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PERTH AND KINROSS COUNCIL

Mrs Karen Laver
c/o Architeco Ltd
Colin Potter
43 Argyll Street
Dunoon
Argyll
PA23 7HG

Pullar House
35 Kinnoull Street
PERTH
PH1 5GD

Date 19th October 2017

TOWN AND COUNTRY PLANNING (SCOTLAND) ACT

Application Number: 17/01524/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 5th
September 2017 for permission for Erection of a dwellinghouse and outbuilding
Land 150 Metres North West Of Upper Cloan Telecommunications Mast
Auchterarder for the reasons undernoted.

Interim Head of Planning

Reasons for Refusal

1. The proposal is contrary to Policy RD3 of the Perth and Kinross Local
Development Plan 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.

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. Specifically the proposal fails to comply with category
3.5 as it is not a test pilot project or sufficiently ground-breaking to warrant a
dwelling house in this countryside location. Furthermore there is no mechanism
for ensuring the occupant or prospective purchaser of the site be required to live
and operate the site in an ecologically sound and sustainable manner.
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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 the Ochil Special Landscape Area.

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 the Ochils.

5. The proposal is contrary to Policy PM1B, criterion (a) 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
8MPSQTT 0QVPGMO\T XIFTMUI EU www.pkc.gov.uk Z=POMPI >OEPPMPK /RROMGEUMQPT[ REKI

Plan Reference

17/01524/1

17/01524/2

17/01524/3

17/01524/4

17/01524/5

17/01524/6

17/01524/7

17/01524/8
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REPORT OF HANDLING

DELEGATED REPORT

Ref No 17/01524/FLL

Ward No P7- Strathallan

Due Determination Date 04.11.2017

Case Officer John Russell

Report Issued by Date

Countersigned by Date

PROPOSAL: Erection of a dwellinghouse and outbuilding

LOCATION: Land 150 Metres North West Of Upper Cloan

Telecommunications Mast Auchterarder

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: 21 September 2017

SITE PHOTOGRAPHS
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BACKGROUND AND DESCRIPTION OF PROPOSAL

The site is lies to 1.5km south of the A9 Motorway and 300m East of Nether
Cloan. Access to the site is via an existing track opposite Cloan House. The
access track passes through a number of gates and fields before entering the
main body of the application site, at this point there is an existing stable to the
left of the access track, which sits at a lower level than the track. From
reviewing the site history there are no records associated with the erection of
this structure.

The access track then travels in a southerly direction and climbs up the hill to
the existing telecommunication mast in the South corner of the site
(application 01/01453/TDPD and 05/00545/TD refer) this represents the
highest point in the site. It is worthwhile noting that the planning authority
previously received an application to relocate the existing telecommunication
infrastructure to a new site however this was refused. The telecoms mast
therefore remains on the site and the proposed dwelling associated with this
application has been moved northwards below the mast.

It is worth noting that an earlier application 17/00329/FLL for a dwelling house
on the site was refused. The agent confirms:-

We have chosen to resubmit rather than appeal the previous decision since
the location of the house has been moved and the nature of the proposal has
been clarified to address the reasons for refusal and to respond to some of
the comments made in the Report of Handling of the previous application. The
previous application was lodged with the assumption that the communications
mast on the site was to be relocated. This is no longer the case, with the mast
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staying in its current location, requiring amendment to the application
boundaries.

SITE HISTORY

01/01453/TDPD Installation of telecommunications equipment on 31 October
2001

03/00566/FOR Mixed workings on 25 April 2003 Application Permitted

05/00545/TD Extension to telecommunications mast, installation of 3 antenna
and erection of 2 equipment cabinets 17 May 2005 Application Permitted

17/00329/FLL Erection of a dwellinghouse and outbuilding 27 April 2017
Application Refused

17/00401/FLL Installation of replacement telecommunications mast and
associated works 25 May 2017 Application Refused

PRE-APPLICATION CONSULTATION

Pre application Reference: 16/00740/PREAPP

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

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
`4] ,*-0 XLI A3CTPER EVIE [MPP FI WYWXEMREFPI& QSVI EXXVEGXMZI& GSQTIXMXMZI
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
NSFW(a

Perth and Kinross Local Development Plan 2014 ] Adopted February
2014
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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.

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 NE2A - Forestry, Woodland and Trees
Support will be given to proposals which meet the six criteria in particular
where forests, woodland and trees are protected, where woodland areas are
expanded and where new areas of woodland are delivered, securing
establishment in advance of major development where practicable.

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.
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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.

Policy HE1A - Scheduled Monuments and Non Designated A
There is a presumption against development which would have an adverse
effect on the integrity of a Scheduled Monument and its setting, unless there
are exceptional circumstances.

OTHER POLICIES

Development Contributions

NYhg cih h\Y >cibW]`ug Kc`]Wm Zcf gYWif]b[ Wcbhf]Vih]cbg Zfca XYjY`cdYfg cZ
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 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:

p NUZY[iUfX h\Y W\UfUWhYf cZ h\Y Wcibhfmg]XY8
p Niddcfh h\Y j]UV]`]hm cZ Wcaaib]h]Yg8
p HYYh XYjY`cdaYbh bYYXg ]b Uddfcdf]UhY `cWUh]cbg8
p @bgifY h\Uh \][\ ghUbXUfXg cZ g]h]b[ UbX XYg][b UfY UW\]Yjed.

O\Y >cibW]`ug rBi]XUbWY cb h\Y N]h]b[ UbX ?Yg][b cZ CcigYg ]b MifU` <fYUgs
contains advice on the siting and design of new housing in rural areas.

CONSULTATION RESPONSES
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Historic Environment Scotland q HES advise the development has the
potential to affect Ogle Hill, fort which is recognised as being of national
importance and is designated as a scheduled monument under the Ancient
Monuments and Archaeological Areas Act 1979 (SM 3073 Ogle Hill, fort).

HES do not have any comments to make on the proposals. They confirm that

their decision not to provide comments should not be taken as= support for the

proposals.

Scottish Water q No objection.

Contributions Officer q The Primary Education and Auchterarder A9 Junction
Developer Contributions are applicable to this development.

Transport Planning q Insofar as the Roads matters are concerned I have no
objection subject to conditions.

REPRESENTATIONS

The following points were raised in the 1 representation that objects to the
proposal.

' Adverse effect on visual amenity.
' Inappropriate landuse.
' Out of character with the area.
' Prominent construction in a highly visible position in open countryside.
' Formation of a pond on a slope without showing the civil works

necessary to retain water. Slopes would be a considerable height due
to the steep slope.

These matters are covered in the appraisal section of this report.

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
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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.

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.

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) Replacement of houses.
(e) Conversion or replacement of redundant non-domestic buildings.
(f) Development on rural brownfield land.

The proposal for the new dwelling should be assessed under criterion (c) New
houses in the open countryside on defined categories of sites as set out in
section 3 of the Supplementary Guidance. I therefore turn to the
supplementary guidance that was adopted by the Council in October 2014,
which assists with the assessment of Policy RD3.

From my review it does not meet 3.1 Existing Gardens, 3.2 Flood Risk or 3.4
Houses for Local People.

Category 3.3 can provide for housing where there is a clear agricultural need
or other rural business justification for key worker accommodation. However
there is no existing business on the site that could justify operational need.

Category 3.5 can provide support to pilot projects creating eco-friendly houses
where a rural setting is required and the project is linked to the management
of land or use of land for sustainable living. It is this criterion that the
application should be assessed against.
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Dh ]g kcfh\k\]`Y bch]b[ h\Y U[Ybhug Wf]h]W]ga cZ h\Y YUf`]Yf fYZigYX Udd`]WUh]cb
17/00329/FLL incorporated into the updated Planning and Design Statement:-

The design of the house and the proposals for sustainable land management
are very similar to those approved enthusiastically as fulfilling the terms of this
part of the Housing in the Countryside Policy by the planning officer in relation
to PKC13/01386/FLL _ Erection of a dwellinghouse 130 m north east of
Croftness Farmhouse, Aberfeldy in 2013 and if these proposals were so
positively received in a rural location in Aberfeldy it is hard to understand why
such similar proposals are not acceptable here. In this former case, the
proposal was accepted as a pilot project without hesitation.

The agent has effectively raised the issue of precedence. This is a material
consideration in the determination of an application.

However, every site presents different characteristics. In this case application
13/01386/FLL is located within walking distance to a settlement (Aberfeldy)
when this site is not. Furthermore the passage of time between the 2013
application and 2017 application also makes a difference as changes and
advances in construction technology will have implications for the pilot project
criteria.

In light of this there is not sufficient similarity between the two applications
referenced for precedent to be a material consideration of weight in the
determination of this application.

Accordingly it is important to drill down on whether this proposal is a pilot
project creating an eco-friendly house which requires to be located in this part
of the countryside. The assessment then needs to look at how the project is
linked to the management of land or use of land for sustainable living.

Is the house Design a pilot project creating a eco-friendly house?

The supporting statement confirms that the proposed dwelling will be
insulated to Passivhaus Standards. A heat recovery ventilation system will be
installed. The house will have coppicing rights to the adjacent woodland,
which will provide all of the required heating and hot water energy. They also
note that the house will be zero carbon as electricity and heating will all be
produced via the coppiced woodland through a wood gasifier and solar
panels. The preliminary energy modelling provided by the agent indicates that
the design could have a heat load of just 4.5kW and they advise this would
ensure the coppice would meet the requirements for hot water and heating
demands.

The dwelling has three bedrooms; one on the ground floor and two on the first
floor. There is a full height space for dining/kitchen and a sunroom facing
North-west overlooking the full plot. Structural Insulated Panel Construction
will form the main envelope of the building. Walls will be finished in render to
the gables, with timber cladding to the North & South elevations. The roof
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proposal is for profile metal sheet to be in keeping with the rural context. The
agent confirms these materials have a high-recycled content and at the end of
its life is fully recyclable.

A pilot project can be defined as a small scale preliminary study conducted in
order to evaluate feasibility, time, cost, adverse events, and effect size
(statistical variability) in an attempt to predict an appropriate sample size and
improve upon the study design.

In this case I do not consider that the proposal meets this test as a pilot
project.

The proposal relates to the construction of a house using a structural
insulated panel system (SIPS). SIP kits are a common form of construction
and there are a number of companies that manufacture the panels in factory
conditions throughout the UK. This is a tried and tested form of construction
and is therefore not a pioneering as required by the policy.

While I note the intention is to meet passivhaus standards it should be noted
that this is also not a new concept. The passivhaus standard was developed
in Germany in the early 1990s and the first dwellings to be completed to the
passivhaus Standard were constructed in Darmstadt in 1991. The (BRE)
British Research Establishment now confirms that 30,000 buildings are now
constructed to the passivhaus standard with Passivhaus buildings constructed
in every major European country, Australia, China, Japan, Russia, Canada
the USA and South America. The passivhaus standard is therefore well tested
and developed.

The agent also notes that the development is to be zero carbon as electricity
and heating will be produced via the coppiced woodland through the wood
gasifier and solar panels.

< fYdcfh Ybh]h`YX t< `ck WUfVcb Vi]`X]b[ ghUbXUfXg ghfUhY[m Zcf NWch`UbXu 'h\Y
tNi``]jUb MYdcfhu(u aU_Yg 23 fYWcaaYbXUh]cbg hc h\Y NWchh]g\ [cjYfbaYbh Zcf
challenging but realistic targets for housing and non-domestic buildings.

The majority of the recommendations are within the remit of the Scottish
[cjYfbaYbhug =i]`X]b[ NhUbXUfXg ?]j]g]cb) k\]W\ \Ug fYgdcbg]V]`]hm Zcf gYhh]b[
=i]`X]b[ MY[i`Uh]cbg k]h\]b NWch`UbX+ O\Y fYdcfh fYWcaaYbXg h\Uh tbYh nYfc
WUfVcbu Vi]`X]b[g ']Y gdUWY UbX kUhYf \YUh]b[) `][\h]b[ UbX jYbh]`Uh]cb( UfY
made a requirement by 2016/2017, if practical. In this case I do not consider
that the proposal for carbon zero to be ground breaking enough given the
existing requirements that are incorporated into the building regulations. I also
note the building will be connected to the Grid.

There is a further recommendation in the Sullivan report for buildings to be
thchU` `]ZY nYfc WUfVcbu Vm /-0-+ O\]g ]g XYgWf]VYX Ug h\Y Vi]`X]b[ug hchU` WUfVcb
emissions including those from construction and demolition as well as in use.
While the agent has highlighted that the building could be recycled there is no
breakdown showing the total life cycle. Even if this was provided I do not
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consider that this would be sufficiently ground-breaking in the context of this
housing in the countryside policy to warrant approval of the application in this
countryside location.

How the project is linked to the management of land or use of land for
sustainable living.

My assessment has already confirmed that this proposal is not a pilot project
creating an eco-friendly house which requires a location in the countryside.
This alone means the proposal cannot be supported under criterion 3.5 of the
SPG. However for fullness I will also review the information submitted on land
management.

O\Y U[Ybhug giddcfh]b[ ghUhYaYbh WcbZ]fag h\Uh h\Y UfYU k]h\]b h\Y Udd`]WUbhug
ownership will follow permaculture principles. They note that the site has been
divided into zones ranging from Zone 0 to Zone 5 as follows:-

Zone 0 is the house itself, with the remaining zoning being dependent
on input required and frequency of tending.

Zone 1 is nearest to the house and includes the kitchen garden with
short growing season vegetables. Wild flowers and herbs are spread in
front of the house while two rainwater harvesting ponds allow for
irrigation of the allotments. A herb spiral created the optimum
conditions and aspect, from dry and sunny to shaded and damp, in a
small area.

Zone 2 consists mainly of two areas: the crop rotation beds of long
growing season vegetables and the fruit trees. Between the lines of
fruit trees, an organic mixed fruit orchard, living nitrogen fixing mulch
grows between to naturally suppress weeds, feed the tree fruit system
and provide further food crop. Those two areas should provide the
majority of fresh produce for the family using a system of crop rotation
to ensure ground fertility is maintained.

Zone 3 includes the main farming crops for use or sale and paddock for
regularly monitored and attended animals. It also includes the existing
stables situated south west of the fence, anew larger paddock close to
it and evergreen trees to act as a shelter belt.

Zone 4 includes the grazing field for the family's livestock as well as
their horses. Zone 4 also includes part of the existing woodland area,
which will be coppiced to supply the heat and hot water fuel
requirements for the house. The coppicing will manage the woodland
for the future. The management of the woodland will use only 10% of
coppice annually for the heating requirements. This allows a 10 year
regeneration and maintains the woodland ad infinitum. A pond with
reed bed acts as the final on-site water treatment is located in the
North-West end of the site, fed by an aerating stream and with an
uneven edge to promote a variety of water plants and aquatic life. This
can provide a sustainable watering hole for the animals
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Zone 5 is an unmanaged wild natural ecosystem, as it exists in its
natural form _ an essential area for sustainable living. Beyond the site,
a mature forest provides wind protection from the northerly winter
winds.The boundaries of this zone extend beyond the plot and connect
this undamaged ecosystem to the surrounding forest. The zones are
separated by traditional laid hedges and connected by informal paths
laid in loops allowing for the whole area to be attended to on a single
walk round.

Afca fYUX]b[ h\Y U[Ybhug XYg][b ghUhYaYbh UbX giddcfh]b[ Vf]YZ UggcW]UhYX
k]h\ h\Y dYfaUWi`hifY ncb]b[ h\YfY UfY U `ch cZ tgi[[Ygh]cbgu cf tdcgg]V]`]h]Ygu cZ
what could come forward to comply with the ethical aspirations and spirit of
permaculture. However, there is a lack of detail on what will actually be
secured. For instance there is no ground investigation on whether the pond in
Zone 4 could be formed and there are no details on the extent of land
engineering required to form this water feature. There is reference to the
potential formation of a pollytunnel but there is no detail on how this will be
formed. Furthermore there is no clarity on the mechanism for ensuring the
occupant or prospective purchaser of the site be required to live and operate
the site in an ecologically sound and sustainable manner.

Siting Criteria

Proposals for a new house falling within category 3 are required to
demonstrate that they meet the siting criteria of the SPG. The proposed
dwelling is located within the south-west corner of the field. There is
containment to the west and south boundary with the existing trees to the
south forming a backdrop. However there is no curtilage definition for the
dwelling to the north or east of the site. I do not consider that the boundary
treatment associated with the existing field creates an identifiable site for the
dwellinghouse to be sited as required by criterion (c). Furthermore I consider
that the scheme as proposed will conflict with criterion (d) as it will have a
detrimental impact on the surrounding landscape and I explore this further
under the landscape heading.

Overall Sustainability

O\Y WcibW]`ug UddfcUW\ Ug gYh cih ]b h\Y bYk Ccig]b[ ]b h\Y >cibhfmg]XY
Policy is to encourage sustainable development in rural areas which means
guiding development to places where existing communities and services can
be supported and the need to travel minimised. This proposal would be sited
some distance from the nearest substantial settlement of Auchterarder. Its
location would not provide any support for local existing communities or
services. Occupants of the new dwelling would substantially or wholly rely on
private transport as there is no local bus service in close proximity to the site.
This proposal would therefore not meet with the general approach of the
WcibW]`ug dc`]Wm hc gighU]bUV`Y fifU` XYjY`cdaYbh+
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Landscape

Development and land use change should be compatible with the distinctive
W\UfUWhYf]gh]Wg UbX ZYUhifYg cZ KYfh\ % F]bfcggug `UbXgWUdY+ ?YjY`cdaYbh
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 of Policy ER6 - Managing Future
Landscape Change to Conserve and Enhance the Diversity and Quality of the
Areas Landscapes.

The site is located within the Ochill Hills Special Landscape Area (SLA) which
lies between Strathearn and the Loch Leven basin. The northern edge of the
Ochils is formed by the Strathallan and Strathearn valleys. The northern
boundary is drawn along the he A9 from Greenloaning, past Blackford to
Gleneagles from where the railway line forms the boundary.

The Ochils are the most significant hill range in central Scotland, cutting
dramatically across the lowlands between Forth and Tay. The Ochils form a
backdrop to a whole series of communities to north and south, and have a
clear identity as a distinct landscape feature, the hill range therefore
contributes to the setting of Strathearn and Strathallan.

The site is located on the northern scarp. Here geometric plantations and
shelterbelts are prominent in this open, large scale landscape. These features
often enclose areas of grazing. This agricultural use is considered to sit
comfortably with the Igneous Hills landscape character type. In the Tayside
Landscape Character Assessment it is noted that there are a few areas that
allow arable cultivation to take place but the TLCA considers that reversion to
grassland should be encouraged in some of these areas. In this case the
change of the application site from grazing to permaculture use would conflict
with the landscape character type.

I note that the Landscape Guidelines for the Ochil Hills Landscape Character
Type in the TLCA notes the following:-

'

'

The proposal does not meet these guidelines. As a consequence I am of the
view the proposal will erode local distinctiveness, diversity and quality of this
Perth and Kinross landscape character area. It would detract from the
W\UfUWhYf hmdYug j]giU` ]bhY[f]hm) ]XYbh]hm UbX gWYb]W eiU`]hm) h\ig WcbhfUfm hc
Policy ER6.
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Policy PM1A confirms that development must contribute positively, to the
quality of the surrounding built and natural environment. In this case the siting
of the development does not respect the character and amenity of this area of
the Ochils and is contrary to policy PM1A.

From my review of Policy PM1B, the proposal also fails to create a sense of
identity and erodes the character of the countryside (a).

Residential Amenity

Planning control has a duty to future occupiers not to create situations of
potential conflict between neighbours. An acceptable level of amenity for the
proposed properties is required and in this case cognisance of the
surrounding landuses has to be taken into account.

I do not consider that this proposal would have any detrimental impact on
residential receptors or neighbouring agricultural/woodland uses. An
acceptable level of residential amenity would be achieved for the occupants of
the proposed dwelling if the existing telecommunications mast is removed or
relocated.

Previous consultation with Environmental Health has confirmed that this area
is served by private water supplies. To ensure the new development has an
adequate and consistently wholesome supply of water and maintain water
quality and supply in the interests of residential amenity conditional control is
recommended. They also note that the development should take account of
existing private water supplies in the vicinity of the site and/or septic drainage
systems of neighbour.

Roads and Access

There are no objections to the proposed dwellinghouse on technical roads or
access grounds from Transport Planning. Comments on sustainable travel
have already been discussed under the policy appraisal section.

Drainage and Flooding

There are no flooding issues at the site. While the agent has highlighted that
they intend to install a pond on the site that would comply with the SUDS
principles there is not sufficient detail on whether this can be satisfactorily
installed a matter that has also been pointed out in the letter of representation
on the application.

Cultural Heritage

Based on the consultation response from Historic Environment Scotland I do
not consider that the development would significantly impact on Cultural
Heritage assets to a level that would warrant refusal of the application.
Accordingly given the scale of the development there is no conflict with Policy
HE1A.
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Developer Contributions

Primary Education

The Council Developer Contributions Supplementary Guidance requires a
financial contribution towards increased primary school capacity in areas
where a primary school capacity constraint has been identified. A capacity
constraint is defined as where a primary school is operating, 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 Community School of Auchterarder
Primary School where there is a capacity issue. An education contribution of
£6,460 is required.

A9 Junction

The Council Developer Contributions Supplementary Guidance requires
contributions from developments within the Auchterarder and wider Strathearn
housing market area towards meeting the cost of delivering the A9 junction
improvements which are required in the interests of safety. An A9 Junction
contribution of £3,450 is required.

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 2016 and the adopted Local Development Plan 2014. I have taken
UWWcibh cZ aUhYf]U` Wcbg]XYfUh]cbg ]XYbh]Z]YX ]b h\Y U[Ybhug ?Yg][b NhUhYaYbh
and Briefing Document and find none that would justify overriding the adopted
Development Plan or Supplementary Planning Guidance. 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.
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DIRECTION BY SCOTTISH MINISTERS

None applicable to this proposal.

RECOMMENDATION

Refuse the application

Reasons for Recommendation

1 The proposal is contrary to Policy RD3 of the Perth and Kinross Local
Development Plan 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.

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. Specifically the
proposal fails to comply with category 3.5 as it is not a test pilot project
or sufficiently ground-breaking to warrant a dwelling house in this
countryside location. Furthermore there is no mechanism for ensuring
the occupant or prospective purchaser of the site be required to live
and operate the site in an ecologically sound and sustainable manner.

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 the Ochil Special
Landscape Area.

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 the Ochils.

5 The proposal is contrary to Policy PM1B, criterion (a) 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
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Procedural Notes

Not Applicable.

PLANS AND DOCUMENTS RELATING TO THIS DECISION

17/01524/1

17/01524/2

17/01524/3

17/01524/4

17/01524/5

17/01524/6

17/01524/7

17/01524/8

Date of Report 18.10.17
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Cloan, Auchterarder,
Perth & Kinross,
PH3 1PP, Scotland.

PLANNING AND DESIGN STATEMENT

Introduction

This proposal is for a new zero carbon dwelling and associated smallholding
for sustainable living following the principles of permaculture located at Cloan
near Auchterarder.

The site lies 1.5km south of the A9 Motorway and 300m East of Nether Cloan.
Access to the site is via an existing track opposite Cloan House. An existing
telecommunication mast is in the south corner of the site at the highest point.

This application is a resubmission following refusal of application
17/00329/FLL. We have chosen to resubmit rather than appeal the previous
decision since the location of the house has been moved and the nature of
the proposal has been clarified to address the reasons for refusal and to
respond to some of the comments made in the Report of Handling of the
previous application. The previous application was lodged with the
assumption that the communications mast on the site was to be relocated.
This is no longer the case, with the mast staying in its current location,
requiring amendment to the application boundaries.

Planning Policy Context
Pilot projects creating eco-friendly houses
MXU `b_`_cQ\ XQc RUU^ c`USYVYSQ\\i TUfU\_`UT d_ Ve\VY\\ dXU =_e^SY\oc TUcYbU V_b
pilot projects creating eco-friendly houses expressed in Section 3.5 of its
Housing in the Countryside Policy by bringing together a zero carbon house
with the use of land for sustainable living which requires a rural setting. The
Planning Officer in the previous Report of Handling dismissed this proposal as
a npilot `b_ZUSdo by his own definition, but the Housing in the Countryside Policy
_VVUbc ^_ TUVY^YdY_^ _V n`Y\_d `b_ZUSdo Q^T XU gQc gb_^W d_ TYc]Ycc Yd _ed _V XQ^T+

The design of the house and the proposals for sustainable land management
are very similar to those approved enthusiastically as fulfilling the terms of this
part of the Housing in the Countryside Policy by the planning officer in relation
to PKC13/01386/FLL k Erection of a dwellinghouse 130 m north east of
Croftness Farmhouse, Aberfeldy in 2013 and if these proposals were so
positively received in a rural location in Aberfeldy it is hard to understand why
such similar proposals are not acceptable here. In this former case, the
proposal was accepted as a pilot project without hesitation.

The proposal also fulfill the Siting Criteria for houses in Category 3 by virtue of
the way the entire site nestles into the landscape, with trees and the overall
slope of the site containing the small holding which sits well below the skyline.
The plot is well defined by woodland to three and a half sides, with a line of
mature trees and stream where there is no woodland. In assessing this
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application, it needs to be borne in mind that the Siting Criteria refer
specifically to a house in the countryside, but this proposal under Section 3.5
is for a house and smallholding, so broader consideration needs to apply as to
how the whole site fits into the landscape, which this does well.

As indicated above, this proposal fulfills perfectly the Coe^SY\oc TUcYbU d_
encourage eco-houses with associated sustainable rural living in the
countryside. With the exception of the Aberfeldy example, which is still only in
the course of construction, we are not aware of any similar proposals within
Perth and Kinross for this innovative new way of low carbon, sustainable living
and the Council should thus be supporting it.

Landscape Policy Context
LDP Policy ER6 on managing future landscape change is crucial,
supplemented by Landscape Supplementary Guidance 2015. The site lies
within the Ochil Hills Special landscape Area, however there is nothing in the
Supplementary Guidance on the Ochils, and hence this site, which conflicts
with this proposal in terms of either the Statement of Significance, its Special
Qualities, its Forces for Change or its Objectives for Future Management.
Indeed, this proposal for intensification of rural land use and agriculture within
this landscape should be welcomed.

Sustainable Design and Zero Carbon Development SG 2014
C^ dUb]c _V dXU =_e^SY\oc Sustainable Design and Zero Carbon Development
SG 2014, this proposal addresses in full the 9 central elements of that
guidance and these are addressed in more detail below. It is Council policy
that this document be used as a sustainability checklist on applications, but
the previous Report of Handling failed to do so.

Zero Carbon Design
The house design of this current application has been the culmination of four
years of developing a zero-carbon, low energy house that looks like
mainstream housing. This is to serve the specific purpose of bringing low
energy housing to the mainstreQ] ]Qb[Ud Q^T dXb_gY^W _VV dXU nUQbdX cXY`o
visual expectations of low impact dwellings. It is noteworthy that there were no
objections to the house on design grounds in the previous application.

Architeco are leading the way in low energy design and the house, as
designed, has all cold-bridging eliminated, with every junction thermally
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modelled and optimised. The house is, in fact, one of the first houses to be
proposed under this rigorously designed solution and is very much a pilot
project, with post-occupancy evaluation being proposed to determine exactly
how well the house performs in reality which will allow comparison to the
extensive energy mode\Y^W bUce\dc) gXYSX VQb ceb`Qcc dXU SebbU^d KUWe\QdY_^co
requirements. Furthermore, we are currently using an identical house type in
rural locations in four separate regions (including Highland, Moray and the
Outer Hebrides) in order to determine that the design is suitable for varying
climactic conditions k a prerequisite of the brief in developing this house
model, although finishing each house individually to suit the local design
context.

This site forms part of this Scotland-wide Pilot Project and the results from the
post-occupancy evaluation will be critical in determining the direction of the
future model k a zero carbon low cost house suitable for all UK climatic
regions. A rural site is required to allow direct comparison with the other
dwellings. The applicant and the agent would be delighted to share the results
of this post-occupancy evaluation with the planning authority as an input to its
sustainable development strategy and in particular to assist the Council in the
TUfU\_`]U^d _V Ydc nLecdQY^QR\U >UcYW^ Q^T PUb_ =QbR_^ >UfU\_`]U^d
Le``\U]U^dQbi AeYTQ^SUo Q^T d_ Ve\VY\\ dXU n`Y\_d `b_ZUSdo _RZUSdYfU _V dXU
Housing in the Countryside Policy.

This document sets out the considerations required for Sustainable Design &
Zero Carbon in Perth & Kinross and this planning application achieves these
by:

- Minimizing energy consumption by adopting a fabric first approach

- Realises renewable energy opportunities by including a renewable energy
strategy by using wood gasification.

- Encourages the use of passive and inclusive design by using site specific
climate data and overshading features in the energy model and locates the
house to allow the existing trees to form a shelter belt.

- Promotes efficient use of water and
avoids run-off, with all surface and waste
water being dealt with on-site as part of a
re-oxygenating system.

- Increases the bio-diversity of the site
using Permaculture.

- Uses off-site construction to minimise
construction waste.

- Implementing on-site composting that
feeds directly back into the site.
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- Encourages sustainable travel k the site lies less than 2km from
Auchterarder Town Centre.

On this last item, Sustrans report, Active Travel, Active Scotland, notes that
lthe majority of trips less than one mile should be made on foot, however up
to 2 miles should be a perfectly acceptable distance for many people to walk.
E_SQ\ Z_eb^Uic RUdgUU^ / Q^T 2 ]Y\Uc QbU UhdbU]U\i ceYdQR\U V_b SiS\Y^W+m The
site location is therefore within the ideal distance range for encouraging active
journeys and reducing car use and also allowing the applicants to enjoy a
rural location without the prerequisite of car ownership. With the increasing
popularity of electric bicycles, longer and more frequent journeys by cycle are
on the increase and these can be charged by the sustainable electrical
generation on-site. The permaculture land use also reduces the requirement
to travel, with the entire occupants food use being supplied on-site.

MXU LS_ddYcX A_fUb^]U^doc <eY\TY^W KUWe\QdY_^c >U`Qbd]U^d bUS_]]U^Tc
n^Ud jUb_ SQbR_^o ReY\TY^Wc ]QTU Q bUaeYbU]U^d Ri /-.3,.4) YV `bQSdYSQ\+ MXYc Yc
not currently a requirement and the zero carbon target has been repeatedly
pushed back. We applaud the recommendation, however, currently it is just
that. We are proposing a zero carbon dwelling now, with a building
performing, for example, over 16 times better than that required by current
regulations on airtightness alone! (0.6ac/hr@50Pcls to 10). The lack of
progress with zero carbon houses at both the Scottish and Perth and Kinross
contexts reinforces the need for good pilot projects to demonstrate the
feasibility and desirability of this approach.

The house design is one and a half storey, with the house positioned to run
parallel with the contours. The topography rises to the South-East of the site,
ensuring the skyline will not be broken by the new building. Siting the house to
the south of the site allows this elevated position to provide good surveillance
over the remaining site to allow monitoring of livestock, other animals, and
food vegetation. The dwelling has three bedrooms; one on the ground floor
and two in the first floor. A full height dining and kitchen space with a sunroom
facing North-West to the planted area of the plot.

The house will be Zero Carbon, the building uses sympathetic design and
materials and it will be super-insulated to Passivhaus standards, including
high performance, triple glazed doors and windows. An extremely high level of
air tightness is aimed for. A heat recovery ventilation system will be installed.
The house will have coppicing rights to the adjacent woodland, which will
provide all of the required heating and hot water energy. Preliminary energy
modeling indicates that the design could have a heat load of just 4.5kW. This
ensures the coppice will be able to fully meet the requirements for hot water
and heating demand.

In keeping with the sustainable living, a simple palette of materials is
proposed. Walls will be finished in render to the gables, with timber cladding
to the North & South elevations. The roof proposal is for profile metal sheet to
be in keeping with the rural context. This material has a high recycled content
and is fully recyclable at the end of its life.
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Land Management
This is not just an application for a zero carbon house, but for a small holding
proposing sustainable rural living and land management for which a rural
location is essential. The site has an area of 3.8 ha. The land will all be used
for sustainable rural living, including the growing of food crops and animal
husbandry. The site has been zoned using Permaculture principles. It is
divided into 5 zones, which reflect the frequency of maintenance of the areas
with the highest intensity areas being in closer proximity to the dwelling. By
situating the most often used or serviced elements in a design closest to the
home, it makes it easier to access them. This means less energy is expended
to access them, making for a more energy efficient design. The irrigation uses
water from ponds linked to the existing stream. The diversity of the trees and
plants aims to maintain the composition of the soil and return it to its natural
levels. Being based on forest gardening, the overall visual impact of
permaculture is an increase in tree canopies, which will compliment this site
with it being surrounded by woodland.

Permaculture, in its very nature, is taken over a long period of time. The land
needs careful observation over at least four seasons, with every detail noted,
to see what naturally grows and works. This information is then developed
into a site-specific cdbQdUWi+ MXU `Ub]QSe\debU RbYUV gQc ^_dUT Qc nfQWeUo Yn
the Report of Handling from the previous application; however, the whole idea
behind permaculture is not land management by force but by using a holistic
approach to enhance the existing eco-system to provide sustenance. The
management plan which forms part of this application nonetheless indicates
broadly how the various parts of the small holding will be used in land use
terms and is sufficiently detailed to grant a planning consent. In any event,
details of crops etc are not a matter to be dealt with by a planning permission.
We cannot dictate how the permaculture scheme will look as this is a site-
specific system of land management developed over years of following
permaculture principles. The suitability of the water feature, for example, is
sited where it is as the area is already waterlogged and there is a stream
passing the area. The proposal enhances what is already there, rather than
bUaeYbY^W UhdU^cYfU l\Q^T U^WY^UUbY^Wm+ OU XQfU ^_d `b_fYTUT TUdQY\ _^ dXU
polytunnel as this is a very straightforward way of extending the growing
season.

Zone 0 is the house itself, with the remaining zoning being dependent on input
required and frequency of tending.

Zone 1 is nearest to the house and includes the kitchen garden with short
growing season vegetables. Wild flowers and herbs are spread in front of the
house while two rainwater-harvesting ponds allow for irrigation of the
allotments. A herb spiral creates the optimum conditions and aspect, from dry
and sunny to shaded and damp, in a small area.

Zone 2 consists mainly of two areas: the crop rotation beds of long growing
season vegetables and the fruit trees. Between the lines of fruit trees, an
organic mixed fruit orchard, living nitrogen-fixing mulch grows between to
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naturally suppress weeds, feed
the tree fruit system and
provide further food crop. Those
two areas should provide the
majority of fresh produce for the
family using a system of crop
rotation to ensure ground
fertility is maintained.

Zone 3 includes the main
farming crops for use or sale
and a paddock for regularly
monitored and attended
animals. It also includes the
existing stables situated south
west of the fence, a new larger
paddock close to it and
evergreen trees to act as a
shelterbelt.

Zone 4 includes the grazing
field for the family's livestock as
well as their horses. Zone 4
also includes part of the existing
woodland area, which will be
coppiced to supply the heat and
hot water fuel requirements for
the house. The coppicing will
manage the woodland for the
future. The management of the
woodland will use only 10% of
coppice annually for the heating
requirements. This allows a 1010-
year regeneration and
maintains the woodland ad
infinitum.

A pond with reed bed acts as
the final on-site water treatment
is located in the North-West end
of the site, fed by an aerating stream and with an uneven edge to promote a
variety of water plants and aquatic life. This can provide a sustainable
watering hole for the animals.

Zone 5 is an unmanaged wild natural ecosystem, as it exists in its natural
form k an essential area for sustainable living. Beyond the site, a mature
forest provides wind protection from the northerly winter winds. The
boundaries of this zone extend beyond the plot and connect this undamaged
ecosystem to the surrounding forest.

Main farming crops
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Access Road

Rain water conne t on to pond
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The zones are separated by traditional laid hedges and connected by informal
paths laid in loops, allowing for the whole area to be attended on a single walk
round.

One of the reasons for refusal of the previous application was to do with the
lack of a mechanism for ensuring that the site was occupied and operated in
an ecologically sustainable manner. This is not accepted as a legitimate
reason for refusal since the C_e^SY\oc `_\icy on such pilot projects clearly
assumes this is not an issue and it is merely necessary to grant consent for
both the house and the small holding as an integrated package.

Summary
It is submitted that this proposal for a zero carbon house and associated small
holding allowing sustainable rural living is in accordance with Section 3.5 of
dXU =_e^SY\oc X_ecY^W Y^ dXU =_e^dbicYTU I_\YSi Q^T Yc Q^ U^dYbU\i Q``b_`bYQdU
pilot project for both a zero carbon house and sustainable rural living which
the Council supports in policy terms, but where there few if any examples
within Perth and Kinross. The proposal should therefore be supported as the
planning authority supported the similar Croftness proposal in 2013.
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TCP/11/16(509) – 17/01524/FLL – Erection of a
dwellinghouse and outbuilding, land 150 metres north west
of Upper Cloan telecommunications mast, Auchterarder

REPRESENTATIONS

4(v)(c)
TCP/11/16(509)
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Comments to the Development Quality Manager on a Planning Application 

Planning 
Application ref. 

17/01524/FLL Comments 
provided 
by 

Euan McLaughlin 
 

Service/Section Strategy & Policy 
 
 

Contact 
Details 

Development Negotiations 
Officer: 
Euan McLaughlin 

 
 

  

Description of 
Proposal 

Erection of a dwellinghouse and outbuilding 
 
 

Address  of site Land 150 Metres North West Of Upper Cloan Telecommunications Mast 
Auchterarder 
 

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 Community School of Auchterarder 
Primary School.  
 
Auchterarder A9 Junction  
 
With reference to the above planning application the Council Developer 
Contributions Supplementary Guidance requires contributions from 
developments within the Auchterarder and wider Strathearn housing market 
area towards meeting the cost of delivering the A9 junction improvements 
which are required in the interests of safety.  
 

Recommended 
planning 
condition(s) 
 
 

Summary of Requirements 
 
Education: £6,460 
A9 Junction: £3,450 
 
Total: £9,910 
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Phasing 
 
 
It is advised that payment of the contribution should be made up front of 
release of planning permission. The additional costs to the applicants and 
time for processing legal agreements for single dwelling applications is not 
considered to be cost effective to either the Council or applicant. 
 
The contribution may be secured by way of a Section 75 Agreement. Please 
be aware the applicant is liable for the Council’s legal expense in addition to 
their own legal agreement option and the process may take months to 
complete. 
 
If a Section 75 Agreement is entered into the full contribution should be 
received 10 days after occupation. 
 

Recommended 
informative(s) for 
applicant 
 
 
 
 

Payment 
 
Before remitting funds the applicant should satisfy themselves that the 
payment of the Development Contributions is the only outstanding 
matter relating to the issuing of the Planning Decision Notice.  
 
Methods of Payment 

 
On no account should cash be remitted. 

 
Scheduled within a legal agreement  

 
This will normally take the course of a Section 75 Agreement where either 
there is a requirement for Affordable Housing on site which will necessitate a 
Section 75 Agreement being put in place and into which a Development 
Contribution payment schedule can be incorporated, and/or the amount of 
Development Contribution is such that an upfront payment may be 
considered prohibitive. The signed Agreement must be in place prior to the 
issuing of the Planning Decision Notice.  

 
NB: The applicant is cautioned that the costs of preparing a Section 75 
agreement from the applicant’s own Legal Agents may in some instances be 
in excess of the total amount of contributions required. As well as their own 
legal agents fees, Applicants will be liable for payment of the Council's legal 
fees and outlays in connection with the preparation of the Section 75 
Agreement.  The applicant is therefore encouraged to contact their own Legal 
Agent who will liaise with the Council’s Legal Service to advise on this issue. 
 
Other methods of payment 

 
Providing that there is no requirement to enter into a Section 75 Legal 
Agreement, eg: for the provision of Affordable Housing on or off site and or 
other Planning matters, as advised by the Planning Service the 
developer/applicant may opt to contribute the full amount prior to the release 
of the Planning Decision Notice.  

 
Remittance by Cheque 
The Planning Officer will be informed that payment has been made when a 
cheque is received. However this may require a period of 14 days from date 
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of receipt before the Planning Officer will be informed that the Planning 
Decision Notice may be issued.  
 
Cheques should be addressed to ‘Perth and Kinross Council’ and forwarded 
with a covering letter to the following:  
Perth and Kinross Council 
Pullar House 
35 Kinnoull Street 
Perth 
PH15GD 
 
Bank Transfers 
All Bank Transfers should use the following account details; 
 Sort Code: 834700 
 Account Number: 11571138 
 
Please quote the planning application reference.  
 
Direct Debit 
The Council operate an electronic direct debit system whereby payments may 
be made over the phone. 

To make such a payment please call 01738 475300 in the first instance.  
When calling please remember to have to hand: 
 
a) Your card details. 
b) Whether it is a Debit or Credit card.  
c) The full amount due. 
d) The planning application to which the payment relates. 
e) If you are the applicant or paying on behalf of the applicant.  
f)  Your e-mail address so that a receipt may be issued directly. 

 
Education Contributions 
For Education contributions please quote the following ledger code:  
1-30-0060-0001-859136 
 
A9 Junction 
For A9 Junction contributions please quote the following ledger code:  
1-30-0060-0002-859136 
 
Indexation 

 
All contributions agreed through a Section 75 Legal Agreement will be linked 
to the RICS Building Cost Information Service building Index.  
 
Accounting Procedures 
 
Contributions from individual sites will be accountable through separate 
accounts and a public record will be kept to identify how each contribution is 
spent. Contributions will be recorded by the applicant’s name, the site 
address and planning application reference number to ensure the individual 
commuted sums can be accounted for.  
 

Date comments 
returned 

07 September 2017 
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Historic Environment Scotland – Longmore House, Salisbury Place, Edinburgh, EH9 1SH 
 
 
Scottish Charity No. SC045925 

VAT No. GB 221 8680 15 

 
 

 
Dear Sir/Madam 
 
Town and Country Planning (Development Management Procedure) (Scotland) 
Regulations 2013 
Land 150 Metres North West Of Upper Cloan Telecommunications Mast Auchterarder - 
Erection of a dwellinghouse and outbuilding 
 
Thank you for your consultation which we received on 05 September 2017.  We have 
assessed it for our historic environment interests and consider that the proposals have 
the potential to affect the following: 
 

Ref Name Designation Type 
SM3073 Ogle Hill,fort Scheduled Monument 

 
You should also seek advice from your archaeology and conservation service for matters 
including unscheduled archaeology and category B and C-listed buildings. 
 
Our Advice 
 
We have considered the information received and do not have any comments to make on 
the proposals.  Our decision not to provide comments should not be taken as our support 
for the proposals.  This application should be determined in accordance with national and 
local policy on development affecting the historic environment, together with related 
policy guidance. 
 

Further Information 
 
This response applies to the application currently proposed.  An amended scheme may 
require another consultation with us. 
 
Guidance about national policy can be found in our ‘Managing Change in the Historic 
Environment’ series available online at www.historicenvironment.scot/advice-and-
support/planning-and-guidance/legislation-and-guidance/managing-change-in-the-

By email to: 
Developmentmanagement@pkc.gov.uk  
 
Perth and Kinross Council 
Pullar House 
35 Kinnoull Street 
Perth 
PH1 5GD 

Longmore House 
Salisbury Place 

Edinburgh 
EH9 1SH 

 
Enquiry Line: 0131-668-8716 
HMConsultations@hes.scot 

 
Our ref: AMH/3073/10 

Our case ID: 300023250 
Your ref: 17/01524/FLL 

 
08 September 2017 
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Historic Environment Scotland – Longmore House, Salisbury Place, Edinburgh, EH9 1SH 
 
 
Scottish Charity No. SC045925 

VAT No. GB 221 8680 15 

 
 

historic-environment-guidance-notes/. Technical advice is available through our 
Technical Conservation website at www.engineshed.org. 
 
Please contact us if you have any questions about this response.  The officer managing 
this case is Mary Macleod who can be contacted by phone on 0131 668 8688 or by email 
on mary.macleod@hes.scot.  
 
Yours faithfully  
 
 
 
 
Historic Environment Scotland  
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Comments for Planning Application 17/01524/FLL

 

Application Summary

Application Number: 17/01524/FLL

Address: Land 150 Metres North West Of Upper Cloan Telecommunications Mast Auchterarder

Proposal: Erection of a dwellinghouse and outbuilding

Case Officer: John Russell

 

Customer Details

Name: Mr robert sinclair

Address: 49 Athollbank Drive, Perth, Perth And Kinross PH1 1NF

 

Comment Details

Commenter Type: Member of Public

Stance: Customer objects to the Planning Application

Comment Reasons:

  - Adverse Affect on Visual Amenity

  - Inappropriate Land Use

  - Out of Character with the Area

Comment:This is a prominent construction in a highly visible position in open countryside and

should therefor be denied permission.

The proposed layout drawing shows the formation of a pond on a slope without showing the civil

works necessary to retain water. These would require to be of considerable height due to the

steep slope.
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18/09/2017

Perth & Kinross Council
Pullar House 35 Kinnoull Street 
Perth
PH1 5GD
     
     

Dear Local Planner

PH3 Auchterarder Upper Cloan Ld 150 Mt Nth West of
PLANNING APPLICATION NUMBER:  17/01524/FLL
OUR REFERENCE:  750478
PROPOSAL:  Erection of a dwellinghouse and outbuilding

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 

 There is currently sufficient capacity in the Turret Water Treatment Works. However, 
please note that further investigations may be required to be carried out once a 
formal application has been submitted to us. The nearest main is approx. 800m from 
the proposed site. 

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.

The applicant should be aware that we are unable to reserve capacity at our water 
and/or waste water treatment works for their proposed development. Once a formal 
connection application is submitted to Scottish Water after full planning permission 

750478_Local Planner_P2 DOM Capacity Available_Applicant_14-58-52.doc

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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has been granted, we will review the availability of capacity at that time and advise the
applicant accordingly.

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 instances we will require a Pre-

750478_Local Planner_P2 DOM Capacity Available_Applicant_14-58-52.doc
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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 
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

750478_Local Planner_P2 DOM Capacity Available_Applicant_14-58-52.doc
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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

Angela Allison
Angela.Allison@scottishwater.co.uk

750478_Local Planner_P2 DOM Capacity Available_Applicant_14-58-52.doc
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Comments to the Development Quality Manager on a Planning Application 

Planning 
Application ref. 

17/01524/FLL Comments 
provided by 

Dean Salman 
Development Engineer 

Service/Section Transport Planning Contact 
Details 

 
 

Description of 
Proposal 

Erection of a dwellinghouse and outbuilding 

Address  of site Land 150 Metres North West Of Upper Cloan Telecommunications Mast, 
Auchterarder 

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) 
 
 

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 B access detail Figure 5.6.   
 
 

Recommended 
informative(s) for 
applicant 
 
 

 

Date comments 
returned 

18 September 2017 
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