of machinery kept at Craigton Farm 

along with all of the dried malting barley which is of huge value to the business 

meaning it is all the more important that there is somebody residing on site to 

safeguard these items.   

 

Although there is the old farmhouse, Craigton House, it is screened off by a high wall 

and number of trees and shrubs meaning that the residents of the house cannot see 

the steading or any vehicles travelling in the farm road and as such, would not notify 

the business of A & L Smith & Sons if they noticed any suspicious activity.  

 

 

Health and Safety 

 

Visitors to farms sometimes arrive unannounced and it is essential someone is on 

hand at all times to supervise them within operational areas if invited or divert them 

away if not.  

 

 

Alternative Accommodation 

 

There are no vacant dwelling houses within the farming unit nor are there any 

buildings suitable for conversion that could be utilised for accommodation for Andrew 

Jnr.    
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1 

REPORT OF HANDLING 

DELEGATED REPORT 

Ref No 21/01075/FLL 

Ward No P8- Kinross-shire 

Due Determination Date 27th September 2021  

Draft Report Date 24th September 2021 

Report Issued by PB Date  27th September 2021 

PROPOSAL: Erection of dwellinghouse and garage, installation of an air 

source heat pump and associated works

LOCATION: Land 160 Metres North West Of Craigton House Cleish   

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:  13 August 2020 
SITE  PHOTOGRAPHS 
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BACKGROUND AND DESCRIPTION OF PROPOSAL 

Planning permission is sought for the erection of a dwellinghouse on land 160 
metres north west of Craigton House, Cleish.  The application follows refusal of an in 
principle application (20/00771/IPL). 

The site is located at the edge of a large arable field.  A linear strip has been fenced 
off from the cultivated part of the field with post and wire fencing. Part of this area is 
identified as the proposed house site.  The northern part of the site bounds the 
access track which also serves the farm buildings.  There are extensive views to the 
Cleish Hills to southwest of the site with the land rising up to gently to the north east. 
The site is very open with no existing landscape framework.  It is accessed along a 
private track to a minor road which leads to the B9097.  Part of the track is a Core 
Path. 

The in principle application was refused as it did not meet any of the categories set 
out in the housing in the countryside policy and specifically the applicant did not 
submit a satisfactory business case demonstrating essential operational need. It was 
also not demonstrated that there was no scope for renovating, converting or 
redeveloping any existing domestic or non-domestic building as an alternative to new 
build. 

This is now a detailed proposal for a detached four bed property with 
accommodation over two levels to be finished in white wet dash render with grey 
concrete roof tiles.  

A supporting statement and business justification for the development have been 
submitted. 

SITE HISTORY 

20/00771/IPL Erection of a dwellinghouse (in principle) 24 August 2020 Application 
Refused 

PRE-APPLICATION CONSULTATION 

Pre application Reference: None. 

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.   

DEVELOPMENT PLAN 

The Development Plan for the area comprises the TAYplan Strategic Development 
Plan 2016-2036 and the Perth and Kinross Local Development Plan 2 (2019). 
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TAYplan Strategic Development Plan 2016 – 2036 - Approved October 2017 

Whilst there are no specific policies or strategies directly relevant to this proposal the 
overall vision of the TAYplan should be noted.  The vision states “By 2036 the 
TAYplan area will be sustainable, more attractive, competitive and vibrant without 
creating an unacceptable burden on our planet. The quality of life will make it a place 
of first choice where more people choose to live, work, study and visit, and where 
businesses choose to invest and create jobs.” 

Perth and Kinross Local Development Plan 2 – Adopted November 2019 

The Local Development Plan 2 (LDP2) is the most recent statement of Council policy 
and is augmented by Supplementary Guidance. 

The principal policies are: 

Policy 1A: Placemaking   
Policy 2: Design Statements   
Policy 5: Infrastructure Contributions   
Policy 15: Public Access   
Policy 19: Housing in the Countryside   
Policy 32: Embedding Low & Zero Carbon Generating Technologies in New 
Development 
Policy 39: Landscape   
Policy 41: Biodiversity   
Policy 46A: Loch Leven Catchment Area   
Policy 46B: Loch Leven Catchment Area   
Policy 50: Prime Agricultural Land   
Policy 53B: Water Environment and Drainage: Foul Drainage 
Policy 58A: Contaminated and Unstable Land: Contaminated Land 
Policy 60B: Transport Standards and Accessibility Requirements: New Development 
Proposals 

OTHER POLICIES 

Housing in the Countryside Supplementary Guidance March 2020 
Developer Contributions and Affordable Housing Supplementary Guidance 2020 
Placemaking Supplementary Guidance 2020 
Loch Leven Special Protection Area and Ramsar Site Guidance 2020 

CONSULTATION  RESPONSES 

Development Contributions Officer 

No developer contributions required. 

Transport Planning 
No objection subject to condition. 

Scottish Water 
No objection. No Scottish Water Waste Water infrastructure in the area. 
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Environmental Health (Noise Odour) 
No objection subject to noise condition. 

Environmental Health (Contaminated Land) 
No adverse comment.  A search of the historic records did not raise any concerns 
regarding ground contamination. 

REPRESENTATIONS 

The following points were raised in the 1 representation received: 

- Contrary to Housing in the Countryside Guide, policy 19 (housing in the 
countryside) and policy 1 (placemaking);  

- lack of landscape framework; 
- inappropriate suburban/urban house design. 

The above points are addressed in the report. 

ADDITIONAL STATEMENTS 

Screening Opinion  EIA Not Required 

Environmental Impact Assessment (EIA): 

Environmental Report 

Not applicable 

Appropriate Assessment AA Not Required 

Design Statement or Design and Access 

Statement 

Not Required

Report on Impact or Potential Impact eg Flood 

Risk Assessment 

Supporting statement and 

justification submitted

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. 

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 

Policy 19, Housing in the Countryside, of the Perth and Kinross Local Development 
Plan 2019 supports proposals for the erection, or creation through conversion, of 
single houses and groups of houses subject to them falling into at least one of the 
following categories: 

a) Building Groups 
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b) Infill sites 
c) New houses in the open countryside on defined categories of sites as set out in 
section 3 of the Supplementary Guidance. 
d) Renovation or replacement of houses 
e) Conversion or replacement of redundant non-domestic buildings. 
f) Development on rural brownfield land.  

The Housing in the Countryside Supplementary Guidance defines a building group 
as “3 or more existing buildings of a size at least equivalent to a traditional cottage 
and which, when viewed within their landscape setting, appear as a group.  The 
majority of buildings in the group should be either residential or be suitable for 
conversion to residential under Category 5 of the guidance”  

In this case the proposed site is close to a group of farm buildings which contains 
one residential dwelling.  The site is detached from this grouping and would not be 
an extension of the group as required by the policy.  This has to be into a readily 
definable adjacent site formed by existing topography, roads or well-established 
existing landscape features that would provide a suitable setting. 

This aspect of the proposal has not changed since the refusal of the in principle 
permission as the site has remained the same.  The only section that the proposal 
can be assessed under is Category 3 of the guidance “New Houses in the Open 
Countryside”.  In all cases under this category proposals should: 

 Blend sympathetically with landform 
 Use existing trees, buildings, slopes or other natural features to provide a 

backdrop 
 Use an identifiable site with long establish boundaries which separates the 

site naturally from the surrounding ground.  In particular the sub-division of a 
field or other land, for example by post and wire fence or newly planted hedge 
or tree belt specifically in order to create the site, will not be acceptable.  

 Make a positive contribution to the surrounding landscape. 

In this case there are no natural features to provide a back drop, the site is bounded 
by post and wire fencing and the development would not make a positive 
contribution to the surrounding landscape.  

The previous proposal lacked a satisfactory economic justification as required by 
Para. 3.3 Economic Activity.  This requires evidence that a new house is essential to 
the continued operation of the farm for animal welfare reasons. This must be 
supplied in the form of a business appraisal to demonstrate essential operational 
need and in particular that the farm is financially sound and economically viable.  A 
business justification has this time been submitted that demonstrates the 
requirement for a worker to live on the holding.  However the holding extends to 
some 420 hectares and the justification report submitted does not include sufficient 
information to demonstrate that this is the most appropriate location for the new 
house.  As occupancy restrictions on houses associated with an economic activity 
are now largely removed additional emphasis is now placed on siting and design.  
This aspect has not been fully assessed in the supporting information and no 
evidence has been presented to demonstrate that alternative locations have been 
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considered and that the one proposed is the best available (or justification provided if 
the option proposed is not the best available).  For example the house could 
potentially be located closer to the existing sheds and former farmhouse however 
this option has not been considered. 

Whilst it is acknowledged that another house is justified on the farm holding the 
proposal is contrary to Policy 19 of the LDP and its associated supplementary 
guidance for the following reasons: 

It has not been satisfactorily demonstrated that: 

 there is no scope for renovating, converting or developing an existing domestic 
or non-domestic building as an alternative to new build;  

 that the proposed site is the best possible option in terms of landscape fit; 

 that the proposed design is of a high quality and appropriate to the location; and 

 that sufficient mitigation measures have been identified to minimise adverse 
impact. 

Design and Layout 

The house design is for a large detached property finished in white render with grey 
concrete roof tiles and uPVC window frames.  The supplementary guidance requires 
the scale of house to reflect the need and that generally a second house on a 
holding would be of a lesser scale than the main house.  Whilst it is appreciated that 
the future occupant has a young family a sizeable 4/5 bedroom house in this location 
would not meet the design requirements as set out in the housing in the countryside 
policy or in placemaking policies which require developments to contribute positively 
to the built and natural environment.  The scale and design would not contribute 
positively to the built and natural environment.  

Landscape 

The site is at the edge of a field in an area that is not currently cultivated.  There are 
no hedges or trees on the site which is open and exposed particularly when viewed 
from the public road to the south.  The construction of a two storey property on the 
site would have an adverse impact on the landscape character of the area. 

Residential Amenity 

The closest residential property is Craigton House which is approximately 160 
metres to the south east of the proposed dwellinghouse.  An air source heat pump is 
proposed.  Environmental Health has requested that a noise condition be applied 
should the application be approved.  

In terms of terms of overlooking or overshadowing the residential amenity of 
neighbouring properties would not be adversely affected given the distance and 
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position of the new and existing house.  Sufficient private amenity space is provided 
with the new house.   

Visual Amenity 

The development would have an adverse impact on visual amenity. The proposed 
development would be sited in a visually exposed site, detached from the existing 
group of farm buildings to the south east.  There is no existing landscape framework 
to set the development within and no established site boundaries of any substance.  

Roads and Access 

The property is served by an existing farm track that links to the B9097 along a minor 
public road.  Part of the track is also a Core Path.  This application is being 
recommended for refusal however if approved a condition to protect the Core Path 
would be attached. 

Drainage and Flooding 

The site lies within the Loch Leven Catchment Area and phosphorus mitigation is 
required in accordance with Policy 46A and 46B of the adopted Perth & Kinross 
Local Development Plan 2019 and the Loch Leven SPA and Ramsar Site 
Supplementary Guidance 2020 (which stipulates 125% phosphorus removal is 
required). 

No details of phosphorus mitigation have been submitted.  The proposal is therefore 
contrary to LDP policies 46A and 46B.    

Conservation Considerations 

The site is not close to any listed buildings and not within a conservation area.  
There is unlikely to be any impact on built heritage interests from this development.   

Natural Heritage and Biodiversity 

The site is currently a grass paddock and of limited natural heritage and biodiversity 
value.  The proposal includes some landscaping using native species which would 
improve the biodiversity of the site.

Developer Contributions 

Primary Education 

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. 
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This proposal is within the catchment of Cleish Primary School.  

Contribution may be required should a detailed application be submitted dependent 
on the capacity of the catchment school at that time. 

Transport Infrastructure  

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 does not fall within the identified Transport Infrastructure 
Supplementary Guidance boundary.  

Zero carbon technologies 

Policy 32 of the Local Development Plan requires all proposals to demonstrate that 
at least 10% of the current carbon emissions reduction set by Scottish Building 
Standards will be met through the installation and operation of low and zero-carbon 
generating technologies.  Information to satisfy the requirement of policy 32 will be 
required if the application is approved.  

Economic Impact 

The house would be used in association with an existing business.  However 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  

This application was not varied prior to determination, in accordance with the terms 
of section 32A of the Town and Country Planning (Scotland) Act 1997, as amended.   

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. 
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Accordingly, the proposal is refused on the grounds identified below: 

Conditions and Reasons  

1 The proposal is contrary to Policy 1A, Placemaking, of the Perth and Kinross 
Local Development Plan 2 (2019) as due to its scale, siting and design the 
development would not contribute positively to the quality of the surrounding 
built and natural environment. 

2 The proposal is contrary to Policy 19 of the Perth and Kinross Local 
Development Plan 2 (2019) and the associated Housing in the Countryside 
Supplementary Guidance (March 2020) as it does not meet any of the criteria 
within the categories 1) Building Groups, 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 and 6) Development on 
rural brownfield land.   

In particular in terms of category 3) it has not been satisfactorily demonstrated 
that: 

 there is no scope for renovating, converting or developing an existing 
domestic or non-domestic building as an alternative to new build;  

 that the proposed site is the best possible option in terms of landscape fit; 

 that the proposed design is of a high quality and appropriate to the 
location; and 

 that sufficient mitigation measures have been identified to minimise 
adverse impact. 

3 The proposal is contrary to Policy 46A and 46B, Loch Leven Catchment Area, 
of the Perth and Kinross Local Development Plan 2 (2019) The site lies within 
the Loch Leven Catchment Area where phosphorus mitigation is required to 
protect the Loch Leven SPA and Ramsar Site. 

No details of phosphorus mitigation have been submitted.   

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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AudreyBrown
Text Box
NOTE
The full copy of this document will be made available to the members of the Local Review Body.  However, due to the nature of the contents they have not been published.
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Comments to the Development Quality Manager on a Planning Application 

Planning 
Application ref. 

21/01075/FLL Comments 
provided 
by

Lucy Sumner 

Service/Section Strategy & Policy Contact 
Details 

Development Contributions 
Officer: 
Lucy Sumner 

Description of 
Proposal 

Erection of dwellinghouse and garage, installation of an air source heat 
pump and associated works

Address  of site Land 160 Metres North West Of Craigton House Cleish

Comments on the 
proposal 

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. 

THE FOLLOWING REPORT, SHOULD THE APPLICATION BE 
SUCCESSFUL IN GAINING PLANNING APPROVAL, MAY FORM THE 
BASIS OF A SECTION 75 PLANNING AGREEMENT WHICH MUST BE 
AGREED AND SIGNED PRIOR TO THE COUNCIL ISSUING A PLANNING 
CONSENT NOTICE. 

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 Cleish Primary School.  
Education & Children’s Services have no capacity concerns in this catchment 
area at this time. 

Recommended 
planning 
condition(s) 

Summary of Requirements 

Education: £0 
Total: £0 

Recommended 
informative(s) for 
applicant 

Date comments 
returned

30 July 2021 
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M e m o r   
To Development Management & Building   

Standards Service Manager 

Your ref 21/01075/FLL 

Date  16/08/2021 

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 
PK21/01075/FLL RE: Erection of dwellinghouse and garage, installation of an air 
source heat pump and associated works Land 160 Metres North West Of Craigton 
House Cleish for Mr Andrew Smith 

I refer to your letter dated 30 July 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. 

21/01075/FLL Comments 
provided by

Lachlan MacLean 
Project Officer – Transport Planning 

Service/Section Transport Planning Contact 
Details 

TransportPlanning@pkc.gov.uk 

Description of 
Proposal 

Erection of dwellinghouse and garage, installation of an air source heat pump 
and associated works  

Address  of site Land 160 Metres North West Of Craigton House, Cleish 

Comments on the 
proposal 

The applicant is proposing to erect a dwellinghouse and garage at Craigton 
Farm Cleish, to support the farming work undertaken on the land. 

Access to the site is from the  U212 public road network.  The U212 has a 
reduced speed limit of 40mph and has been signposted as a “Walking and 
cycling friendly road”.  The access to the proposed development is along an 
adopted core path KRO/117 - Craigton Bents - Cockairney - Drum Plantation. 
The applicant is proposing to use the access as shown below: 

Insofar as the Roads matters are concerned, I have no objections to this 
proposal on the following condition. 

Recommended 
planning 
condition(s) 

Prior to the development hereby approved being completed or brought into 
use, the vehicular access shall be formed in accordance with Perth & Kinross 
Council's Road Development Guide Type C Figure 5.7 access detail, of Type D 
Road construction detail.  The Type D Road construction detail shall continue 
to the entrance for a minimum distance of 6 metres. 

Reason - In the interests of road safety; to ensure an acceptable standard of 
construction within the public road boundary. 
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Recommended 
informative(s) for 
applicant 

The applicant should be advised that in terms of Section 56 of the Roads 
(Scotland) Act 1984 he must obtain from the Council as Roads Authority 
consent to open an existing road or footway prior to the commencement of 
works. Advice on the disposal of surface water must be sought at the initial 
stages of design from Scottish Water and the Scottish Environmental 
Protection Agency.   

Date comments 
returned 

16 August 2021 
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 M e m o r   
To Development Management & Building   

Standards Service Manager    

Your ref 21/01075/FLL 

Date 25 August  2021 

Communities  

a n d u m 
From  Regulatory Services Manager 

Our ref  LRE  

Tel No       01738 476462

Pullar House, 35 Kinnoull Street, Perth PH1 5G

Consultation on an Application for Planning Permission 
21/01075/FLL RE: Erection of dwellinghouse and garage, installation of an air source heat 
pump and associated works  Land 160 Metres Northwest of Craigton House Cleish for Mr 
Andrew Smith 

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

Environmental Health 
Recommendation  
I have no objection to the application but recommend that the undernoted condition 
be included on any given consent. 

Comments 
This application is for the erection of a dwellinghouse and garage with the installation of an 
Air Source Heat Pump (ASHP). 

The closest residential property is Craigton which is approximately 160 metres to the south 
east of the proposed dwellinghouse. 

Noise 
The plans indicate that the ASHP is to be installed at the northwest elevation of the proposed 
dwellinghouse. 

The applicant has submitted the information manual  for a Daikin altherma PGA11~16DAV3 
– Low temperature split ASHP. 

The World Health Organisation (WHO) issued guidance in 1999 in relation to noise, at which 
time it was recommended that the following sound levels should be maintained: Leq50-55dB 
(A) in outdoor living areas, Leq35dB (A) in internal living areas and Leq30dB (A) in bedrooms. 
This guidance is consistent with BS8233:1999 which recommends the following sound level 
ranges: Leq30-40dB (A) in living areas and Leq30-35dB (A) in bedrooms. 

 Given the distance attenuation from the unit to the nearest existing residential property 
these levels are achievable for airborne noise allowing for 10-15dB reduction by a partially 
open window.  

The sound levels recommended in the guidance do not consider the relative noise level at 
octave frequency bands. Fixed plant of this type can create noise which has characteristics 
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that are not adequately quantified by means of a Leq limit. I recommend that a condition, 
based on Noise Rating, be included on any given consent to protect residential amenity. 

Condition 
EH11 All plant or equipment shall be so enclosed, attenuated and/or maintained such that 

any noise therefrom shall not exceed Noise Rating 35 between 0700 and 2300 hours 
daily, or Noise Rating 20 between 2300 and 0700 hours daily, within any 
neighbouring residential property, with all windows slightly open, when measured 
and/ or calculated and plotted on a rating curve chart. 
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