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The Environment 
Service  

M E M O R A N D U M 
    

To Mark Williamson From Niall Moran 
 Planning Officer  Transport Planning Technician 
   Transport Planning  
    
Our ref: NM Tel No. Ext 76512 
    
    
Your ref: 12/01780/IPL Date 1 November 2012 
  
 

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

 
TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 1997 & ROADS (SCOTLAND) ACT 1984 
 
With reference to the application 12/01780/IPL for planning consent for:- Erection of a dwellinghouse 
and garage  Land 40 Metres North East Of St Barbaras Glenalmond College Glenalmond    for Mr 
P MacNaughton 
 
Insofar as the Roads matters are concerned I do not object to the proposed development provided the 
conditions indicated below are applied, in the interests of pedestrian and traffic safety.  
 
• The submission of reserved matters shall include a full and detailed specification showing the 

upgrading of the access track and details of agreement from any other owners of the access track or 
those with rights of access over it, to the satisfaction of the Council as Planning Authority. This 
specification shall include details of widening, passing places, a bitumenously bound surface and 
drainage. The scheme as approved shall be implemented prior to the occupation and / or use of the 
development. 

 
• Prior to the occupation or use of the approved development turning facilities shall be provided within 

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

shall be provided within the site. 
 
I trust these comments are of assistance. 
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PLANNING DECISION NOTICE 
 
REPORT OF HANDLING  
 
REFERENCE DOCUMENTS (included in applicant’s 
submission, see page 101) 
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PERTH AND KINROSS COUNCIL 
 

 
Mr P MacNaughton 
Dunderawe 
21 Reed Court  
Carrbridge  
Inverness 
PH23 3BA 
 

Pullar House 
35 Kinnoull Street 
PERTH   
PH1  5GD 
 

 Date 12th December 2012 
 

 
TOWN AND COUNTRY PLANNING (SCOTLAND) ACT  

 
Application Number: 12/01780/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 11th 
October 2012 for permission for Erection of a dwellinghouse and garage Land 40 
Metres North East Of St Barbaras Glenalmond College Glenalmond    for the 
reasons undernoted.   
 
 
 

Development Quality Manager 
 
 

Reasons for Refusal 
 

1.  The proposal is contrary to the Council's Housing in the Countryside Policy 2009 as 
it does not fall within any of the categories of this policy which would support the 
principle of a dwellinghouse on the site. 

 
Justification 
 
 The proposal is not in accordance with the Housing in Countryside Policy 2009 
 and there are no other relevant material planning considerations for approving 
 this proposal against this policy. 
 
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 
 
12/01780/IPL 
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REPORT OF HANDLING 
 

DELEGATED REPORT 
 
 
Ref No 12/01780/IPL 
Ward No N9- Almond And Earn 
 
 
PROPOSAL:  Erection of a dwellinghouse and garage 
    
LOCATION: Land 40 Metres North East Of St Barbaras Glenalmond 

College Glenalmond   
 
APPLICANT: Mr P MacNaughton 
 
RECOMMENDATION:  REFUSE THE APPLICATION 
 
SITE INSPECTION:  5 December 2012 
 
OFFICERS REPORT:  
 
Brief Description  
 
The application site is a 0.24 ha area of land in the designated countryside to 
the south of Glenalmond College and located on the north side of a private 
access road and situated directly to the east of a single storey dwellinghouse 
at St Barbaras. The site is presently vacant and overgrown. The site is 
bounded to the north by woodland, to the east by a post and wire fence and 
farmland beyond, to the south by the access road and farmland beyond that.  
South Cairnies Farm is situated 400m to the east. There are other residential 
properties situated 70m to the south west of the site on the other side of the 
access road and beyond them to the west Glenalmond College Golf Course 
Pavillion. 
 
Pre-application consultation was undertaken in June 2011 
(11/00303/PREAPP) where the application site was presented by the agent to 
be on the edge of a building group which included Law Cottage,  the Golf 
Course Pavillion, Sportsfield, Rowanlea and St Barbaras. In response to this it 
was stated that in accordance with the Housing in the Countryside Policy 
2009, consent will be granted for houses which extend a building group into 
definable sites formed by existing topography and or well established 
landscape features which will provide a suitable setting.  It was also stated at 
the time that a more suitable site would be to the west of St Barbaras. There 
was also a pre-application consultation in April 2012 (12/00337/PREAPP) for 
a proposed house on the site of an existing outbuilding within the curtilage of 
St Barbaras to the west of the house,  which concluded that the proposal 
would fail to accord with the Housing in the Countryside Policy 2009, insofar 
as the proposal is not part of an existing building group and that the 
development would not meet with the specific criteria associated with category 
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5 (conversion or replacement of redundant non-domestic buildings) of the 
above policy.  
 
With the submission of this application and on closer inspection it is 
considered that the buildings to the west and south west of the application site 
do not form a building group as identified in the Perth Area Local Plan 1995 - 
Examples of Building Groups, as the relevant buildings are too dispersed and 
not nucleated in form, as required by the definition of a building group. Under 
the Building Group category of the Housing in the Countryside Policy then, the 
principle of a house on this site is not accepted. The proposal would not fall 
within any of the other categories of the Housing in the Countryside 2009 
where the principle of a house on the site would be acceptable. There has 
been no economic justification presented for a house on the site  
 
There were no objections from consultees subject to conditions, including 
from the Council's Transportation Planners subject to the access road being 
upgraded. Third party objections related solely to the condition of the access 
road to the site and the need for it to be upgraded.  
 
The principle of a house on the site is not established and the proposal is 
therefore contrary to the Housing in the Countryside Policy 2009. 
 
DEVELOPMENT PLAN 
 
Perth Area Local Plan 1995 Incorporating Alteration No 1 -Housing Land 2000 
 
The application site is within the landward area. 
 
Main policies: 
 
Policy 1: General Policies 
Policy 32: Housing in the Countryside 
 
 
Perth and Kinross Proposed Local Development Plan (PLDP) 2012 
 
RD3: Housing in the Countryside 
 
Other Policies 
 
Perth and Kinross Council Housing in the Countryside Policy 2009 
 
Perth and Kinross Council's Primary Education and New Housing 
Development Guidance 2009 
 
SITE HISTORY 
 
10/02113/FLL Installation of a 20kw wind turbine 11 March 2011 Application 
Withdrawn 
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12/01012/IPL Erection of dwellinghouse and garage (in principle) 11 July 2012 
Application Withdrawn 
 
12/01021/FLL Erection of a wind turbine 21 August 2012 Application 
Permitted 
 
 
CONSULTATIONS/COMMENTS 

 
 

Education And Children's 
Services 

No objections 
 

 
Environmental Health No objections 

 
 

Scottish Water No objections 
 

 
 
TARGET DATE: 11 December 2012 
 
REPRESENTATIONS RECEIVED: 
 
Number Received: 3 
 
Summary of issues raised by objectors: 
 
3 letters of representation were received. Main issues raised:- 
 
- not in accordance with the Housing in the Countryside Policy as there is no 
satisfactory access 
- contrary to the Strathearn Area Local Plan 2001 as there is no satisfactory 
access available 
- existing access is of an insufficient standard 
 
Response to issues raised by objectors: 
In report 
 
Additional Statements Received: 
 
Environment Statement 
Not required 
Screening Opinion 
Not required 
 
Environmental Impact Assessment 
Not required 
 
Appropriate Assessment 
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Not required 
 
Design Statement or Design and Access Statement 
Not required 
 
Report on Impact or Potential Impact eg Flood Risk Assessment 
Not required 
 
Legal Agreement Required: 
Not required 
 
 
Direction by Scottish Ministers 
None 
 
 
 
Reasons:- 
 
 1 The proposal is contrary to the Council's Housing in the Countryside 

Policy 2009 as it does not fall within any of the categories of this policy 
which would support the principle of a dwellinghouse on the site. 

 
Justification 
 
 2 The proposal is not in accordance with the Housing in Countryside Policy 

2009 and there are no other relevant material planning considerations for 
approving this proposal against this policy. 

 
 
Notes 
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Planning Application 12/01780/IPL – Erection of a 
dwellinghouse and garage on land 40 metres north east of 
St Barbaras, Glenalmond College, Glenalmond 
 
 
 
REPRESENTATIONS 
 

• Representation from Environmental Health Manager, dated 
19 October 2012 

• Objection from Mr and Mrs Mullan, dated 29 October 2012 
• Objection from Mr Norrie, dated 29 October 2012 
• Representation from Transport Planning, dated 1 November 

2012 (included in applicant’s submission, see page 103) 
• Objection from Ms Addison, dated 2 November 2012 
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M e m o r      

 

To   Development Quality Manager 
 
 
Your ref PKC/12/01780/IPL 
 
 
Date  19 October 2012 
 
The Environment Service 

a n d u m 
 

From  Environmental Health Manager 
  
  
Our ref ALS 
 
 
Tel No       01738 476915 
 
 Pullar House, 35 Kinnoull Street, Perth PH1 5GD

 
Consultation on an Application for Planning Permission 
 
RE: Erection of a dwellinghouse and garage  Land 40 Metres North East Of St Barbaras 
Glenalmond College Glenalmond  for Mr P MacNaughton 
I refer to your letter dated  15 October 2012 in connection with the above application and 
have the following comments to make. 
 
Recommendation 
I have no objections to the application but recommend the undernoted informative be 
included in any given consent. 
 
The development is in a rural area with private water supplies (namely Glenalmond supply) 
known to serve properties in the vicinity. To ensure the new development has an adequate 
and consistently wholesome supply of water and / or 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.  No public objections relating to the water 
supply were noted at the date above. 
 
Informative  
The applicant shall ensure the private water supply for the house /development complies 
with the Water Scotland Act 1980 (Section 63) and the Private Water Supplies (Scotland) 
Regulations 2006.  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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                West Sportfield Cottage 
                Glenalmond 
                PH1 3RY 
 
                 

                29 October 2012 

(sent by email only) 

 

Dear Sirs 

PLANNING APPLICATION REFERENCE 12/01780/IPL 

We refer to the above application and would make the following comments in relation to the two 
main areas of our objections. 

1. GENERAL PLANNING POLICY 
In support of our objections, we would contend that the proposed development does not fall 
within any category of accepted development within the Council’s Policy on Housing in the 
Countryside (2005), ie building new houses in the countryside etc.  Approval would therefore be 
contrary to that policy and to Policy 32 of the Perth Area Local Plan 1995 (as amended).   
 
In addition, the proposal does not fall into any of the potential approval categories detailed in the 
Strathearn Local Plan (Policy 54). 
 
 
2. PLANNING PROVISIONS RELATING TO ACCESS 
On 17 January 2008 the Council refused a previous application in the vicinity (07/02435/OUT).  
Reasons for refusal (2 and 3) were as follows:‐ 
 
“The proposed means of access to the site is of an insufficient standard to accommodate the 
additional traffic which would be generated by the development in terms of width, surface, 
quality and drainage provision.  Approval would therefore be contrary to Policy 54 of the 
Strathearn Area Local Plan 2001 relating to housing in the countryside which stated that, for 
proposals, satisfactory access should be available.” 
 
and 
 
“The proposal is contrary to the Council’s approved Policy on Housing in the Countryside 
December 2005 which required that all proposed sites should have a satisfactory access, be 
capable of providing a suitable resident environment and should not conflict with any other local 
plan policy.” 
 
The proposed property in this current application would use the same access referred to in these 
reasons for refusing the previous application.  The access is a very narrow dirt track which is 
regularly subject to potholes, with inadequate drainage in some parts and deep ditches on either 
side in other parts, which has a dangerous bell mouth entrance close to a blind summit and also has 
a dangerous blind bend.  Since the refusal of application 07/02435/OUT the road has been subject to 
severe deterioration during two harsh winters, increasing the difficulties and dangers during these 
times.  As this is a private track there is no snow clearance and the track is regularly covered with 
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thick , uneven, impacted ice during winter months rendering it impassable by some types of vehicle.  
At other times, patches are at times applied to the track but these deteriorate quickly with the 
current vehicle usage which includes heavy farm machinery.  Any increase in usage will undoubtedly 
exacerbate the situation and cause detriment (and increased hazard) to those already using this 
access.   
 
We would also refer the Council to the Strathearn Local Plan, Development Criteria, Policy 2(a) 
which states that:‐ 
 
“The road network should be capable of absorbing the additional traffic generated by the 
development and satisfactory access onto that network provided.” 
 
As the Council has already acknowledged in its previous decision that “the ...means of access to the 
site is of an insufficient standard to accommodate the additional traffic which would be 
generated....”,  and that the failure to meet this criteria is “...contrary to the Council’s approved 
Policy on Housing in the Countryside December 2005 which required that all proposed sites should 
have a satisfactory access”, we would ask that, taking all of the above into account, the Council 
should take a consistent approach to decision making in this case and refuse this application.  
 
Please note that we would not sustain our objections relating to the access road and bell mouth if it 
was controlled by the following Condition:‐ 
 
“Prior to commencement of works an alternative permanent road must be created giving 
properties at or to the east of St Barbara’s direct access to the nearest public road and, 
immediately on completion of this separate access, the existing track must be permanently 
blocked off at or just to the east of the property known as St Barbara’s.” 
 
This would provide safe access to properties (current or proposed)  at or to the east of St Barbara’s, 
and prevent further deterioration to the track serving those to the west of this point, thereby 
avoiding an exacerbation in the above noted hazards. 
 
 
Yours faithfully 
 
 
 
Marion Mullan    Stewart Mullan 
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From: Dennis Norrie  
Sent: 29 October 2012 19:13 
To: Development Management - Generic Email Account 
Subject: Planning Application 12/01780/IPL 
 
Planning application reference 12/01780/IPL 
 
I refer to the above application and would make the following comments outlining my concerns:‐ 
 
A previous application in the vicinity (07/02435/OUT) was refused by the Council.  Reasons for refusal 
were:‐ 
 
“The proposed means of access to the site is of an insufficient standard to accommodate the additional 
traffic which would be generated by the development in terms of width, surface quality and drainage 
provision.  Approval would therefore be contrary to Policy 54 of the Strathearn Area Local Plan 2001 
relating to housing in the countryside which stated that, for proposals, satisfactory access should be 
available.” 
 
And 
 
“The proposal is contrary to the Council’s approved policy on Housing in the Countryside, December 
2005, which required that all proposed sites should have a satisfactory access, be capable of providing a 
suitable resident environment and should not conflict with any other local plan policy.” 
 
The proposed property in this current application would use the same access referred to in these 
reasons for refusing the previous application.  The access is a very narrow dirt track which is regularly 
subject to potholes, with inadequate drainage, which has a dangerous bell mouth entrance close to a 
blind summit and dangerous blind bend.  Patches are at times applied to the track but these deteriorate 
quickly with the current vehicle usage which includes heavy farm machinery.  Any increase in usage will 
undoubtedly exacerbate the situation and cause detriment (and increased hazard) to those already 
using the track. 
 
As the Council has already acknowledged in its previous decision that “the means of access to the site is 
of an insufficient standard” I would ask that the Council take a consistent approach to their decision in 
this case and refuse this application. 
 
Please also note, that I would not sustain my objection relating to the access road and bell mouth if, 
prior to commencement of works, an alternative permanent road was to be created giving properties 
east of St Barbara’s direct access to the nearest public road.  The existing track must then be 
permanently blocked off at or to the east of St Barbara’s.  This would provide safe access to properties 
(current and proposed) and prevent further deterioration to the existing track and prevent an 
exacerbation in the above noted hazards at the bell mouth. 
 
Yours 
Dennis Norrie 
South Sportsfield 
Glenalmond College 
Glenalmond 
Perth, PH1 3RY 
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Ms Avril Addison (Objects)  
Comment submitted date: Fri 02 Nov 2012  

 
 
 
To: Development Management - Generic Email Account 
 
 
Planning application reference 12/01780/IPL 
 
With reference to the above planning application ? as I understand it a previous application in the vicinity (07/02435/OUT) was refused by the Council. Reasons 
for refusal were:- 
 
?The proposed means of access to the site is of an insufficient standard to accommodate the additional traffic which would be generated by the development in 
terms of width, surface  
quality and drainage provision. Approval would therefore be contrary to Policy 54 of the  
Strathearn Area Local Plan 2001 relating to housing in the countryside which stated that, for 
proposals, satisfactory access should be available.? 
 
And 
 
?The proposal is contrary to the Council?s approved policy on Housing in the Countryside, December 2005, which required that all proposed sites should have a 
satisfactory access, be 
capable of providing a suitable resident environment and should not conflict with any other  
local plan policy.? 
 
This proposed application would use the same access referred to in these reasons for refusing the previous application.  
The access is across Glenalmond College property which is a dirt track and has many potholes, and is regularly running with rain water and inaccessible in winter 
due to snow , the bell mouth entrance often flows with rain water and is located close to a blind summit and dangerous blind bend. This track is used by present 
occupiers and farm machinery ?which all helps with the deterioration of the condition. Any increase in usage will undoubtedly exacerbate the situation and cause 
detriment (and increased hazard) to those already using the track. 
 
As the Council has already acknowledged in its previous decision that ?the means of access to the site is of an insufficient standard? I would ask that the Council 
take a consistent approach to their decision in this case and refuse this application. 
 
I feel that my objection to further development in this area would not be so strong if another road access were to be developed from the other end of the track, and 
the track east of St Barbara?s be closed off. This would alleviate the traffic issue and help keep the present road safe, may reduce farm traffic use and not add to 
the traffic therefore helping to maintain the track! 
 
Avril Addison 
East Sportfield 
Glenalmond 
PH1 3RY 
 

Page 1 of 112/01780/IPL | Erection of a dwellinghouse and garage | Land 40 Metres North East O...
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