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Mr Fraser Sneddon 
c/o Gateside Design 
James Watters 
34 Millhill Street 
Dunfermline 
KY11 4TG 
 

Pullar House 

35 Kinnoull Street 
PERTH   
PH1  5GD 

 

Date of Notice: 1st April 2021 
 

  
TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 

 
Application Reference: 21/00099/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 9th February 2021 for 
Planning Permission for Alterations and extension to dwellinghouse and erection of a 
garden building (in retrospect) 1 Blairfordel Steading Kelty KY4 0HP   
 
 

David Littlejohn 
Head of Planning and Development 

 
 
Reasons for Refusal 
 
1 The proposal, by combination of its prominent location, widespread use of white upvc 

cladding and inter-visibility with the principal elevation of the adjacent category C-listed 
Farmhouse and Steading, has an adverse impact on visual amenity and results in an 
adverse impact on the setting of the listed building which also erodes local 
distinctiveness. 

 
 Approval would therefore be contrary to Policies 1A, 1B(b)(c)and(g), 27A and 39 of Perth 

and Kinross Local Development Plan 2 2019, which seek to safeguard the setting of 
listed buildings from inappropriate development and ensure that development contributes 
positively to the quality of the surrounding built and natural environment by respecting 
important townscape landmarks and the character and amenity of the place. 

 
 Justification 
 

The proposal is not in accordance with the Development Plan and there are no 
material reasons which justify departing from the Development Plan. 
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Informatives 
 
1 None required for Refusal; however, a High Risk Coal Mining informative note 

should be included in any subsequent approval. 
 
 
Notes 
 
 
The plans and documents 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 
 
01 
 
02 
 
03 
 
04 
 
05 
 
06 
 
 

28

http://www.pkc.gov.uk/


1 

 

REPORT OF HANDLING 
 

DELEGATED REPORT 
 
 

Ref No 21/00099/FLL 

Ward No P8- Kinross-shire 

Due Determination Date 8th April 2021  

Draft Report Date 30th March 2021 

Report Issued by KS Date  30th March 2021 

 

 

PROPOSAL:  

 

Alterations and extension to dwellinghouse and 

erection of a garden building (in retrospect) 

    

LOCATION:  1 Blairfordel Steading Kelty KY4 0HP   

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:  N/A due to Coronavirus pandemic restrictions. 
 
SITE  PHOTOGRAPHS 
 

   
 
BACKGROUND AND DESCRIPTION OF PROPOSAL 
 
1 Blairfordel Steading is a modern dwellinghouse which was erected as part of 
the re-development of the category C-listed Blairfordel Farmhouse and 
associated steading (HES Ref: LB49958). This application seeks detailed 
planning permission for the erection of a car port extension to the southeast 
gable end of the house and for the erection of a detached outbuilding. The 
development has already taken place; therefore, the application is submitted 
in retrospect. 
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In accordance with the on-going restrictions of the coronavirus pandemic, the 
application site has not been visited by the case officer.  The application site 
and its context have, however, been viewed by StreetView and aerial imagery 
and through photographs provided by the applicant’s agent. 
 
This means that it is possible and appropriate to determine this application as 
it provides an acceptable basis on which to consider the potential impacts of 
this proposed development. 
 
SITE HISTORY 
 
04/02157/PPLB Alterations and extension to convert existing steadings 

and shed buildings to form 6 dwellings, demolition of 
existing sheds and proposed erection of 4 dwellinghouses 
with integral garages, also erection of 3 double garages 
Application Withdrawn – 6 May 2005 

 
05/00909/FUL Alterations and extension to convert existing steadings 

and shed buildings to form 6 dwellings, demolition of 
existing sheds and proposed erection of a dwellinghouse 
and erection of 3 double garages 
Application Approved – 12 December 2005 

 
05/00910/LBC Alterations and extension to convert existing steadings 

and shed buildings to form 6 dwellings, demolition of 
existing sheds and proposed erection of a dwellinghouse 
and 3 double garages 
Application Approved – 12 December 2005 

 
15/00494/FLL Erection of a dwellinghouse with integral garage 

Application Approved – 29 April 2015 
 
PRE-APPLICATION CONSULTATION 
 
Pre application Reference:  Not Applicable. 
 
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.   
 
Scottish Planning Policy (2014) Listed Buildings (paragraph 141) states that; 
 
“Where planning permission and listed building consent are sought for 
development to, or affecting, a listed building, special regard must be given to 
the importance of preserving and enhancing the building, its setting and any 
features of special architectural or historic interest. 
 

30



3 

 

The layout, design, materials, scale, siting and use of any development which 
will affect a listed building should be appropriate to the character and 
appearance of the building and setting. Listed buildings should be protected 
from demolition or other work that would adversely affect it or its setting”. 
 
DEVELOPMENT PLAN 
 
The Development Plan for the area comprises the TAYplan Strategic 
Development Plan 2016-2036 and the Perth and Kinross Local Development 
Plan 2 (2019). 
 
TAYplan Strategic Development Plan 2016 – 2036 - Approved October 
2017 
 
Policy 2: “Shaping Better Quality Places” states that proposals should be; 
 
“Place-led to deliver distinctive places by ensuring that the arrangement, 
layout, design, density and mix of development are shaped through 
incorporating and enhancing natural and historic assets, natural processes, 
the multiple roles of infrastructure and networks, and local design context”. 
 
Policy 9: “Managing TayPlan’s Assets” states that proposals should; 
 
“Safeguard the integrity of natural and historic assets [through] understanding 
and respecting the regional distinctiveness and scenic value of the TAYplan 
area through safeguarding the integrity of natural and historic assets; 
including… townscapes and historic buildings”. 
 
Perth and Kinross Local Development Plan 2 – Adopted November 2019 
 
The Local Development Plan 2 (LDP2) is the most recent statement of 
Council policy and is augmented by Supplementary Guidance. The principal 
policies are: 
 
Policy 1A + 1B: Placemaking   
 
Policy 27A: Listed Buildings   
 
Policy 39: Landscape   
 
Policy 58B: Contaminated and Unstable Land: Unstable Land 
 
OTHER POLICIES 
 
None 
 

CONSULTATION  RESPONSES 
 

The Coal Authority 

High Risk Area – informative note required for any approval. 
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INTERNAL COMMENTS 

 
Transport Planning 
No objections. 
 
Conservation Team 
Concerns over design and inappropriate finishing materials, which have an 
adverse impact on the setting of the C-listed farmhouse and steading. 
 
REPRESENTATIONS 
 
No letters of representation have been received in relation to this proposal. 
 
ADDITIONAL STATEMENTS 
 

Screening Opinion  Not Required 

Environmental Impact Assessment (EIA): 

Environmental Report 

Not Applicable 

Appropriate Assessment AA Not Required 

Design Statement or Design and Access 

Statement 

Not Required 

Report on Impact or Potential Impact eg Flood 

Risk Assessment 

Not Required 

 
APPRAISAL 
 
Sections 25 and 37 (2) of the Town and Country Planning (Scotland) Act 1997 
require that planning decisions be made in accordance with the development 
plan unless material considerations indicate otherwise.  The Development 
Plan for the area comprises the approved TAYplan and the adopted LDP2. 
 
Section 14(2) of the Planning (Listed Buildings and Conservation Areas) 
(Scotland) Act 1997 places a duty on planning authorities in determining such 
an application as this to have special regard to the desirability of preserving 
the building or its setting. 
 
The determining issues in this case are whether; the proposal complies with 
development plan policy; or if there are any other material considerations 
which justify a departure from policy. 
 
Policy Appraisal 
 
In general terms, developments which are ancillary to an existing domestic 
dwelling are considered to be acceptable in principle. Nevertheless, 
consideration must be given to the specific details of the proposed 
development within the context of the application site, and whether it would 
have an adverse impact on visual amenity, the landscape or the special 
interest of the adjacent Listed Buildings. 
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Design and Layout 
 
1 Blairfordel Steading is a modern dwellinghouse which was erected as part of 
the re-development of the category C-listed Blairfordel Farmhouse and 
associated steading (see HES Ref: LB49958 for its significance noted within 
the descriptive listing). 
 
This application seeks detailed planning permission for the erection of a 
pitched roof car port extension to the southeast gable end of the house. This 
is finished in materials to match the existing house, with the addition of upvc 
cladding on the gable end. The erection of a detached upvc-clad cuboidal 
outbuilding is also proposed to the northwest of the house. The development 
has already taken place; therefore, the application is submitted in retrospect. 
 
Visual Amenity and Impact on Setting of Listed Buildings 
 
The application site is prominently located on the east side of the B996, 
Kinross to Kelty Road. The southeast gable end of the house was kept 3.92 
metres from the boundary with the Farmhouse, which afforded some space 
for the category C-listed building and respected its setting. 
 
However, the retrospectively proposed carport has been built virtually up to 
the boundary, significantly reducing the spacing between the modern 
dwellinghouse and the category C-listed Farmhouse. The combination of this 
close proximity, specification of upvc cladding to the carport gable end and 
inter-visibility with the principal elevation of the category C-listed Farmhouse 
has a detrimental impact on the setting of the Listed Building. 
 
Similarly, a flat roofed cuboidal garden room to the northwest of the house has 
had its walls clad entirely in white upvc. Whilst some soft landscaping is 
present on the roadside verge, it does not adequately mitigate the visual 
impact of the white upvc-clad structure or its adverse impact on the setting of 
the category C-listed Farmhouse. 
 
Accordingly, approval would be contrary to Policies 1A, 1B(b)(c) and (g) and 
27A of Perth and Kinross Local Development Plan 2 2019, which seek to 
safeguard the setting of listed buildings from inappropriate development and 
ensure that development contributes positively to the quality of the 
surrounding built and natural environment by respecting important townscape 
landmarks and the character and amenity of the place. 
 
These concerns were raised with the applicant’s agent, with the invitation of 
an alternative, more appropriate, specification of finishing material for both the 
gable end and the outbuilding. The applicant’s response cited upvc window 
frames and rainwater goods in the re-developed steading. However, the 
limited use of upvc material in these circumstances does not have a similar 
visual impact, or impact on the setting of the category C-listed Farmhouse and 
Steading, as the widespread cladding proposed within this application. 
 

33



6 

 

The applicant’s agent has indicated that his client could be prepared to 
forward an alternative white-painted timber-clad specification for the carport 
gable end, however, the white upvc-clad outbuilding would remain unchanged 
in any revisions. The agent has been advised that the concerns over visual 
impact and impact on the setting of the listed building relate to both elements, 
that a change to the gable end only would be insufficient to overcome these 
concerns and that the proposal would not be supported. Accordingly, the 
application is recommended for refusal. 
 
Landscape 
 
The application site is located within the Loch Leven and Lomond Hills Special 
Landscape Area, where Policy 39 of the Local Development Plan applies. 
Policy 39 requires that development is “compatible with the distinctive 
characteristics and features of Perth and Kinross’s landscapes… [so that] 
 
(a) they do not erode local distinctiveness, diversity and quality of Perth 

and Kinross’s landscape character areas, the historic and cultural 
dimension of the area’s landscapes, visual and scenic qualities of the 
landscape, or the quality of landscape experience, and  

(f) they incorporate measures for protecting and enhancing the ecological, 
geological, geomorphological, archaeological, historic, cultural and 
visual amenity elements of the landscape” 

 
As the proposal would have an adverse impact on the setting of the adjacent 
category C-listed building, it would erode the local distinctiveness of the area 
and would not comply with Policy 39. 
 
Roads and Access 
 
There are no road or access implications associated with this proposed 
development. 
 
Drainage and Flooding 
 
There are no drainage and flooding implications associated with this proposed 
development. 
 
Coal Working Area 
 
The application site is located within a High Risk Area and an informative note 
would be required on any approval. 
 
Developer Contributions 
 
The Developer Contributions Guidance is not applicable to this application 
and therefore no contributions are required in this instance. 
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Economic Impact 
 
The economic impact of the proposal is likely to be minimal and limited to the 
construction phase of the development. 
 
PLANNING OBLIGATIONS AND LEGAL AGREEMENTS 
 
None required.   
 
DIRECTION BY SCOTTISH MINISTERS 
 
None applicable to this proposal. 
 
CONCLUSION AND REASONS FOR DECISION 
 
To conclude, the application must be determined in accordance with the 
adopted Development Plan unless material considerations indicate otherwise.  
In this respect, the proposal is considered to be contrary to the Development 
Plan.  Account has been taken of the relevant material considerations and 
none has been found that would justify overriding the adopted Development 
Plan. Accordingly, the proposal is refused on the grounds identified below: 
 
 
Reasons  
 
1 The proposal, by combination of its prominent location, widespread use 

of white upvc cladding and inter-visibility with the principal elevation of 
the adjacent category C-listed Farmhouse and Steading, has an 
adverse impact on visual amenity and results in an adverse impact on 
the setting of the listed building which also erodes local distinctiveness. 

 
Approval would therefore be contrary to Policies 1A, 1B(b)(c)and(g), 
27A and 39 of Perth and Kinross Local Development Plan 2 2019, 
which seek to safeguard the setting of listed buildings from 
inappropriate development and ensure that development contributes 
positively to the quality of the surrounding built and natural environment 
by respecting important townscape landmarks and the character and 
amenity of the place. 

 
 
Justification 
 
The proposal is not in accordance with the Development Plan and there are 
no material reasons which justify departing from the Development Plan. 
 
 
Informative Notes 
 
None required for Refusal; however, a High Risk Coal Mining informative note 
should be included in any subsequent approval. 
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Procedural Notes 
 
The case is to be passed to the Development Management Enforcement 
Officer for further action, given the retrospective nature of the application. 
 
 
PLANS AND DOCUMENTS RELATING TO THIS DECISION 
 
01 
 
02 
 
03 
 
04 
 
05 
 
06 
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4(i)(c) 
LRB-2021-16 

 
 
 
 

  

 LRB-2021-16 
Planning Application – 21/00099/FLL – Alterations and 
extension to dwellinghouse and erection of a garden 
building (in retrospect), 1 Blairfordel Steading, Kelty 
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Development Management - Generic Email Account

From: The Coal Authority-Planning <TheCoalAuthority-Planning@coal.gov.uk>
Sent: 24 February 2021 08:34
To: Development Management - Generic Email Account
Subject: FW: [External] Planning Application Consultation for Application No 21/00099/FLL
Attachments: ufm31.rtf; Householder application.pdf

Thank you for your consultation. 
 
As this is a householder application there was no requirement to consult the Coal Authority as this falls within a type 
of development included on our published ‘Exemptions List’.  Please refer to "Part A - Type of application" of our 
exemptions list https://www.gov.uk/guidance/planning-applications-coal-mining-risk-assessments 
 
We do however request that you attach our Informative Note to the Decision Notice, if permission is granted. This 
Informative Note is the deemed consultation response. The current Informative Note was issued to all LPAs, with 
the Coal Authority Guidance, on 18/12/2020.  It is assumed that this Informative Note will be stored somewhere 
within your system. 
 
Thank you 
 
Kind regards 
Michelle 
 
Michelle Hill 
Administration Officer – Planning and Development Administration Officer T : 01623 637 119 E : 
planningconsultation@coal.gov.uk W : gov.uk/coalauthority 
 
-----Original Message----- 
From: DevelopmentManagement@pkc.gov.uk <DevelopmentManagement@pkc.gov.uk> 
Sent: 18 February 2021 13:16 
To: The Coal Authority-Planning <TheCoalAuthority-Planning@coal.gov.uk> 
Subject: [External] Planning Application Consultation for Application No 21/00099/FLL 
 
WARNING: This email originated outside of the Coal Authority. DO NOT CLICK any links or open any file attachments 
unless you recognise the sender and know the content is safe. Check the spelling of any email addresses carefully for 
anything unusual.  If you are unsure please contact the ICT Service Desk for guidance. 
 
Please see attached. 
 
The information in this email is solely for the intended recipients. 
 
If you are not an intended recipient, you must not disclose, copy, or distribute its contents or use them in any way: 
please advise the sender immediately and delete this email. 
 
Perth & Kinross Council does not warrant that this email or any attachments are virus-free and does not accept any 
liability for any loss or damage resulting from any virus infection. Perth & Kinross Council may monitor or examine 
any emails received by its email system. 
 
The information contained in this email may not be the views of Perth & Kinross Council. It is possible for email to be 
falsified and the sender cannot be held responsible for the integrity of the information contained in it. 
 
General enquiries to Perth & Kinross Council should be made to enquiries@pkc.gov.uk or 01738 475000. 
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______________________________________________________________________ 
This email has been scanned by the Symantec Email Security.cloud service. 
For more information please visit http://www.symanteccloud.com 
______________________________________________________________________ 
Making a better future for people and the environment in mining areas. Like us on <a href=" 
https://www.facebook.com/thecoalauthority" title="Like us on Facebook">Facebook</a> or follow us on <a 
href="https://twitter.com/CoalAuthority" title="Follow us on Twitter">Twitter</a> and <a 
href="https://www.linkedin.com/company/the-coal- 
authority?trk=company_name" title="Join us on LinkedIn">LinkedIn</a>. 
<P> 
 
______________________________________________________________________ 
This email has been scanned by the Symantec Email Security.cloud service. 
For more information please visit http://www.symanteccloud.com 
______________________________________________________________________ 
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Comments to the Development Quality Manager on a Planning Application 

Planning 
Application ref. 

21/00099/FLL Comments 
provided by 

Dean Salman 
Development Engineer 

Service/Section Transport Planning Contact 
Details 

 

Description of 
Proposal 

Alterations and extension to dwellinghouse and erection of a garden building 
(in retrospect) 

Address  of site 1 Blairfordel Steading, Kelty, KY4 0HP 

Comments on the 
proposal 
 
 
 

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

Recommended 
planning 
condition(s) 
 
 

 

Recommended 
informative(s) for 
applicant 
 
 

 

Date comments 
returned 

 09 March 2021 
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Comments to the Development Quality Manager on a Planning Application 

Planning  
Application ref. 

21/00099/FLL 
Comments 
provided by 

Diane Barbary 

Service/Section Conservation 
Contact 
Details 

 

Description of 
Proposal 

 
Alterations and extension to dwellinghouse and erection of a garden building 
(in retrospect)  
 

Address of site 
 
1 Blairfordel Steading, Kelty 
 

Comments on the 
proposal 
 
 
 
 

The development is adjacent to the category C listed former Blairfordel 
farmhouse and associated steading.  
 
Development in recent years has substantially altered the setting of the listed 
buildings. However, the garage extension to the south gable brings the 
development very close to the boundary with the listed farmhouse, 
encroaching further on the building’s setting, with a resulting adverse impact 
on views of its principal elevation.  
 
The recent steading development is of a traditional scale and form which 
echoes the historic steading. The extensive plastic cladding to the gable of 
the extension is not in accordance with this design approach, and is not an 
acceptable external finish in proximity to the listed buildings. An alternative 
finish to the gable should be less visually obtrusive and of an appropriate 
quality to protect the setting of both the farmhouse and the original steading 
as viewed from the south east. 
 
While the garden building is sited further away from the listed buildings and 
is partially screened from the road, again the design and cladding materials 
detract from the quality of the steading development and its relationship to 
the historic farm buildings.  
 

Recommended 
planning 
condition(s) 
 

 
 

Recommended 
informative(s) for 
applicant 

 
 

 

Date comments 
returned 

10/03/21 
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