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1.0 Introduction 

1.1 The planning application for the erection of a Farm Tenant/Estate Managers dwelling 

house (in principle) was refused, under delegated powers, on 8
th

 December 2017.The 

council application reference is 17/01804/IPL (see attached Decision Notice).  

 

1.2 This application was accompanied by a letter from SAC Consulting, dated 18
th

 

September 2017(see attached SAC letter), which stated that “ the proposal to build a 

farmhouse….is highly desirable for animal welfare, farm and business security, and 

health and safety” and that the “ proposal to build a dedicated farm dwelling house to be 

let on a long-term basis in conjunction with all the farmland and associated existing 

farm infrastructure at East and West Tulchan will create a fully operational and practical 

farming unit.”   

 

1.3 This is the second application submitted for the proposed development of the Farm 

Tenant/Estate Managers dwelling. The first application, council ref: 17/00817/FLL was 

refused under delegated powers on 26
th

 July 2017. The first and second applications are 

almost identical though the main difference is that this second application was 

accompanied by the SAC Consulting letter referred to above. 

 

2.0 Report of Handling 

2.1 The Report of Handling (see attached) specified 5 reasons for refusal. Reasons 1 and 2 

challenged the principle and economic need for the dwelling house, whilst reasons 3,4 

and 5 expressed concern about the proposed position of the dwelling adjacent to the 

road, route C 409. 

2.2 The Report of Handling raised two specific concerns. Firstly, it states that “the essential 

need for a workers dwelling has been created artificially” through the disposal of the 

original farmhouse at East Tulchan in the 1990’s. Secondly there is a preference for the 

proposed dwelling to be located near the existing agricultural buildings, elsewhere on 

the estate, rather than adjacent to the road and the potential source of nuisance and 

complaint to the nearest residential properties should agricultural buildings be developed 

in conjunction with the proposed dwelling.  

 

3.0 The Proposal 

3.1 Tulchan is an upland farm comprising some 141 hectares (349 acres). The farm supports 

livestock production with some of the land having potential to grow crops. The income 

is split between farming and holiday lets (two existing properties are let). There are 

various agricultural buildings spread throughout the site.  

 

3.2 The farm is currently let on a Short-Limited Duration Tenancy which will end in 

November 2019. The land owner does not farm or live on the land. 
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3.3 Tulchan Estate are seeking planning permission (in principle) for a farm worker/estate 

managers dwelling house as, currently, there is no farmhouse. The proposition is to, on 

expiry of the existing lease, offer a full farm tenancy to a new entrant farmer and the 

proposed dwelling would be required to accommodate the new entrant and his/her 

family. 

 

  

4.0      Reasoned Justification 

4.1 It is accepted that in terms of the New Houses in the Countryside policy applied by Perth 

and Kinross Council that there has to be a demonstrated need for a new dwelling. The 

planning application process is being commenced at this point to allow sufficient time 

for approval of an application in principle and a subsequent Matters Specified by 

Conditions application, should the Council be favourably disposed towards the 

principle of development. There is an identified need to live on site to manage the 

operations effectively, particularly in relation to the husbandry of the animal stock. 

There is no potential to utilise existing accommodation or for the renovation of other 

existing buildings as these units supplement the farm income. 

 

4.2 In this instance the agricultural unit extends to 141 hectares. There are two existing 

dwellings: Tulchan Lodge, an 8- bedroom unit (sleeps 16) which was specifically built 

as a holiday let and the Hayloft which, because of its restricted size, is more suited to a 

holiday let. Tulchan Lodge and the Hayloft were constructed by the current owners (see 

attached Tulchan Plan 4). 

4.3 The Report of Handling believes that the case for a new dwelling has been “created 

artificially” as the original farmhouse, called East Tulchan, was sold in the 1990’s. It 

should be pointed out, that East Tulchan farmhouse was sold by the previous owner and 

the current owner only acquired the land. The accusation that the need is “artificially 

created” is unfounded and disingenuous. East Tulchan farmhouse now forms part of a 

privately developed and extended steading development of 5 houses, which abuts the 

site of the proposed dwelling, and is no longer available for agricultural use. There is 

therefore a net loss of one agricultural dwelling.   

4.4 The letting of Tulchan Lodge and the Hayloft generates some 60% of the farm income. 

The lettings cross subsidises the agricultural operation. Farmers are encouraged to 

diversify and identify additional sources of income. This owner has actively embraced 

this and now wishes to extend the diversification by philanthropically encouraging a 

new entrant into farming. This will require a new dwelling which meets the needs of a 

young, growing family. This is the rationale behind this planning application which is 

justified by the terms of the New Houses in the Countryside policy. 

4.5 The site was specifically chosen as it is adjacent to route C409(Methven to Buchanty 

road). This logical location was selected for reasons of security, proximity to services in 

the road and that the pattern of development, is generally, to position farm and private 

houses adjacent to the road (see attached Application Site-Plan 3). 
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4.6 The proposed site extends to approximately an acre. The proposed site and the abutting 

East Tulchan steading development is separated by a 40- metre wide landscape strip 

and then some 70 metres of garden ground. The separation distance of 110 metres with 

mature landscaping is sufficient to maintain the amenity of the residential units at East 

Tulchan. The applicant, as an additional safeguard, is proposing that the permitted 

development rights be removed from this property so that no other building can be 

erected without the permission of the Council to ensure the continued amenity of East 

Tulchan steading.  

4.7 The vision is for a 1.5 storey, 3 bed dwellinghouse designed to reflect the local 

architecture and the Design Guidelines sought by the Council. This is to be the family 

home for the farm. The existing farm buildings and letting units are dispersed 

throughout the unit and remote from the C409. Further agricultural building, should 

they be required, will be located elsewhere on the unit and will not compromise the 

setting of the proposed dwelling. The applicant has indicated his willingness to enter 

into a section 75 agreement, or other legal remedy to tie the proposed dwelling to the 

farm and farm worker.       

   

 

5.0 Conclusion  

5.1 Agriculture is an important industry in Scotland and Perthshire. Agriculture is a key 

component in the local economy. The importance of agriculture for the management of 

the countryside, production of food and for recreational activities is recognised at 

Scottish Government level with a range of supporting measures identified for the 

industry. Part of this support arises through the planning process where a degree of 

flexibility is applied to new developments supporting these rural enterprises. For 

example, as stated in a recent Scottish Government report: 

“If it is to prosper into the future, farming needs to attract a steady flow of new entrants 

and young farmers with drive, innovation and entrepreneurial skills. The main incentive 

for new and young entrants is a profitable industry which has good opportunities. At 

present, however, farming does not offer sufficient returns or opportunities to attract the 

number of new entrants that the industry needs. The Scottish Government is therefore 

keen to offer support to new and young entrants so that they can make the most of their 

business and the opportunities that arise.”  

 

5.2 The opportunity is available to support a new farm entrant in line with the above 

Scottish Government report, but a dwelling house is required to accommodate the 

family. The need for the FarmTenant/Estate Managers house has been shown in terms of 

the existing size of the agricultural unit and has not been created artificially. 

 

5.3 The farm unit is some 141 hectares in extent and the two existing dwellings cross 

subsidies the farm income. The two existing units are also lend themselves to letting 

rather than permanent habitation. 
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5.4 The optimal position for the new dwelling is adjacent to the C409 for reasons of security 

and practicality of infrastructure servicing. The separation distance between the 

proposed unit and East Tulchan steadings is such that there is little likelihood of any 

detrimental effect on the amenity of these units. Removing the permitted development 

rights will provide further protection and comfort. 

 

5.5 SAC Consulting has stated in their letter that the new dwelling house is highly desirable 

for animal welfare, farm and business security, health and safety and that this farm setup 

and potential enterprise will create an excellent full- time farming opportunity for a 

young, enthusiastic and dedicated new entrant. There is a proven and supported essential 

need. 

  

 

5.6 As the proposal is in line with Council policy(Section 3,paragraph 3.3 of the New 

Houses in the Countryside policy applies), it is respectfully requested that members of 

the Local review Body apply the correct information weighting and approve this 

planning  application in principle for a new dwelling and overturn the delegated 

decision.  
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PERTH AND KINROSS COUNCIL 
 

 
Tulchan Estates Limited 
c/o C B Planning Limited 
Campbell Black 
Woodlea 
Perth Road 
Crieff 
PH7 3EQ 
 

Pullar House 
35 Kinnoull Street 
PERTH   
PH1  5GD 
 

 Date 8th December 2017 
 

 

TOWN AND COUNTRY PLANNING (SCOTLAND) ACT  
 

Application Number: 17/01804/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 13th 
October 2017 for permission for Erection of a dwellinghouse (in principle) Land 
150 Metres North West Of East Tulchan Steadings Glenalmond     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 

Adopted Local Development Plan 2014 in that the proposal is not sufficiently 
robust in demonstrating that there is an economic need for the dwelling at the 
farm holding. Furthermore it has not been adequately demonstrated that the 
proposed dwelling position within the farm holding would achieve a suitable 
landscape fit to protect and enhance the landscape interests of this area of 
Perth and Kinross. 
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2.   The proposal is contrary to the Council's Housing in the Countryside Guide 
(SPG) 2014 as it does not comply with any of the categories of the policy 
guidance or criterion where a dwellinghouse or dwellinghouses would be 
acceptable in this location. In particular the proposal is not sufficiently robust in 
demonstrating that there is an economic need for the dwelling at the farm 
holding. 

 
3.   The proposal is contrary to Policy ER6 of the Perth and Kinross Local 

Development Plan 2014 as it erodes local distinctiveness, diversity and quality 
of Perth and Kinross's landscape character, visual, scenic qualities of the 
landscape and the quality of landscape experience through the siting of the 
development within this area of Perth and Kinross. 

 
4.   The proposal is contrary to Policy PM1A of the Perth and Kinross Local 

Development Plan 2014, as the proposed siting of the development does not 
respect the character and amenity of this area of Perth and Kinross. 

 
5.   The proposal is contrary to Policy PM1B, 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. 

 
 
Justification 
 
 

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

 
Notes 
 
 
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 
 
17/01804/1 
 
17/01804/2 
 
17/01804/3 
 
17/01804/4 
 
17/01804/5 
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REPORT OF HANDLING 
 

DELEGATED REPORT 
 
 
Ref No 17/01804/IPL 

Ward No P9- Almond And Earn 

Due Determination Date 12.12.2017 

Case Officer John Russell 

Report Issued by  Date 

Countersigned by  Date 

 
 

PROPOSAL:  

 

Erection of a dwellinghouse (in principle) 

    

LOCATION:  Land 150 Metres North West Of East Tulchan Steadings 

Glenalmond    

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:  25 October 2017 
 
SITE  PHOTOGRAPHS 
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BACKGROUND AND DESCRIPTION OF PROPOSAL 
 
The proposal is to erect an essential workers dwelling house in a field which is 
to the west of East Tulcahn by Glenalmond. The proposed plot is remote from 
the existing farm buildings. It is located to the north of the farm holding in an 
open field next to the farm access track junction with the public road. The in-
principle application delineates the site and the entrance to the site. As the 
application is in-principle there are no details at this stage indicating the 
building mass, elevational treatment or siting within the plot. 
 
It should be noted that this application is a resubmission of application 
17/00817/FLL that was refused. The agent confirms that more supporting 
information has now been submitted with this application to demonstrate that 
there is an “essential need”. 
 
There is a considerable amount of history associated with the site as detailed 
below. 
 
SITE HISTORY 
 
98/01314/FUL Erection of shooting lodge, refused 18 December 1998. 
 
04/00377/FUL Extension of shooting lodge caretakers accommodation and 
erection of garage/store/kennels, refused 26 April 2004. 
 
04/01057/FUL Extension of shooting lodge caretakers accommodation and 
erection of garage/store/kennels, 19 July 2004. 
 
05/01805/FUL Alterations and extension to garage/store to form 
dwellinghouse, approved 04 January 2006 
 
06/01536/MOD Modification of existing consent 04/01057/FUL, for revised 
entrance porch design, approved 28 August 2006. 
 
Change of use from self catering holiday accommodation to private residential 
accommodation, approved 15 April 2011. 
 
15/00062/FLL Erection of timber hut, approved 09 March 2015 
 
17/00817/IPL Erection of a dwellinghouse (in principle) 26 July 2017 
Application Refused 
 
PRE-APPLICATION CONSULTATION 
 
Pre application Reference: 16/00793/PREAPP 
 
NATIONAL POLICY AND GUIDANCE 
 
The Scottish Government expresses its planning policies through The 
National Planning Framework, the Scottish Planning Policy (SPP), Planning 
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Advice Notes (PAN), Creating Places, Designing Streets, 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 
 
Whilst there are no specific policies or strategies directly relevant to this 
proposal the overall vision of the TAYplan should be noted.   The vision states 
“By 2036 the TAYplan area will be sustainable, more attractive, competitive 
and vibrant without creating an unacceptable burden on our planet. The 
quality of life will make it a place of first choice where more people choose to 
live, work, study and visit, and where businesses choose to invest and create 
jobs.” 
 
Perth and Kinross Local Development Plan 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. 
 
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 PM4 - Settlement Boundaries   
For settlements which are defined by a settlement boundary in the Plan, 
development will not be permitted, except within the defined settlement 
boundary. 
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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 ER6 -  Managing Future Landscape Change to Conserve and Enhance 
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 EP3B -  Water, Environment and Drainage 
Foul drainage from all developments within and close to settlement envelopes 
that have public sewerage systems will require connection to the public sewer. 
A private system will only be considered as a temporary measure or where 
there is little or no public sewerage system and it does not have an adverse 
effect on the natural and built environment, surrounding uses and the amenity 
of the area. 
 
Policy EP3C -  Water, Environment and Drainage 
All new developments will be required to employ Sustainable Urban Drainage 
Systems (SUDS) measures. 
 
OTHER POLICIES 
 
Development Contributions 
 
Sets out the Council’s Policy for securing contributions from 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 Policy 2012 was adopted by the Council 
in October 2014. The policy 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 policy 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 policy aims to: 
  
•           Safeguard the character of the countryside; 
•           Support the viability of communities;  
•           Meet development needs in appropriate locations; 
•           Ensure that high standards of siting and design are achieved. 
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The Council’s “Guidance on the Siting and Design of Houses in Rural Areas” 
contains advice on the siting and design of new housing in rural areas. 
 
CONSULTATION  RESPONSES 
 

Transport Planning – No objection. 

 
Scottish Water – No objection. 
 
Contributions Officer – No objection subject to conditional control. 
 
Environmental Health – No objection subject to conditional control. 
 

Community Waste Advisor - Environment Service – No response within 

consultation period. 

 
REPRESENTATIONS 
 
None 
 
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 

Not Required 

Report on Impact or Potential Impact 

eg Flood Risk Assessment 

Submitted 

 
APPRAISAL 
 
Sections 25 and 37 (2) of the Town and Country Planning (Scotland) Act 1997 
require that planning decisions be made in accordance with the development 
plan unless material considerations indicate otherwise.  The Development 
Plan for the area comprises the approved TAYplan 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. 
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Policy Appraisal 
 
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 where they comply with criterion. 
 
Having had the opportunity to undertake a site visit and assess the plans I 
consider the application does not relate to:- 
 
(a) Building groups. 
(b) Infill sites.  
(d) Renovation or replacement of houses.  
(e) Conversion or replacement of redundant non-domestic buildings.  
(f) Rural Brownfield. 
 
The agent considers there to be an essential need for the dwelling, category 
(c) New houses in the open countryside. 
 
I therefore turn to supplementary guidance, ‘The Housing in the Countryside 
Policy’ that was adopted by the Council in October 2014, which assists with 
the assessment of Policy RD3.  
 
Essential Workers Dwelling Assessment:- 
 
With regards to development of an essential worker dwelling the SPG 
highlights that:- 
 
A house or group of houses is required either on site or in the locality for a 
local or key worker associated with either a consented or an established 
economic activity. The applicant must demonstrate to the satisfaction of the 
Council that there is a need for the house(s). Where the house is to be 
associated with a proposed economic activity, construction of the house will 
not be permitted in advance of the development of the business. Permission 
may be restricted by an occupancy condition to remain as essential worker 
housing in perpetuity, or convert to an agreed tenure of affordable housing 
when the employment use is no longer required. 
 
In support of the application an updated planning statement has been 
provided by the agent. This confirms the Estate owns 349 acres, 210 are in 
agricultural use while the remaining 139acres under woodland cover. The 
estate income is split between farming and holiday lets. The farm is currently 
let and the tenancy ends in November 2019.  
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It also sets out background associated with the landholding and details of 
units within the holding that were currently utilised for holiday letting purposes. 
There is also reference to the current farm tenant and their accommodation. A 
supporting letter has also been prepared by SAC consulting noting general 
pressures experienced in farming and noting that there will be benefits 
associated with having a dwelling on the site. 
 
From my review of the now updated supporting statement it still appears that 
the need for an agricultural dwelling is a result of the disposal of the existing 
farmhouse and land to the tenant farm in the 1990’s to generate funds. The 
expiry of the lease that the current tenant farmer has on land to the south has 
now brought this matter to the fore. From my review of the information 
submitted to date I am still of the view that the ‘essential need’ for a worker’s 
dwelling has been created artificially. 
 
While a supporting letter from SAC consulting has now been submitted there 
is no detailed report breaking down the actual needs of the farm holding, in 
terms of labour units.  
 
Furthermore, if a case for an agricultural dwelling was made then it would 
appear that this could be adequately satisfied by one of the holiday letting 
properties (Tulchan Lodge or the Hayloft) on the existing holding which are 
also closer to the existing farm building. 
 
In addition I am still not convinced that the proposed site which is remote from 
the existing farm building and in an open field is the most suitable location. In 
the majority of cases essential worker dwelling applications have a clear link 
with the supervision of the farm buildings to improve security and reduce the 
risk of theft.  
 
Based on the submitted information and my assessment above the proposal 
is contrary to the requirements of this category in the Housing in the 
Countryside SPG, thus fails to comply with category (c) of Policy RD3. 
 
Design and Layout 
 
No detailed design or layout has been submitted. If this application was 
approved conditional control would be required to reserve assessment of 
these matters. 
 
Landscape 
 
Policy ER6 of the local plan seeks to ensure that local distinctiveness, 
diversity and quality of the landscape character area, the historic and cultural 
dimension of the area’s landscapes, visual and scenic qualities of the 
landscape, or the quality of the landscape experience is not eroded.  
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As noted above in my assessment of the essential workers house location on 
the farm unit I am not convinced, at this point in time, that the proposed site 
will achieve the best landscape fit.  
 
Residential Amenity 
 
I do not consider that residential amenity will be affected by the proposed 
house however this would be assessed further through matters specified by 
condition if the application is approved.  
 
I do however have concern that if this application was approved then 
agricultural buildings may be sought next to the agricultural dwelling which 
may give rise to issues with neighbouring dwellings to the East of the site.  
 
Taking this into account locating the essential workers dwelling next to the 
agricultural building to provide supervision may be more desirable should a 
case be made to support an essential workers dwelling unit on the 
landholding. 
 
Roads and Access 
 
There are no objections to the proposed dwellinghouses on roads or access 
grounds from Transport Planning. The proposal would comply with Policy 
TA1B if conditional control is applied to secure appropriate car parking and 
turning facilities. 
 
Drainage and Flooding 
 
Drainage 
 
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 as well as ensuring the private water supply or 
septic drainage systems of neighbours of the development remain accessible 
for future maintenance conditional control is recommended by Environmental 
Health. 
 
Surface water and the implementation of SUDS can also be dealt with by 
conditional control to ensure adherence to the requirements of Policy EP3C. 
 
Flooding 
 
The site is not in an area subject to river or surface water flooding.  
 
Developer Contributions 
 
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 
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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 Methven Primary School and conditional control is 
required due to the outline nature of the application. 
 
Economic Impact 
 
The economic impact of the proposal is likely to be minimal and limited to the 
construction phase of the 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. 
 
RECOMMENDATION   
 
Refuse the application 
 
Conditions and Reasons for Recommendation 
 
1 The proposal is contrary to Policy RD3 - Housing in the Countryside of 

the Adopted Local Development Plan 2014 in that the proposal is not 
sufficiently robust in demonstrating that there is an economic need for 
the dwelling at the farm holding. Furthermore it has not been 
adequately demonstrated that the proposed dwelling position within the 
farm holding would achieve a suitable landscape fit to protect and 
enhance the landscape interests of this area of Perth and Kinross. 

 
2 The proposal is contrary to the Council's Housing in the Countryside 

Guide (SPG) 2014 as it does not comply with any of the categories of 
the policy guidance or criterion where a dwellinghouse or 
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dwellinghouses would be acceptable in this location. In particular the 
proposal is not sufficiently robust in demonstrating that there is an 
economic need for the dwelling at the farm holding. 

 
3 The proposal is contrary to Policy ER6 of the Perth and Kinross Local 

Development Plan 2014 as it erodes local distinctiveness, diversity and 
quality of Perth and Kinross's landscape character, visual, scenic 
qualities of the landscape and the quality of landscape experience 
through the siting of the development within this area of Perth and 
Kinross. 

 
4 The proposal is contrary to Policy PM1A of the Perth and Kinross Local 

Development Plan 2014, as the proposed siting of the development 
does not respect the character and amenity of this area of Perth and 
Kinross. 

 
5 The proposal is contrary to Policy PM1B, 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. 

 
Justification 
 
The proposal is not in accordance with the Development Plan and there are 
no material reasons which justify departing from the Development Plan 
 
Informatives 
 
None. 
 
Procedural Notes 
 
Not Applicable. 
 
PLANS AND DOCUMENTS RELATING TO THIS DECISION 
 
17/01804/1 
 
17/01804/2 
 
17/01804/3 
 
17/01804/4 
 
17/01804/5 
 
Date of Report   07.12.2017 
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TCP/11/16(520) – 17/01804/IPL – Erection of a
dwellinghouse (in principle) on land 150 metres North West
of East Tulchan Steadings, Glenalmond

PLANNING DECISION NOTICE (included in
applicant’s submission, see pages 211-212)

REPORT OF HANDLING (included in applicant’s
submission, see pages 215-224)

REFERENCE DOCUMENTS (part included in
applicant’s submission, see pages 225-226)

4(iv)(b)
TCP/11/16(520)
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TCP/11/16(520) – 17/01804/IPL – Erection of a
dwellinghouse (in principle) on land 150 metres North West
of East Tulchan Steadings, Glenalmond

REPRESENTATIONS

4(iv)(c)
TCP/11/16(520)
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19th October 2017 

 

Perth & Kinross Council 
Pullar House 
35 Kinnoull Street 
Perth 
PH1 5GD 
 
 
 
 
 
 
 
Dear Sir/Madam 
 
 
SITE: PH1 Glenalmond East Tulchan Steadings 150M NW Of 
PLANNING REF: 17/01804/IPL 
OUR REF: 752397 
PROPOSAL: Erection of a dwellinghouse (in principle) 
 
 

Please quote our reference in all future correspondence 
 
Scottish Water has no objection to this planning application; however, the applicant should 
be aware that this does not confirm that the proposed development can currently be serviced 
and would advise the following: 
 
 
Water  
 

• Unfortunately, according to our records there is no public Scottish Water, Water 
infrastructure within the vicinity of this proposed development therefore we would 
advise applicant to investigate private options. 
 

Foul 
 

• Unfortunately, according to our records there is no public Scottish Water, Waste 
Water infrastructure within the vicinity of this proposed development therefore we 
would advise applicant to investigate private treatment options. 

 
 
 
Surface Water 
 
For reasons of sustainability and to protect our customers from potential future sewer 
flooding, Scottish Water will not normally accept any surface water connections into our 
combined sewer system. 
 
There may be limited exceptional circumstances where we would allow such a connection 
for brownfield sites only, however this will require significant justification from the customer 
taking account of various factors including legal, physical, and technical challenges. 

Development Operations

The Bridge

Buchanan Gate Business Park

Cumbernauld Road

Stepps

Glasgow

G33 6FB

Development Operations

Freephone  Number - 0800 3890379

E-Mail - DevelopmentOperations@scottishwater.co.uk

www.scottishwater.co.uk
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In order to avoid costs and delays where a surface water discharge to our combined sewer 
system is anticipated, the developer should contact Scottish Water at the earliest opportunity 
with strong evidence to support the intended drainage plan prior to making a connection 
request. We will assess this evidence in a robust manner and provide a decision that reflects 
the best option from environmental and customer perspectives.  
 
 
General notes: 

 

• Scottish Water asset plans can be obtained from our appointed asset plan 
providers: 

 
Site Investigation Services (UK) Ltd 
Tel: 0333 123 1223   
Email: sw@sisplan.co.uk 
www.sisplan.co.uk 

 

• Scottish Water’s current minimum level of service for water pressure is 1.0 bar or 
10m head at the customer’s boundary internal outlet.  Any property which cannot be 
adequately serviced from the available pressure may require private pumping 
arrangements to be installed, subject to compliance with Water Byelaws. If the 
developer wishes to enquire about Scottish Water’s procedure for checking the water 
pressure in the area then they should write to the Customer Connections department 
at the above address. 

 

• If the connection to the public sewer and/or water main requires to be laid through 
land out-with public ownership, the developer must provide evidence of formal 
approval from the affected landowner(s) by way of a deed of servitude. 
 

• Scottish Water may only vest new water or waste water infrastructure which is to be 
laid through land out with public ownership where a Deed of Servitude has been 
obtained in our favour by the developer. 
 

• The developer should also be aware that Scottish Water requires land title to the 
area of land where a pumping station and/or SUDS proposed to vest in Scottish 
Water is constructed. 
 

• Please find all of our application forms on our website at the following link 
https://www.scottishwater.co.uk/business/connections/connecting-your-
property/new-development-process-and-applications-forms  

 
 
 
Next Steps:  
 

• Single Property/Less than 10 dwellings 

For developments of less than 10 domestic dwellings (or non-domestic 

equivalent) we will require a formal technical application to be submitted 

directly to Scottish Water or via the chosen Licensed Provider if non domestic, 

once full planning permission has been granted. Please note in some 
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instances we will require a Pre-Development Enquiry Form to be submitted (for 

example rural location which are deemed to have a significant impact on our 

infrastructure) however we will make you aware of this if required.  

 
• 10 or more domestic dwellings:  

For developments of 10 or more domestic dwellings (or non-domestic equivalent) we 
require a Pre-Development Enquiry (PDE) Form to be submitted directly to Scottish 
Water prior to any formal Technical Application being submitted. This will allow us to 
fully appraise the proposals. 

 
Where it is confirmed through the PDE process that mitigation works are necessary 
to support a development, the cost of these works is to be met by the developer, 
which Scottish Water can contribute towards through Reasonable Cost Contribution 
regulations. 
 
 

• Non Domestic/Commercial Property:  
Since the introduction of the Water Services (Scotland) Act 2005 in April 2008 the 
water industry in Scotland has opened up to market competition for non-domestic 
customers.  All Non-domestic Household customers now require a Licensed Provider 
to act on their behalf for new water and waste water connections. Further details can 
be obtained at www.scotlandontap.gov.uk  
 

• Trade Effluent Discharge from Non Dom Property: 
Certain discharges from non-domestic premises may constitute a trade effluent in 

terms of the Sewerage (Scotland) Act 1968.  Trade effluent arises from activities 

including; manufacturing, production and engineering; vehicle, plant and equipment 

washing, waste and leachate management. It covers both large and small premises, 

including activities such as car washing and launderettes. Activities not covered 

include hotels, caravan sites or restaurants.  

If you are in any doubt as to whether or not the discharge from your premises is likely 

to be considered to be trade effluent, please contact us on 0800 778 0778 or email 

TEQ@scottishwater.co.uk using the subject  "Is this Trade Effluent?".  Discharges 

that are deemed to be trade effluent need to apply separately for permission to 

discharge to the sewerage system.  The forms and application guidance notes can 

be found using the following link https://www.scottishwater.co.uk/business/our-

services/compliance/trade-effluent/trade-effluent-documents/trade-effluent-notice-

form-h  

Trade effluent must never be discharged into surface water drainage systems as 

these are solely for draining rainfall run off. 

For food services establishments, Scottish Water recommends a suitably sized 

grease trap is fitted within the food preparation areas so the development complies 

with Standard 3.7 a) of the Building Standards Technical Handbook and for best 

management and housekeeping practices to be followed which prevent food waste, 

fat oil and grease from being disposed into sinks and drains. 

The Waste (Scotland) Regulations which require all non-rural food businesses, 

producing more than 50kg of food waste per week, to segregate that waste for 
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separate collection. The regulations also ban the use of food waste disposal units 

that dispose of food waste to the public sewer. Further information can be found at 

www.resourceefficientscotland.com 

 

If the applicant requires any further assistance or information, please contact our 
Development Operations Central Support Team on 0800 389 0379 or at 
planningconsultations@scottishwater.co.uk.  
 
 
 
Yours sincerely  
Lisa Lennox 
Development Operations Analyst 
Lisa.lennox2@scottishwater.co.uk 
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Comments to the Development Quality Manager on a Planning Application

Planning 
Application ref.

17/01804/IPL Comments 
provided 
by

Euan McLaughlin

Service/Section Strategy & Policy Contact 
Details

Development Negotiations 
Officer:
Euan McLaughlin

Description of 
Proposal

Erection of a dwellinghouse (in principle)

Address  of site Land 150 Metres North West Of East Tulchan Steadings, Glenalmond

Comments on the 
proposal

Primary Education  

With reference to the above planning application the Council Developer 
Contributions Supplementary Guidance requires a financial contribution 
towards increased primary school capacity in areas where a primary school 
capacity constraint has been identified. A capacity constraint is defined as 
where a primary school is operating, 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 Methven Primary School. 

Recommended 
planning 
condition(s)

Primary Education   

CO01 The development shall be in accordance with the requirements of 
Perth & Kinross Council’s Developer Contributions and Affordable 
Housing Supplementary Guidance 2016 in line with Policy PM3: 
Infrastructure Contributions of the Perth & Kinross Local 
Development Plan 2014 with particular regard to primary 
education infrastructure, unless otherwise agreed in writing with 
the Council as Planning Authority.

RCO00 Reason – To ensure the development is in accordance with the 
terms of the Perth and Kinross Council Local Development Plan 
2014 and to comply with the Council’s policy on Developer 
Contributions and Affordable Housing Supplementary Guidance 
2016. 

Recommended 
informative(s) for 
applicant

N/A

Date comments 
returned 23 October 2017
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Comments to the Development Quality Manager on a Planning Application

Planning 
Application ref.

17/01804/IPL Comments 
provided by

Dean Salman

Service/Section Transport Planning Contact 
Details

Description of 
Proposal

Erection of a dwellinghouse (in principle)

Address  of site  Land 150 Metres
North West Of East Tulchan Steadings, Glenalmond

Comments on the 
proposal

Insofar as roads matters are concerned I do not object to the proposed 
development provided the conditions below are applied to any consent.

Recommended 
planning 
condition(s)

 Prior to the occupation and use of the approved development all 
matters regarding access, car parking, design and specification 
(including the disposal of surface water) shall be in accordance with 
the standards required by the Council as Roads Authority (as detailed 
in the National Roads Development Guide) and to the satisfaction of 
the Planning Authority. 

Recommended 
informative(s) for 
applicant

 

Date comments 
returned 01 Novemberl 2017
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M e m o r     
To Development Quality Manager

Your ref 17/01804/IPL

Date 17/11/2017

The Environment Service

a n d u m
From Regulatory Service Manager

Our ref ALS

Tel No       

Pullar House, 35 Kinnoull Street, Perth PH1 5GD

Consultation on an Application for Planning Permission

RE: Erection of a dwellinghouse (in principle) Land 150 Metres North West Of East
Tulchan Steadings Glenalmond for Tulchan Estates Limited

I refer to your letter dated 17/10/2017 in connection with the above application and have the 
following comments to make.

Water (assessment date –17/11/2017)

Recommendation
I have no objections to the application but recommend the undernoted condition and 
informatives be included in any given consent.

Comments

The development is for a dwelling house in a rural area with private water supplies believed 
to serve properties in the vicinity.  The applicant has indicated that they will connect to the 
Public Mains water supply but should this prove to be impractical cogniscance must be taken 
of Informative 2 below.  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.  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 commencement of the development being brought into use and shall 
thereafter be so maintained insofar as it relates to the development hereby approved. 

WAYL - Informative 1
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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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