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REPORT OF HANDLING

DELEGATED REPORT

Ref No 17/01662/FLL

Ward No P4- Highland

Due Determination Date 11.12.2017

Case Officer Sean Panton

Report Issued by Date

Countersigned by Date

PROPOSAL: Erection of a dwellinghouse, agricultural building, fencing

business store including formation of yard and siting of

associated portable buildings, formation of vehicular

accesses and associated works.

LOCATION: Land 300 Metres South East of Distillery Cottages, Milton of

Edradour.

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: 16th October 2017

SITE PHOTOGRAPHS

BACKGROUND AND DESCRIPTION OF PROPOSAL

The application site is on land 300metres south-east of distillery cottages,
Milton of Edradour, by Pitlochry. The application seeks detailed planning
permission for the erection of a dwellinghouse, an agricultural building, a
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fencing business store and the formation of a yard and vehicular accesses,
the siting of associated portable buildings and associated works. The site is
located to the south east of the category B listed Edradour Distillery complex
(LB 47625).

The proposed business use of the site is associated with farming, fencing and
forestry and it is indicated that the business is the currently established
pK`SVced`_ ?V_TZ_X EZ^ZeVUq hYZTY Zd R cfcR] T`_ecRTeZ_X SfdZ_Vdd+ The
company was established at a site in Rannoch however more recently have
been operating from a temporary facility at Donavourd Farm, near Pitlochry.

The proposed dwellinghouse is a detached 5 bedroomed unit with a large
home office and a separate granny flat. The proposed dwellinghouse will be
set over 1 ½ storey, measuring approximately 19.8metres at maximum length
and 19.8metres at maximum width. The overall floor area of the house is
approximately 314m2 and the maximum height (excluding the flue) is
approximately 9.1metres. The exterior walls of the proposal will be clad in a
combination of vertical and horizontal larch cladding whilst the roof will be
dark grey metal standing seam roofing. All windows and doors will be timber
double glazed units. The proposed dwellinghouse is located in an existing
clearing within woodland however it is indicated that selected views will be
created by further tree removal. It is indicated that the dwellinghouse is
required for the proposed business.

The proposed unit for the business is a large agricultural style unit measuring
48metres at maximum length and 20metres at maximum width. This creates
an overall footprint of approximately 960m2. The unit will contain an
agricultural barn and a livestock shelter (approximately 576m2) in addition to a
secure storage area and workshop (approximately 338m2). There will also be
an external wash bay and large area of yard storage. In addition to the main
unit, there will also be the provision of 2 portable buildings which contain staff
changing and welfare facilities and a meeting room. There is 2 staff parking
spaces associated with the proposed development. The proposed
development will require the upgrade of the existing track and access to make
Ze ^`cV dfZeRS]V W`c UV]ZgVcZVd Wc`^ A@Oqd+

The proposals have been advertised in the Local Press and a site notice
posted, in accordance with Regulation 5 of the Town and Country Planning
(Listed Buildings and Buildings in Conservation Areas) (Scotland) Regulations
1987.

SITE HISTORY

None.

PRE-APPLICATION CONSULTATION

Pre-application Reference: 17/00162/PREAPP
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It was highlighted at pre-application stage that there were concerns with the
proposal in relation to impact upon the road network, visual impact, landscape
impact and the overall justification for the development.

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 2014.

TAYplan Strategic Development Plan 2016 \ 2036 - Approved October
2017

Within the approved Strategic Development Plan, TAYplan 2016, the primary
policies of specific relevance to this application are Policies 2 and 9.

Policy 2: Shaping Better Quality Places
Part A of Policy 2 seeks to 'deliver distinctive places by ensuring that the
arrangement, layout, design, density and mix of development are shaped
through incorporating and enYR_TZ_X _RefcR] R_U YZde`cZT RddVedq+

Policy 9: Managing TAYplan's Assets
Part C of Policy 9 aims to safeguard the integrity of natural and historic assets
through understanding and respecting the regional distinctiveness and scenic
values of the TAYplan area.

Perth and Kinross Local Development Plan 2014 \ Adopted February
2014

The Local Development Plan 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.
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Policy PM3 - Infrastructure Contributions
Where new developments (either alone or cumulatively) exacerbate a current
or generate a need for additional infrastructure provision or community
facilities, planning permission will only be granted where contributions which
are reasonably related to the scale and nature of the proposed development
are secured.

Policy HE2 - Listed Buildings
There is a presumption in favour of the retention and sympathetic restoration,
correct maintenance and sensitive management of listed buildings to enable
them to remain in active use. The layout, design, materials, scale, siting and
use of any development which will affect a listed building or its setting should
be appropriate to the building's character, appearance and setting.

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.

Policy TA1B - Transport Standards and Accessibility Requirements
Development proposals that involve significant travel generation should be
well served by all modes of transport (in particular walking, cycling and public
transport), provide safe access and appropriate car parking. Supplementary
Guidance will set out when a travel plan and transport assessment is required.

Policy NE2B - Forestry, Woodland and Trees
Where there are existing trees on a development site, any application should
be accompanied by a tree survey. There is a presumption in favour of
protecting woodland resources. In exceptional circumstances where the loss
of individual trees or woodland cover is unavoidable, mitigation measures will
be required.

Policy NE3 - Biodiversity
All wildlife and wildlife habitats, whether formally designated or not should be
protected and enhanced in accordance with the criteria set out. Planning
permission will not be granted for development likely to have an adverse
effect on protected species.

Policy ED3 - Rural Business and Diversification
Favourable consideration will be given to the expansion of existing businesses
and the creation of new business. There is a preference that this will generally
be within or adjacent to existing settlements. Out-with settlements, proposals
may be acceptable where they offer opportunities to diversify an existing
business or are related to a site specific resource or opportunity. This is
provided that permanent employment is created or additional tourism or
recreational facilities are provided or existing buildings are re-used. New and
existing tourist related development will generally be supported. All proposals
are required to meet all the criteria set out in the policy.

Policy ER6 - Managing Future Landscape Change to Conserve and Enhance
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the Diversity and Quality of the Areas Landscapes
Development proposals will be supported where they do not conflict with the
aim of maintaining and enhancing the landscape qualities of Perth and
Kinross and they meet the tests set out in the 7 criteria.

Policy EP8 - Noise Pollution
There is a presumption against the siting of proposals which will generate high
levels of noise in the locality of noise sensitive uses, and the location of noise
sensitive uses near to sources of noise generation.

OTHER POLICIES

Development Contributions and Affordable Housing Guide 2016

This document sets out the <`f_TZ]qd I`]ZTj W`c dVTfcZ_X T`_ecZSfeZ`_d Wc`^
developers of new homes towards the cost of meeting appropriate
infrastructure improvements necessary as a consequence of development.

Housing in the Countryside Guide

A revised Housing in the Countryside Guide was adopted by the Council in
October 2014. The guide applies over the whole local authority area of Perth
and Kinross except where a more relaxed policy applies at present. In
practice this means that the revised guide applies to areas with other Local
Plan policies and it should be borne in mind that the specific policies relating
to these designations will also require to be complied with. The guide aims to:

l LRWVXfRcU eYV TYRcRTeVc `W eYV T`f_ecjdZUV8
l Lfaa`ce eYV gZRSZ]ity of communities;
l FVVe UVgV]`a^V_e _VVUd Z_ Raac`acZReV ]`TReZ`_d8
l >_dfcV eYRe YZXY deR_URcUd `W dZeZ_X R_U UVdZX_ RcV RTYZVgVU+

MYV <`f_TZ]qd n@fZUR_TV `_ eYV LZeZ_X R_U =VdZX_ `W A`fdVd Z_ KfcR] 9cVRdo
contains advice on the siting and design of new housing in rural areas.

Listed Buildings and Conservation Areas

Planning (Listed Buildings and Conservation Areas) (Scotland) Act 1997.
Scottish Planning Policy 2010 AZde`cZT LT`e]R_Uqd LT`eeZdY AZde`cZT
Environment Policy (SHEP).

B_ RUUZeZ`_) IVceY % DZ_c`dd <`f_TZ]qd I]RTV^R\Z_X @fZUV deReVd eYRe8

@(29;.- +<23-2409 *8. +<23-2409 5/ 96.,2*3 *8,12;.,;<8*3 58 129;582, 24;.8.9; =1.8.
*3;.8*;2549 8.7<28. 96.,2*3 ,549.4;? '.4.8*33>% 6*8;2,<3*8 =.201; 29 63*,.- 54
retaining the identity, appearance, character and special interest of listed
+<23-2409A&

CONSULTATION RESPONSES
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Environmental Health:

No objection to the proposed development subject to a condition and

informatives being added to the consent in relation to water supply.

Transport Planning:
No objection to the proposed development subject to a number of conditions
and an informative being added to the consent

Biodiversity Officer:
A tree survey and extended phase 1 ecological survey of the site is required in
order to provide an informed response.

Contributions Officer:
No contributions required.

Conservation Team:
No comments or concerns in relation to the proposal.

REPRESENTATIONS

3 letters of representation were received objecting to the proposed
development. In summary, the letters highlighted the following concerns:

' Not an appropriate land use
' Will increase traffic in the area
' Road safety concerns
' No clear justification for location of site
' Proposed house is not of a suitable scale for the associated business

ADDITIONAL INFORMATION RECEIVED:

Environmental Impact Assessment

(EIA)

Not Required

Screening Opinion Not Required

EIA Report Not Required

Appropriate Assessment Not Required

Design Statement or Design and

Access Statement

Submitted

Report on Impact or Potential Impact

eg Flood Risk Assessment

Submitted (Transport Statement /

Labour Statement)

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 2016 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

Proposed Dwellinghouse

The local plan through Policy PM4 - Settlement Boundaries specifies that
development will not be permitted, except within the defined settlement
boundaries which are defined by a settlement boundary in the Plan.

However, through Policy RD3 - Housing in the Countryside, it is
acknowledged that opportunities do exist for housing in rural areas to support
the viability of communities, meet development needs in appropriate locations
while safeguarding the character of the countryside as well as ensuring that a
high standard of siting and design is achieved. Thus the development of
single houses or groups of houses which fall within the six identified
categories will be supported. The Council will support proposals for the
erection, or creation through conversion, of single houses and groups of
houses in the countryside which fall into at least one of the following
categories:

a) Building Groups
b) Infill site
c) New houses in the 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 agent has indicated through the provided Design Statement that the
application should be considered under criterion (c) as it is suggested that the
proposed dwellinghouse is required to oversee the proposed business.

On reviewing the provided labour justification however, I am unconvinced of
the requirement of a dwellinghouse on the site to oversee the proposed
business use of the site. A fencing and forestry business is generally not the
type of business which requires a dwellinghouse on site to oversee the
business. As such, attention now turns towards the farming enterprise where it
is more likely to be acceptable for a dwellinghouse on the site to oversee the
business in relation to animal welfare and management.

The provided statements indicate that the farming business has approximately
270 breeding ewes. However, it is not clear how these sheep are currently
managed and overseen. The statement provides no clear justification as to
why a house is required other than a 24 hour watch is necessary. However,
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the statement further indicated that the applicant is a new entrant to farming
who also manages the other said businesses. This suggests that the applicant
is therefore not a full time farmer and the provision of a dwellinghouse on the
site is unnecessary as even if a dwellinghouse was accommodated a 24hour
watch over the sheep would not be obtained.

Furthermore, it is shown on the plans that the location of the livestock shelter
would result in the livestock having to pass over the fencing storage area as
there is no clear route of entry for the livestock to pass between the unit and
the adjacent field. This raises concern that the entirety of the unit will be
utilised for the fencing business which would not require a dwellinghouse on
site.

B_ T`_T]fdZ`_) eYV Raa]ZTR_eqd [fdeZWZTReZ`_ U`Vd _`e ac`gZUV R T]VRc R_U d`f_U
reason for a dwellinghouse to be accommodated on the site and as such is
contrary to Policy RD3- Housing in the Countryside of the Perth and Kinross
Local Development Plan 2014. This will be included as a reason for refusal on
this report.

Proposed Business Use

Policy ED3 - Rural Business and Diversification of the Perth and Kinross Local
Development Plan gives favourable consideration to the expansion of existing
businesses and the creation of new business in rural areas. There is a
preference that this will generally be within or adjacent to existing settlements.
Out-with settlements, proposals may be acceptable where they offer
opportunities to diversify an existing business or are related to a site specific
resource or opportunity. This is provided that permanent employment is
created or additional tourism or recreational facilities are provided or existing
buildings are re-used. New and existing tourist related development will
generally be supported. All proposals are required to meet all the criteria set
out in the policy.

In this instance, there is no justification for the forestry business to be located
in this location. Whilst it is appreciated that the applicant wishes to be closer
to the A9 for transportation purposes, it is considered that the applicants
analysis of alternative sites could be researched further. Furthermore, the
policy requires that new businesses in rural areas must have a site specific
justification for its presence and this has not been adequately demonstrated.
The farming business is the main justification for this location and this is not
considered to be an established business as the applicant is a new entrant to
farming and does not yet have a justifiable need for this location. The proposal
is therefore considered to be contrary to this policy and as such will be a
reason for refusal on this report.

Design and Layout

Proposed Dwellinghouse
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The design of the proposed dwellinghouse is considered to be of a high
quality with a sensitive choice of materials for a woodland site. However, my
concerns relate to the siting and scale of the proposed development. I am
unconvinced that a 5 bedroomed unit with a home office and a granny flat is
required to oversee the businesses as suggested. A house of this scale would
also be intrusive on this site due to its prominent location. The site plan
Z_UZTReVd eYRe d`^V ecVVd RcV e` SV cV^`gVU Z_ `cUVc e` ac`gZUV pdV]VTeVU
gZVhdq W`c eYV UhV]]Z_XY`fdV+ MYZd hZ]] ^R\V eYV Y`fdV ^`cV gZdZS]V R_U hZ]]
compromise the element of screening currently available on this principal
boundary. Whilst it is noted that the site plan shows that these trees are to be
transplanted, I have consulted with the Biodiversity Officer who has informed
me that this is unlikely to be successfully achieved for trees of this maturity.
Overall, the scale and siting of the proposed dwellinghouse is not considered
to be appropriate for this site.

Proposed Business Units

The design of the main proposed business unit appears as an agricultural
barn and is coloured appropriately for the rural environment in which it is
located. However, my concerns relate to the scale of the proposed unit on this
site. The location of the development does not provide a landscape framework
to accommodate a proposal of this scale as the unit will be located on an area
which is currently a field with no established site boundaries. This will make
the proposal highly visible in the surrounding area and will appear out of
place. Whilst there is a backdrop available in the form of woodland to the
north of the proposed business units, the remaining 3 elevations remain
exposed and in this prominent location on the landscape this is not considered
to be appropriate siting. As mentioned above, the transplanting of particular
trees to provide screening is unlikely to be successful. I also have concerns in
relation to the location of the livestock shelter as if this is to indeed be utilised
by livestock, there is no clear route of entry for the livestock to enter the
adjacent field without passing the fencing storage area. This raises concern,
as mentioned above, at the integrity of the farming business and the
requirement for it to be located in this location.

It should be noted at this stage that the portable units also proposed are
considered to be effectively screened by the proposed unit due to its vast
scale. For the avoidance of doubt, this does not provide justification for the
larger agricultural style business unit.

Landscape

Development and land use change should be compatible with the distinctive
TYRcRTeVcZdeZTd R_U WVRefcVd `W IVceY % DZ_c`ddqd ]R_UdTRaV+ =VgV]`a^V_e
proposals will be supported where they do not conflict with the aim of
maintaining and enhancing the landscape qualities of Perth and Kinross.

In this case, the siting of a proposed dwellinghouse and associated business
on this site is considered to erode the local distinctiveness, diversity and
quality of the landscape. This is due to the elevated nature and prominence of
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the site from the surrounding area and the scale of the proposed
development. The proposal will therefore be highly visible and intrusive within
the existing landscape framework and will appear out of place.

The surrounding area is a highly popular tourist destination within Perth &
Kinross and as such the siting of development such as this should be more
sensitively located and utilise available screening. The location of the
business units is on an area which is currently an open field and whilst there is
a backdrop of woodland to the north of the proposed development, there are
no established boundary treatments or screening opportunities to the
remaining 3 elevations. This will make the unit highly visible and due to the
scale of it, at approximately 960m2, highly intrusive to the landscape
framework. The proposal is therefore considered to be contrary to Policy ER6
- Managing Future Landscape Change to Conserve and Enhance the
Diversity and Quality of the Areas Landscapes, and as such will be a reason
for refusal on this report.

Residential Amenity

Due to the rural nature of the proposed development, it is not considered that
there are any adverse issues arising in relation to residential amenity. This is
due to the nearest residential receptor being approximately 200metres away
from the development site. There is however the potential for noise
disturbance to nearby residential properties from the traffic generation that will
be created from this proposal. Whilst this is a cause for concern, I do not
consider the noise from this additional traffic to have an adverse impact upon
residential amenity. The impacts from the traffic generation will be discussed
further under the roads and access section of this report.

Visual Amenity

It is considered that the proposal will erode the visual amenity of the area as
the prominent siting of the proposed development and the removal of some
trees to provide views for the proposed dwellinghouse will compromise the
visual integrity of the area and make the development visually intrusive. As
previously mentioned, whilst the woodland provides a backdrop to the
proposed business units, this does not account for the remaining 3 elevations
making them highly visible which in turn will have a detrimental impact upon
the visual amenity of the surrounding area.

Roads and Access

The proposed development will result in significant traffic generation and as
such will require the upgrade of the existing road network. It was highlighted
at pre-application stage that the existing road network was a cause for
concern. As part of this application, a Transport Statement was submitted
which highlights the expected level of traffic and the upgrades to be carried
out to the existing access road.
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My colleagues in Transport Planning were consulted as part of this application
and whilst have no objection to the proposal recommended a number of
conditions. However, Policy TA1B - Transport Standards and Accessibility
Requirements, requires that all proposals which result in significant travel
generation should be well served by all modes of transport (in particular
walking, cycling and public transport), provide safe access and appropriate
car parking. In this instance, whilst my colleagues have no objection to the
proposed development in terms of access and the existing road network, the
proposal does still not comply in full with Policy TA1B. This is due to the
proposal only appearing to be served by one mode of transport with no
provision for public transport or bicycle storage. Furthermore, the Labour
Justification statement shows that around 14 people are employed by the
businesses and the site plan only incorporates 2 staff parking spaces. This is
therefore a cause for concern as the development does not appear to relate to
the provided statements. As such, the development is considered to be
contrary to Policy TA1b and will be included as a reason for refusal on this
report.

Biodiversity

The Biodiversity Officer was consulted as part of the application and raised
concerns regarding the tree felling required to accommodate parts of the
proposal. The site also forms part of the Breadalbane Environmentally
Sensitive Area. As such, the Biodiversity Officer requested that a tree survey
and phase 1 ecological survey was undertaken in order to determine the
impacts upon the biodiversity of the area.

As the application is being recommended for refusal on grounds of the
principle and location of the development, as Case Officer, I felt it would be
unreasonable to request this further information from the applicant as this
would be an added expense and the application would still remain
recommended for refusal.

Listed Buildings

The proposed development site is located to the south east of the category B

listed Edradour Distillery complex (LB 47625). As such, the Conservation

Officer was consulted as part of this application. The Conservation Officer

stated that there are no concerns regarding the impact of the proposed

development on the setting of the listed buildings. I therefore do not consider

the proposed development to have any negative impact upon the nearby

listed buildings.

Drainage and Flooding

The proposal is not located in an area of known flood risk and the proposal
incorporates 2 proposed soakaways, one of which is located to the south of
the proposed dwellinghouse and the other is to the north east of the proposed
business units. These are considered to be sufficient for the drainage of the
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site and as such I have no adverse concerns in relation to drainage and
flooding.

Developer Contributions

The Councilqd 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, 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 Pitlochry Primary School.

>UfTReZ`_ % <YZ]UcV_qd LVcgZTVd YRgV _` TRaRTZej T`_TVc_d Z_ ehis catchment

area at this time and therefore no education contribution is required.

Economic Impact

The development of this site would count towards local housing targets,
accounting for short term economic investment through the short term
construction period and indirect economic investment of future occupiers of
the associated development. There will also be some economic impact from
the provision of businesses on the site. Whilst the Council is supportive of
economic development, all development must be located in appropriate
locations and for reasons mentioned above this is not considered an
acceptable site for this type of development.

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 is not considered to comply with the approved
TAYplan 2012 and the adopted Local Development Plan 2014. 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.
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RECOMMENDATION

Refuse the application.

Conditions and Reasons for Recommendation

1 The proposal is contrary to Policy RD3 m Housing in the Countryside, of
the Perth and Kinross Local Development Plan 2014, in addition to the
Council's Housing in the Countryside Guide 2014, as it does not
comply with any of the categories of the policy guidance where a
dwellinghouse or dwellinghouses would be acceptable in principle at
this location.

2 The proposal is contrary to Policy ED3 - Rural Business and
Diversification, of the Perth and Kinross Local Development Plan 2014,
as the farming business is not considered to be established and there
is no site specific justification which would allow for the site to be
acceptable.

3 The proposal is contrary to Policy ER6 - Managing Future Landscape
Change to Conserve and Enhance the Diversity and Quality of the
Areas Landscapes, of the Perth and Kinross Local Development Plan
2014, as the siting and scale of the proposed development is highly
intrusive to the existing landscape framework and does not conserve or
enhance the surrounding landscape as required by the Policy.

4 The proposal is contrary to Policy PM1B - Placemaking criterion (a)
and (b), of the Perth and Kinross Local Development Plan 2014, as the
proposal fails to create a sense of identity and erodes the character of
the countryside, whilst the removal of certain trees and the overall
location of the proposed development would additionally erode and
dilute the areas landscape character.

5 The proposal is contrary to Policy TA1B - Transport Standards and
Accessibility Requirements, of the Perth & Kinross Local Development
Plan 2014, as the level of traffic to be generated by the proposal is
considered to be significant for the existing road network and
provisions have not been demonstrated on how the development will
be served by other modes of transport (in particular walking, cycling
and public transport). This is in addition to the proposed development
only providing 2 staff parking spaces where it is highlighted that
approximately 14 members of staff are employed by the business.

6 The proposal is contrary to the Scottish Government's Policy on
Woodland Removal, the Scottish Forest Strategy, the National
Planning Framework as well as Policy NE2B of the Perth and Kinross
Local Development Plan 2014, as there are no clear public benefits
associated with the removal of the certain trees within the woodland to
provide selected views for the proposed dwellinghouse.
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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

Not Applicable.

Procedural Notes

Not Applicable.

PLANS AND DOCUMENTS RELATING TO THIS DECISION

17/01662/1
17/01662/2
17/01662/3
17/01662/4
17/01662/5
17/01662/6
17/01662/7
17/01662/8
17/01662/9
17/01662/10
17/01662/11
17/01662/12
17/01662/13
17/01662/14
17/01662/15
17/01662/16
17/01662/17
17/01662/18
17/01662/19
17/01662/20

Date of Report 21st November 2017
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1

INTRODUCTION

This report has been prepared at the request of Rab Robertson to supplement a

planning application for the construction of a new dwelling house for an essential

worker at Donavourd Farm, near Pitlochry.

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

dwelling house was gathered by Kara Craig, SAC Consulting (Perth) in discussion

with Rab Robertson.

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

Rab Robertson has recently purchased land and is actively farming at East Haugh

and Donavourd. The land farmed by Rab Robertson extends to approximately 81.10

hectares (200 acres).

The business enterprises operated by Rab Robertson focus on farming, fencing and

forestry. Donavourd Agri commenced in 2016 and focusses on sheep, grassland

and arable. Rab Robertson is a new entrant into farming. Robertson Fencing Ltd is

an established business which has been temporarily relocated in 2017 to the yard

adjacent to the settlement of Donavourd. This move was essential to improve

business efficiencies through operating all the business enterprises from the one unit.

There are no dwelling houses on the land at East Haugh and Donavourd. It is

proposed that a dwelling house and associated farm buildings are constructed at

Donavourd to allow Rab Robertson to oversee all his business enterprises.

Based solely on the current farming activity there is full justification for an

additional dwelling house at Donavourd for a full time employee. The

estimated annual labour requirement for the farming operations is 1.11 labour

units. This labour requirement does not include the other business enterprise,

Robertson Fencing Ltd, for which there are already 14 full time employees.

It is considered highly desirable for sheep welfare, farm and business security, and

health and safety that there is qualified, fit and able and dedicated personnel residing

onsite at Donavourd.

The location of the proposed dwelling house is not prime agricultural land and does

not pose any harmful threats or have a significant visual disturbance to the

environment and surrounding landscape.

Logistical issues pose a threat to the business enterprises through complicated

management and inefficiencies in resource use. The requirement for a house for

Rab Robertson to reside at Donavourd is vital to allow him to develop and secure the

overall future of the farming enterprises alongside his existing business.
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Promoting opportunities for New Entrants into agriculture is highly desirable. The

Scottish Government is highly supportive of New Entrants to farming. The proposed

development as described in this report will result in the growth of the recently

established farming enterprise and the sustainability of the business of Robertson

Fencing Ltd. The proposed development will also encourage wider rural business

development through activities associated with the construction of the farm house, its

long-term maintenance and the continuing business operations managed by Rab

Robertson.
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BACKGROUND INFORMATION

Rab Robertson purchased land at East Haugh, and Donavourd Farm in 2016. This

acquisition was part of the long term personal and business objectives of Rab

Robertson to be directly involved in land based industries in the Pitlochry area. Rab

Robertson is considered as a Young Farmer and a New Entrant to farming.

The farmed area is 81.10 hectares (200 acres). Arable crops, rotational grass,

permanent pastures, rough grazings and woodlands are the main land uses. All the

land is classified as LFA (Less Favoured Area). The land at East Haugh is best

suited to arable crops and rotational grass due to its location and land capability.

The current farm enterprises consist of a flying flock of Blackface ewes and arable

crops including spring barley and forage brassicas.

Sheep numbers are currently at 270 breeding ewes. The aim is to increase ewe

numbers over time once the farm business develops and Rab Robertson gains more

knowledge about the production potential of the land. All lambs will be sold off grass

as ewe lambs for breeding replacements, or as store lambs. The sheep will utilise

the grassland for grazing and a single crop of silage/hay will be made for winter

feeding. The forage brassicas are grown for feeding sheep.

Spring barley will be grown for feed barley and straw baled and all sold locally.

East Haugh comprises one large field while Donavourd makes up the majority of the

farmed area. There is no dwelling house. East Haugh and Donavourd land is

actively farmed by Rab Robertson while also providing a base for Robertson Fencing

Ltd.

Rab Robertson grew up with his family on a working croft in the Rannoch area.

Following completion of and gaining a degree in Agriculture, Rab Robertson worked

in the local Rannoch area focusing on fencing work and providing agricultural

contract labour (e.g. shearing sheep, gathering sheep and general farm work).

Building up knowledge and skills during this time, Rab Robertson commenced his

own business of Robertson Fencing Ltd in 2007.
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Roberston Fencing Ltd is a rural contracting business. With specialist skills in

fencing and forestry mounding and specialist plant and machinery, the business is

well placed to service the agricultural, forestry and civil engineering sectors

throughout Scotland.

From 2010, the business had become very competitive and as more and more work

was obtained, staff numbers increased annually. Currently there are 14 staff

members working for Robertson Fencing Ltd. Rab Robertson is the Managing

Director of Robertson Fencing Ltd.

The business was originally ^_TaPcTS Ua^\ HPQ H^QTacb^]lb UP\X[h W^\T X] HP]]^RW

with yard facilities rented within the Rannoch locality. The Rannoch site was ideal to

allow the initiation of the business when it was focussed on local work and had fewer

employees. Due to the nature of the roads, the 20 mile distance between Rannoch

and the A9 is very time consuming, and despite the relatively short distance, can take

up to 60 minutes to travel each way. As the business has expanded, the site location

at Rannoch was a major business weakness and temporarily relocating to the yard

adjacent to the Donavourd settlement has been essential to improve efficiencies in

time, fuel use, machinery depreciation and overall business management. Other

weaknesses of the business included detached business management (from living

off site), health and safety and security. In 2017, Robertson Fencing Ltd temporarily

relocated from Rannoch to Donavourd Farm, near Pitlochry.

All the business enterprises operated by Rab Robertson require skilled and

dedicated personnel. Long hours are worked in all aspects of the business. These

hours are dictated by enterprise, season, weather and site location, and as a result

S^ ]^c R^]U^a\ c^ cWT j]^a\P[k 3-5 Monday to Friday working hours. The lack of

onsite accommodation is a limiting feature for the farming operation as well as

Robertson Fencing Ltd.

Onsite accommodation is a significant requirement for the livestock enterprise. The

sheep flock requires a dedicated approach with focus on animal health and welfare

issues. Current offsite living arrangements with associated travelling back and forth

is neither ideal nor desired in the long term. Personnel residing onsite are required.

Onsite accommodation will also help to improve security and health and safety for all

aspects of the business.
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The site preferred for the dwelling house is located on Donavourd land. The

proposed house site is not prime agricultural land with the land categorised as 32 or

41, according to the MLURI agricultural land classification scheme. Prime agricultural

land is considered to be land categorised 1, 2 and 31. There would be no impact on

the agricultural management of the overall farming unit if this area was taken out of

agricultural use.

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 and there will be limited visual

impact on the surrounding area.
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LABOUR REQUIREMENTS FOR ROBERTSON FENCING LTD

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 are shown below.

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,

public holidays etc into account.

Land Area (ha) Hours/Annum/Ha Total

Cereals 13.82 18 248.76

Turnips for stockfeed 1.21 6 7.26

Grassland 35.83 3.1 111.07

Silage/hay 6.07 12 72.84

Rough grazing 24.35 1.5 36.53

Sub total 476.46

Livestock Number Hours/Annum/Number Total

Ewes 270 3.7 999.00

Rams 7 3.1 21.70

Lambs (6 months) 390 1.55 604.50

Sub total 1,625.20

TOTAL 2,101.66

Standard Labour Unit 1,900.00

+'(.20 0)/2*0),)-1 #+2$ 1.11

This calculation does not allow for administrative tasks required by farming

businesses for regulation or accountancy purposes. In addition the figures do not

include any off farm work associated with Robertson Fencing Ltd.
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THE NEED FOR ON-SITE ACCOMMODATION

Labour

Rab Robertson is responsible for the day to day management of the farming

enterprises operated at Donavourd, and Robertson Fencing Ltd. This means daily

multiple journeys between his current residence, the farm and jobs being carried out

Robertson Fencing Ltd.

The sheep are handled many times throughout the year for duties such as lambing,

shearing, marking lambs, routine health care and drawing lambs for sale. There is a

necessity that these sheep have 24 hr / day supervision to maximise animal health

and welfare and in turn their productivity. For these reasons it is essential that Rab

Robertson resides full time at this location.

Farming is driven by the seasons, thus during the spring and summer months, there

is a great deal of work to be carried out. Lambing, shearing and routine handling of

the sheep are all required to be carried out to ensure a high welfare, good quality,

highly productive and profitable farm business is operated. It is also important that a

farm worker is available at short notice, taking advantage of good weather, to carry

out land related jobs such as spreading fertiliser and lime, mowing, turning and baling

grass for hay and silage and harvesting grain and baling straw. Having qualified

personnel living onsite at Donavourd improves utilisation of resources giving the best

opportunity to work efficiently without compromising both animal and human welfare.

Agricultural businesses are finding it increasingly difficult to manage the balance

between the physical work associated with livestock and land management, and the

ever increasing administration. This balance becomes ever more complicated when

there is additional travel time between the farm and the office/home.

On a similar theme, rural businesses find it difficult to attract qualified personnel.

This is due to several factors but one that can be very influential is the commuting to

and from the work place. Relocating Robertson Fencing Ltd to Donavourd improves

working conditions for employees by being located close to Pitlochry and the A9.
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The enterprises operated by Rab Robertson involve hard physical work. Currently

there are no welfare or office facilities on site at Donavourd. These are essential

facilities for business operations. The provision of suitable accommodation onsite for

Rab Robertson will provide essential facilities that can be used for business

purposes. In addition, the onsite accommodation will reduce negative and potentially

harmful situations relating to travelling at unsocial hours under tiring conditions. It is

essential that onsite accommodation is provided at Donavourd.

Animal Welfare and Management

The farm livestock operations are focused on sheep. Sheep require constant

supervision by a suitably qualified individual. The sheep flock are present on the

land all year round and require care to check for lambing and health issues such as

lambing difficulties, abortion, lameness, fly strike and pneumonia as well as for

impacts of vermin activity that will compromise sheep welfare. There is also the

constant worry about dog worrying/attacks due to the close proximity to Pitlochry and

surrounding residential areas, and the network of public paths close by.

The above points essentially means 24 hours per day, 7 days per week, 365 days

per year care is required for the sheep farmed at Donavourd. This seems an

extreme statement but is doubtlessly a requirement to ensure high welfare standards

and thus good productivity (and inadvertently positive financial impact).

Currently Rab Robertson lives off site and travels to and from the unit a minimum of

twice daily. To provide the level of care required for farmed livestock, a farmer needs

to live onsite.

Efficiency

Having purchased land at East Haugh and Donavourd and commenced farming

activities on the land, it is essential that Rab Robertson resides on the unit at

Donavourd. He will be present to conduct aspects of running all the business

enterprises e.g. taking delivery of supplies such as fencing materials, feeds and

animal health materials, and the loading of livestock coming on and off the farm.
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For Robertson Fencing Ltd, travelling back and forth several times per day by a

number of employees to Rannoch is extremely time consuming and as a result

compromises efficiency. The effects of fatigue due to travelling reduces work

efficiency, increases short cuts taken, thus compromises staff and public welfare and

health and safety. Deliveries of materials to Rannoch was also been identified as a

weakness as well as a cost to the business. Robertson Fencing Ltd, having

temporarily relocated to the yard adjacent to the Donavourd settlement has

significantly improved vehicular connectivity to the A9 and thus reduced the travelling

associated with business activities.

Operating Robertson Fencing Ltd in conjunction with the farm enterprises, improves

business efficiencies. Having personnel associated with the business living onsite is

highly desirable to ensure efficiency of working practices.

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 business

but are also a severe financial burden.

Livestock, and farming inputs such as fertiliser, fuel and medicines are valuable

assets. The equipment required for the farming activities alongside the plant and

machinery owned and operated by Robertson Fencing Ltd is not only valuable but

dangerous.

All livestock, vehicles, equipment and fuel must be safe guarded. Personnel living on

site creates a deterrent and will help improve security on the unit.
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Health and Safety

With the increasing awareness by the public of their access rights under the Land

Reform (Scotland) Act 2003 and the location of the East Haugh and Donavourd land

to Pitlochry and local rural path networks, there is potential of safety problems on the

farm resulting from people not fully understanding their responsibilities in the

countryside.

The farming unit sits on a local road, between the settlement of East Haugh,

Donavourd and Milton of Edradour, which leads from the A9 to the A924 Pitlochry to

Kirkmichael road. There are many private residential units sitting on the boundaries

of the land farmed by Rab Robertson. The rural area and associated woodland and

agricultural land is very popular for outdoor pursuits for tourists and local residents.

With this, and the business activities operated by Robertson Fencing Ltd in mind, a

dwelling house on the farm is essential. Resident personnel linked to the land and

associated business allows better control of any people considering entering the

farmland and farm buildings without permission, or where they may compromise their

safety or that of the livestock, e.g. coming near to where sheep are being worked,

coming near to working sheep dogs and entering fields with sheep and lambs or with

machinery operating.

With a network of paths and tourist attractions close by, this worry of field gates being

left open and sheep worrying by domestic dogs is heightened. It is essential that

there is constant supervision of the stock on the land by having qualified personnel

living onsite.

A major concern with people coming into contact with animals is zoonoses. Zoonotic

diseases are those which are transmissible from animals to humans, including

Salmonella and Ecoli, as well as that associated with lambing sheep which could

result in problems arising with pregnant women. All these issues are of high

importance as livestock is a key enterprise on this unit and with sheep present all

year round potential for public persons to come in contact with livestock is high and is

a concern to be acknowledged. Having accommodation onsite will better help to

manage these situations ensuring that risk has been appropriately managed at all

times.
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Alternative Accommodation

As a result of historical farm sales dividing the land and farm houses at East Haugh

and Donavourd, there is no other dwelling house or building suitable for conversion

located at either unit that could be utilised for accommodation for an essential

worker.

Houses have not been considered anywhere else in the locality as the issue that

needs to be resolved is lack of accommodation directly associated with the farm.

Farming Future and Sustainability

Rural businesses in Scotland and the rest of the UK are under ever increasing social

and economic pressures. The opportunity for New Entrants into agriculture,

particularly, is compromised due to limited tenancies and lack of available capital to

buy land. Rab Robertson is a young, enthusiastic and dedicated New Entrant to

farming who, through hard work, has created his own opportunity to buy land. This is

an opportunity that many young people may never have and Rab Robertson should

be encouraged to build on this.

The impressive work ethic and business driving force of Rab Robertson (and his

business colleagues and employees in Robertson Fencing Ltd) has created great

and sustainable opportunities, not only for the business, but for Rab Robertson as an

X]SXeXSdP[( >PeX]V V^]T Ua^\ QTX]V P j^]T \P] QP]Sk c^ QTX]V _Pac ^U P bdRRTbbUd[

company, Rab Robertson has seized an opportunity to purchase the land at East

Haugh and Donavourd. The one limitation being, that there is no house associated

with this land.

Rab Robertson, by reinvestment into the very heart of the scene in which he works,

has now got the opportunity to go back to his agricultural roots and is operating his

own farming business while creating a secure base to live and operate and grow his

other business interests (without which he could not have achieved his desire to buy

land).
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The dedication of this young man to the rural area around Pitlochry and the part that

HPQ H^QTacb^]lb QdbX]Tbb X]cTaTbcb _[Ph in the supporting the rural economy through

direct employment and utilisation of local businesses (trade and retail) should be

much admired and supported through providing opportunity for him to reside at the

land which he has work hard to purchase.
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TCP/11/16(512) – 17/01662/FLL – Erection of a
dwellinghouse, agricultural building, fencing business
store including formation of yard and siting of associated
portable buildings, formation of vehicular accesses and
associated works, land 300 metres south east of Distillery
Cottages, Milton of Edradour

PLANNING DECISION NOTICE

REPORT OF HANDLING (included in applicant’s
submission, see pages 281-294)

REFERENCE DOCUMENTS (included in applicant’s
submission, see pages 295-373 and 376-384)

4(iv)(b)
TCP/11/16(512)
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PERTH AND KINROSS COUNCIL 
 

 
Mr Rab Robertson 
c/o McKenzie Strickland Associates 
Jamie Russell 
159 Dunkeld Road 
Perth 
PH1 5AU 
 

Pullar House 
35 Kinnoull Street 
PERTH   
PH1  5GD 
 

 Date 23rd November 2017 
 

 

TOWN AND COUNTRY PLANNING (SCOTLAND) ACT  
 

Application Number: 17/01662/FLL 
 

 
I am directed by the Planning Authority under the Town and Country Planning 
(Scotland) Acts currently in force, to refuse your application registered on 12th 
October 2017 for permission for Erection of a dwellinghouse, agricultural 
building, fencing business store including formation of yard and siting of 
associated portable buildings, formation of vehicular accesses and associated 
works Land 300 Metres South East Of Distillery Cottages Milton Of Edradour     
for the reasons undernoted.   
 
 

Interim Development Quality Manager 
 

Reasons for Refusal 
 
1.   The proposal is contrary to Policy RD3 - Housing in the Countryside, of the Perth 

and Kinross Local Development Plan 2014, in addition to the Council's Housing in 
the Countryside Guide 2014, as it does not comply with any of the categories of 
the policy guidance where a dwellinghouse or dwellinghouses would be 
acceptable in principle at this location. 

 
2.   The proposal is contrary to Policy ED3 - Rural Business and Diversification, of the 

Perth and Kinross Local Development Plan 2014, as the farming business is not 
considered to be established and there is no site specific justification which would 
allow for the site to be acceptable. 

 
3.   The proposal is contrary to Policy ER6 - Managing Future Landscape Change to 

Conserve and Enhance the Diversity and Quality of the Areas Landscapes, of the 
Perth and Kinross Local Development Plan 2014, as the siting and scale of the 
proposed development is highly intrusive to the existing landscape framework 

389



 

 2 

and does not conserve or enhance the surrounding landscape as required by the 
Policy. 

 
4.   The proposal is contrary to Policy PM1B - Placemaking criterion (a) and (b), of 

the Perth and Kinross Local Development Plan 2014, as the proposal fails to 
create a sense of identity and erodes the character of the countryside, whilst the 
removal of certain trees and the overall location of the proposed development 
would additionally erode and dilute the areas landscape character. 

 
5.   The proposal is contrary to Policy TA1B - Transport Standards and Accessibility 

Requirements, of the Perth & Kinross Local Development Plan 2014, as the level 
of traffic to be generated by the proposal is considered to be significant for the 
existing road network and provisions have not been demonstrated on how the 
development will be served by other modes of transport (in particular walking, 
cycling and public transport). This is in addition to the proposed development only 
providing 2 staff parking spaces where it is highlighted that approximately 14 
members of staff are employed by the business. 

 
6.   The proposal is contrary to the Scottish Government's Policy on Woodland 

Removal, the Scottish Forest Strategy, the National Planning Framework as well 
as Policy NE2B of the Perth and Kinross Local Development Plan 2014, as there 
are no clear public benefits associated with the removal of the certain trees within 
the woodland to provide selected views for the proposed dwellinghouse. 

 
Justification 
 

The proposal is not in accordance with the Development Plan and there are no 
material reasons which justify departing from the Development Plan 

 
 
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 
 
17/01662/1 
 

17/01662/2 
 

17/01662/3 
 

17/01662/4 
 

17/01662/5 
 

17/01662/6 
 

17/01662/7 
 

17/01662/8 
 

17/01662/9 
 

17/01662/10 

17/01662/11 
 

17/01662/12 
 

17/01662/13 
 

17/01662/14 
 

17/01662/15 
 

17/01662/16 
 

17/01662/17 
 

17/01662/18 
 

17/01662/19 
 

17/01662/20 
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TCP/11/16(512) – 17/01662/FLL – Erection of a
dwellinghouse, agricultural building, fencing business
store including formation of yard and siting of associated
portable buildings, formation of vehicular accesses and
associated works, land 300 metres south east of Distillery
Cottages, Milton of Edradour

REPRESENTATIONS

4(iv)(c)
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Comments to the Development Quality Manager on a Planning Application 

Planning 
Application ref. 

17/01662/FLL Comments 
provided 
by 

Euan McLaughlin 
 

Service/Section Strategy & Policy 
 
 

Contact 
Details 

Development Negotiations 
Officer: 
Euan McLaughlin 

 
 

  

Description of 
Proposal 

Erection of a dwellinghouse, agricultural building, fencing business store 
including formation of yard and siting of associated portable buildings, 
formation of vehicular accesses and associated works 
 

Address  of site Land 300 Metres South East Of Distillery Cottages, Milton Of Edradour 
 

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, 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 Pitlochry 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 

19 October 2017 
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Comments for Planning Application 17/01662/FLL

 

Application Summary

Application Number: 17/01662/FLL

Address: Land 300 Metres South East Of Distillery Cottages Milton Of Edradour

Proposal: Erection of a dwellinghouse, agricultural building, fencing business store including

formation of yard and siting of associated portable buildings, formation of vehicular accesses and

associated works

Case Officer: Sean Panton

 

Customer Details

Name: Mr ANDREW HOLMES

Address: Strathtummel 17 Lower Oakfield, Pitlochry, Perth And Kinross PH16 5DS

 

Comment Details

Commenter Type: community council

Stance: Customer objects to the Planning Application

Comment Reasons:

  - Adverse Affect on Visual Amenity

  - Contrary to Development Plan Policy

  - Excessive Height

  - Inappropriate Land Use

  - Out of Character with the Area

  - Road Safety Concerns

  - Traffic Congestion

Comment:We object on the following grounds;

The development is a large industrial building in the countryside on agricultural land with no

overiding reason for the location other than an opportunistic purchase of agricultural land.

The associated house is of a scale that can not be sustained by the size of the associated

agricultural land and is clearly intended as a residence for the owner of the fencing business' The

proposed visibility improvements are on land outwith the application area.

The addition of heavy traffic to the existing narrow rural road , irrespective of direction is

detrimental to road safetu and will cause congestionwhen other vehicles are encountered. The

road is extensively used by pedestrians accessing Edradour Distillery as visitors.

The proposed bellmouth is easily capable of future alteration or over-run to allow dmore direct

access to the A1.

Industrial land is available adjacent to the A9 if a Pitlochry location is essential.

If this application is approved then there are no longer any rules !

Y
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Comments for Planning Application 17/01662/FLL

 

Application Summary

Application Number: 17/01662/FLL

Address: Land 300 Metres South East Of Distillery Cottages Milton Of Edradour

Proposal: Erection of a dwellinghouse, agricultural building, fencing business store including

formation of yard and siting of associated portable buildings, formation of vehicular accesses and

associated works

Case Officer: Sean Panton

 

Customer Details

Name: Mr brian simpson

Address: 2 Croftcroy, Croftinloan, Pitlochry PH16 5TG

 

Comment Details

Commenter Type: Member of Public

Stance: Customer objects to the Planning Application

Comment Reasons:

  - Inappropriate Land Use

  - Road Safety Concerns

Comment:Planning Application 17/01662/FLL

Comments

 

I object to the planning application 17/01662/FLL for the following reasons:

 

1. The fencing business planned for the site is an industrial business and should be in a location

designated for industry and not on agricultural land.

2. The locating of any such fencing business will increase the traffic on what is already a poor

quality and dangerous road and only make things worse:

a. The road is high risk to pedestrians as there is no pavement, is more or less single track and

has many bends with poor sight lines.

b. The road is high risk to cyclists for similar reasons.

c. The road, particularly the small roundabout at Croftinloan, is tricky for traffic to negotiate and

there are probably already many near misses with vehicles using the road

3. I note the comments in the application about accessing the site via the A924 Kirkmichael road.

In the real world, for drivers approaching from the A9, they will approach the site from General

Wades Road just off the A9. It is a significantly shorter route, quicker and uses less fuel. This logic

will apply to delivery drivers, staff and customers and it will not be possible to police this. Sat navs

will also reinforce this use by use of the fastest or shortest route.

 

In summary I request that the application be rejected for the above reasons.
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Comments to the Development Quality Manager on a Planning Application 

Planning 
Application ref. 

 
17/01662/FLL 

 

Comments 
provided by 

 
David Williamson 

Service/Section  
Strategy and Policy 
 

Contact Details  
 

Description of 
Proposal 

 
Erection of a dwellinghouse, agricultural building, fencing business store including 
formation of yard and siting of associated portable buildings, formation of vehicular 
accesses and associated works 

 

Address  of site  
Land 300 Metres South East Of Distillery Cottages, Milton Of Edradour 

 

Comments on 
the proposal 
 
 
 
 

 
Part 214 of the Scottish Planning Policy states: 
 
The presence (or potential presence) of a legally protected species is an 
important consideration in decisions on planning applications. If there is 
evidence to suggest that a protected species is present on site or may be 
affected by a proposed development, steps must be 
taken to establish their presence. The level of protection afforded by 
legislation must be factored into the planning and design of the development 
and any impacts must be fully considered prior to 
the determination of the application. Certain activities – for example those 
involving European Protected Species as specified in the Conservation 
(Natural Habitats, &c.) Regulations 1994 and 
wild birds, protected animals and plants under the Wildlife and Countryside 
Act 1981 – may only be undertaken under licence. Following the introduction 
of the Wildlife and Natural Environment 
(Scotland) Act 2011, Scottish Natural Heritage is now responsible for the 
majority of wildlife licensing in Scotland. 
 
The RTPI GOOD PRACTICE GUIDE - PLANNING FOR BIODIVERSITY 
provides the following guidance: 
 
The presence of a protected species is a material consideration in planning 
decisions. It is important to bear in mind that the granting of planning 
permission can provide a legal justification for Undertaking operations that 
would harm a protected species. 
 
In dealing with cases that may involve protected species it is important to 
ensure that an expert survey is undertaken and specialist advice is obtained, 
either from the applicant (through consultants) or from the statutory agencies 
or local nature conservation organisations, many of which have valuable local 
knowledge and experience of the species. In most cases harm could be 
overcome by modifications to the proposals or by the use of conditions or 
agreements related to any permission granted. However, it should be born in 
mind that mobile species frequently range beyond designated sites or sites 
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where they are known to breed, roost, rest or hibernate. They may be equally 
dependent upon more extensive foraging, hunting or feeding areas (for 
example, barn owls and bats). 
 
 

The Association of Local Government Ecologists Guidance on 
Validation of Planning Applications provides the following guidance: 
 

The planning authority has a duty to consider the conservation of biodiversity 
when determining a planning application; this includes having regard to the 
safeguard of species protected under the Wildlife and Countryside Act 1981, 
the Conservation (Natural Habitats etc) Regulations 1994 or the Badgers Act 
1992. Where a proposed development is likely to affect protected species, 
the applicant must submit a Protected Species Survey and Assessment. 
If the application involves any of the development proposals shown in Table 
1 (Column 1), a protected species survey and assessment must be submitted 
with the application. Exceptions to when a survey and assessment may not 
be required are also explained in this table. The Survey should be 
undertaken and prepared by competent persons with suitable qualifications 
and experience and must be carried out at an appropriate time and month of 
year, in suitable weather conditions and using nationally recognised survey 
guidelines/methods where available*. The survey may be informed by the 
results of a search for ecological data from a local environmental records 
centre. The survey must be to an appropriate level of scope and detail and 
must: 

 Record which species are present and identify their numbers (may be 
approximate); 

 Map their distribution and use of the area, site, structure or feature 
(e.g. for feeding, shelter, breeding). 

The Assessment must identify and describe potential development impacts 
likely to harm the protected species and/or their habitats identified by the 
survey (these should include both direct and indirect effects both during 
construction and afterwards). Where harm is likely, evidence must be 
submitted to show: 

 How alternatives designs or locations have been considered; 

 How adverse effects will be avoided wherever possible; 

 How unavoidable impacts will be mitigated or reduced; 

 How impacts that cannot be avoided or mitigated will be compensated. 
In addition, proposals are to be encouraged that will enhance, restore or add 
to features or habitats used by protected species. The Assessment should 
also give an indication of how species numbers are likely to change, if at all, 
after development e.g. whether there will be a net loss or gain. 
The information provided in response to the above requirements are 
consistent with those required for an application to Scottish Natural Heritage 
for a European Protected Species Licence. A protected species survey and 
assessment may form part of a wider Ecological Assessment and/or part of 
an Environmental Impact Assessment. 

 
Biodiversity Officers Comments 
 
The proposals show a number of trees to be removed yet no tree survey has 
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been provided with the application. 
 
The applicant will be required to provide a tree survey and extended phase 1 
survey of the site. Any trees to be removed will require to be assessed for bat 
roost potential, and if found to have high bat roost potential will require to be 
fully assessed  and surveyed for bats. 
 
 

 

Recommended 
planning 
condition(s) 
 
 

 
If you are minded to approve the application then I recommend the following 
conditions be included in any approval: 
 
 
It is not possible to recommend conditions without a tree survey and 

extended phase 1 ecological survey of the site. 
 
 

Recommended 
informative(s) 
for applicant 
 
 
 
 

 

 The applicant is reminded that, should any protected species be 
present a licence may be required from Scottish Natural Heritage to 
disturb a protected species. Failure to obtain a licence may constitute 
a criminal act under the Habitats Regulations and penalties are severe 
for non compliance. 

 

 The applicant is reminded that, under the Wildlife and Countryside Act 

1981, as amended, it is an offence to remove, damage or destroy the 

nest of any wild birds while that nest is in use or being built. Planning 

consent for a development does not provide a defence against 

prosecution under this act. 

 

Date 
comments 
returned 

 
26 October 2017 
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Comments to the Development Quality Manager on a Planning Application 

Planning 
Application ref. 

17/01662/FLL Comments 
provided by 

Dean Salman 
Development Engineer 

Service/Section Transport Planning Contact 
Details 

 
 

Description of 
Proposal 

Erection of a dwellinghouse, agricultural building, fencing business store 
including formation of yard and siting of associated portable buildings, 
formation of vehicular accesses and associated works 

Address  of site Land 300 Metres South East Of Distillery Cottages, Milton Of Edradour 

Comments on the 
proposal 
 
 
 
 

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

Recommended 
planning 
condition(s) 
 
 

AR01 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 A Figure 5.5 access 
detail, of Type B Road construction detail.   
 
Prior to the development hereby approved being completed or brought into 
use, the construction of 1 no. additional passing place to be constructed in 
accordance with the National roads development guide, provide minimum 
road width of 5.5 metres, 20 metres in length.   As per drawing 
14167/03/001, road construction detail to be agreed with the Roads 
Maintenance Partnership.  
 
Reason - In the interests of road safety; to ensure an acceptable standard of 
construction within the public road boundary. 
 
Prior to the commencement of works on the development, the applicant 
shall submit for the written approval of the Planning Authority a Construction 
Traffic Management Scheme (TMS) which shall include the following:  
a) restriction of construction traffic to approved routes and the 
measures to be put in place to avoid other routes being used; 
b) timing of construction traffic to minimise impact on local communities 
particularly at school start and finishing times, on days when refuse collection 
is undertaken, on Sundays and during local events; 
c) arrangements for liaison with the Roads Authority regarding winter 
maintenance; 
d) emergency arrangements detailing communication and contingency 
arrangements in the event of vehicle breakdown; 
e) arrangements for the cleaning of wheels and chassis of vehicles to 
prevent material from construction sites associated with the development 
being deposited on the road; 
f) arrangements for cleaning of roads affected by material deposited 
from construction sites associated with the development; 
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g) arrangements for signage at site accesses and crossovers and on 
roads to be used by construction traffic in order to provide safe access for 
pedestrians, cyclists and equestrians; 
h) details of information signs to inform other road users of construction 
traffic; 
i) arrangements to ensure that access for emergency service vehicles 
are not impeded; 
j) monitoring, reporting and implementation arrangements; and 
k) arrangements for dealing with non-compliance. 
The TMS as approved shall be strictly adhered to during the entire site 
construction programme all to the satisfaction of the Council as Planning 
Authority. 
 
Reason - In the interests of pedestrian and traffic safety and in the interests 
of free traffic flow. 
 
 

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.  
 
Road drainage may be in the vicinity of the new access and require remedial 
works. Contact Perth & Kinross Council Road Maintenance Department for 
further details.  
 

Date comments 
returned 

27 October 2017 
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Comments to the Development Quality Manager on a Planning Application 

Planning  
Application ref. 

17/01662/FLL 
Comments 
provided by 

Diane Barbary 

Service/Section Conservation 
Contact 
Details 

 
 

Description of 
Proposal 

 
Erection of a dwellinghouse, agricultural building, fencing business store 
including formation of yard and siting of associated portable buildings, 
formation of vehicular accesses and associated works  
 

Address of site 
 
Land 300m SE of Distillery Cottages, Milton of Edradour 
 

Comments on the 
proposal 
 
 
 
 

 
The proposed development site is located to the south east of the category B 
listed Edradour Distillery complex (LB 47625).   
 
I have no comments or concerns regarding the impact of the proposed 
development on the setting of the listed buildings. 

Recommended 
planning 
condition(s) 
 

 
 
 

Recommended 
informative(s) for 
applicant 

 
 

 

Date comments 
returned 

31/10/17 
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Comments for Planning Application 17/01662/FLL

 

Application Summary

Application Number: 17/01662/FLL

Address: Land 300 Metres South East Of Distillery Cottages Milton Of Edradour

Proposal: Erection of a dwellinghouse, agricultural building, fencing business store including

formation of yard and siting of associated portable buildings, formation of vehicular accesses and

associated works

Case Officer: Sean Panton

 

Customer Details

Name: Mr Michael Sharp

Address: 2 Walled Garden, Donavourd, Pitlochry PH16 5JS

 

Comment Details

Commenter Type: Member of Public

Stance: Customer objects to the Planning Application

Comment Reasons:

  - Inappropriate Land Use

  - Road Safety Concerns

  - Traffic Congestion

Comment:- The location may be ideal for a residence, but is not so for a business requiring

frequent access by vehicles of considerable weight and size.

- Whether from north or south, the road is narrow, with bends and poor sight lines.

- Although the road from Pitlochry has been somewhat improved to facilitate heavy vehicle access

to the Edradour Distillery (but still with the narrow double bend and hill) the almost universal use of

SatNav will direct most vehicles from the south along General Wade's Road, up the narrow

'Squirrel Crossing' hill and into the lower end of Donavourd.

- The road through Donavourd is hilly, twisty, narrow, with poor sight lines, and in several places

the surface is friable and damaged. Unlike the road to the north of the distillery, it has not been

improved to allow for frequent heavy traffic.

- The necessary access for heavy traffic to residences in the lower part of Donavourd (deliveries,

refuse collection, etc) places quite sufficient pressure on this locality in terms of road safety and

noise. It should not be added-to by business traffic.

- I have no objection to a residence at the proposed location. I object strongly to a vehicle-

intensive business there.
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M e m o r      

 

 
To   Development Quality Manager 
 
Your ref 17/01662/FLL 
 
Date  7 November 2017 

 
The Environment Service 

a n d u m 
 

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

 
 

 

Consultation on an Application for Planning Permission 

 

RE: Erection of a dwellinghouse, erection of an agricultural building, erection of 

fencing business store, formation of yard and siting of associated portable buildings, 

formation of vehicular accesses and associated works Land 300 Metres South East Of 

Distillery Cottages Milton Of Edradour for Mr Rab Robertson 

 
I refer to your letter dated 13 October 2017 in connection with the above application and 
have the following comments to make. 
 

Water (assessment date – 7/11/ 17) 
 

Recommendation 

I have no objections to the application but recommend the undernoted condition and 

informatives be included in any given consent. 

 

Comments 

 
The development is for a dwelling house and agricultural development  in a rural area with 
private water supplies (including Edradour distillery Supply) believed to serve properties in 
the vicinity.  To ensure the new development has an adequate and consistently wholesome 
supply of water and to maintain water quality and supply in the interests of residential 
amenity and ensure the private water supply or septic drainage systems of neighbours of the 
development remain accessible for future maintenance please note the following condition 
and informatives.  It should be noted that once the development is operational this Service 
may have statutory duties detailed in the Private Water Supplies (Scotland) Regulations 
2006 to monitor the water quality.  No public objections relating to the water supply were 
noted at the date above. 
 

WS00 Condition 

 
Prior to the commencement of the development hereby approved, details of the location and 
measures proposed for the safeguarding and continued operation, or replacement, of any 
septic tanks and soakaways, private water sources, private water supply storage facilities 
and/or private water supply pipes serving properties in the vicinity, sited within and running 
through the application site, shall be submitted to and approved in writing by the Council as 
Planning Authority.  The subsequently agreed protective or replacement measures shall be 
put in place prior to the development being brought into use and shall thereafter be so 
maintained insofar as it relates to the development hereby approved. 
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WAYL - Informative 1 

 
The applicant should ensure that any existing wayleaves for maintenance or repair to 
existing private water supply or septic drainage infrastructure in the development area are 
honoured throughout and after completion of the development.  
 

PWS - Informative 2 

 
The applicant shall ensure the private water supply for the 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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M e m o r      

 

 
To   Development Quality Manager 
    
 
 
Your ref PK17/01662/FLL 
 
Date  14 November 2017 

 
The Environment Service 

a n d u m 
 

 
From  Regulatory Service Manager 
    
    

 
Our ref  LJA 
 
Tel No  (  

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

 

 

Consultation on an Application for Planning Permission 

 

PK17/01662/FLL RE: Erection of dwellinghouse, erection of agricultural building, 

erection of fencing business store, formation of yard and siting of associated portable 

buildings, formation of vehicular accesses and associated works Land 300m south 

east of Distillery cottages Milton or Edradour for Mr Rab Robertson 

 
I refer to your letter dated 13 October 2017 in connection with the above application and 
have the following comments to make. 
 

Contaminated Land (assessment date – 14/11/2017) 
 
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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