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PERTH AND KINROSS LOCAL REVIEW BODY

Minute of meeting of the Perth and Kinross Local Review Body held in the Council
Chamber, 2 High Street, Perth on Tuesday 6 March 2018 at 10.30am.

Present: Councillors W Wilson (excluding Art ** (item v)), B Brawn, R McCall and L
Simpson (Art ** (item v) only).

In Attendance: D Harrison (Planning Adviser), C Elliott (Legal Adviser) and
D Williams (Committee Officer) (all Corporate and Democratic Services).

Also Attending: C Brien (the Environment Service); members of the public, including
agents and applicants.

Councillor W Wilson, Convener, Presiding.

. DECLARATIONS OF INTEREST

Councillor W Wilson declared a non-financial interest on Art** (item v)

. MINUTE

The minute of meeting of the Local Review Body of 6 February 2018 was
submitted and noted.

. APPLICATIONS FOR REVIEW

(i) TCP/11/16(506) - Planning Application – 17/01339/FLL – Erection
of a dwellinghouse on land 40 metres north of The Stables, Main
Street, Almondbank – Mr J Jenkins

Members considered a Notice of Review seeking a review of the
decision by the Appointed Officer to refuse the erection of a
dwellinghouse on land 40 metres north of The Stables, Main Street,
Almondbank.

The Planning Adviser displayed photographs of the site and described
the proposal, and thereafter summarised the Appointed Officer’s
Report of Handling and the grounds set out in the Notice of Review.

Decision:
Resolved by unanimous decision that:
(i) having regard to the material before the Local Review Body and

the comments from the Planning Adviser, sufficient information
was before the Local Review Body to determine the matter
without further procedure.

Thereafter, resolved by unanimous decision that:
(ii) the Review application for the erection of a dwellinghouse on

land 40 metres north of The Stables, Main Street, Almondbank,
be refused for the following reason:
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1. The proposal will intensify the use of an existing sub-
standard access and junction which has poor visibility
onto the public road and as such the proposed
development would result in pedestrian and traffic safety
issues contrary to Policy TA1B of the Perth and Kinross
Local Development Plan 2014, which seeks to ensure the
safety of all road users.

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

(ii) TCP/11/16(510) - Planning Application – 17/01738/FLL – Erection
of a dwellinghouse and garage with ancillary accommodation,
land 30 metres south east of Chance Inn Cottage, Kinross – Mr G
Jack

Members considered a Notice of Review seeking review/amendment of
condition 10 (no permitted development) of the conditions imposed by
the Appointed Officer for the erection of a dwellinghouse and garage.

The Planning Adviser displayed photographs of the site and described
the proposal, and thereafter summarised the Appointed Officer’s
Report of Handling and the grounds set out in the Notice of Review.

Decision:
Resolved by unanimous decision that:
(i) having regard to the material before the Local Review Body and

the comments from the Planning Adviser, sufficient information
was before the Local Review Body to determine the matter
without further procedure.

Thereafter, resolved by unanimous decision that:
(ii) the Review application seeking removal/amendment of condition

10 (no permitted development) of the conditions imposed by the
Appointed Officer for the erection of a dwellinghouse and garage
with ancillary accommodation, land 30 metres south east of
Chance Inn Cottage, Kinross, be refused and Condition 10
continue to read as follows:
1. ‘10. No development or extensions, whether or not

permitted by virtue of Schedule 1, Part 1, Class 1, 2, 3
and Part 2, Class 7 of the Town and Country Planning
(General Permitted Development)(Scotland) Order 1992
or any Order revoking and re-enacting that Order shall be
erected in the curtilage of the dwelling.

Reason – In the interests of visual and residential
amenity; to ensure a satisfactory standard of local
environmental quality; to reserve the rights of the
Planning Authority’.
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Justification
The proposed amendment is not in accordance with the
Development Plan and there are no material reasons which
justify departing from the Development Plan.

(iii) TCP/11/16(511) – Planning application - 17/01049/FLL – Erection of
a dwellinghouse, garage and stables and formation of vehicular
access (revised design), land 120 metres west of Chance Inn
Cottage, Kinross – Mr and Mrs G Jack

Members considered a Notice of Review seeking a review of the
decision by the Appointed Officer to refuse the erection of a
dwellinghouse, garage and stables and formation of vehicular access
(revised design), land 120 metres west of Chance Inn Cottage,
Kinross.

The Planning Adviser displayed photographs of the site and described
the proposal, and thereafter summarised the Appointed Officer’s
Report of Handling and the grounds set out in the Notice of Review.

Decision:
Resolved by unanimous decision that:
(i) having regard to the material before the Local Review Body and

the comments from the Planning Adviser, sufficient information
was before the Local Review Body to determine the matter
without further procedure.

Thereafter, resolved by unanimous decision that:
(ii) the Review application for the erection of a dwellinghouse,

garage and stables and formation of vehicular access (revised
design), land 120 metres west of Chance Inn Cottage, Kinross,
be refused for the following reasons:
1. The proposal is contrary to Policy PM1A: Placemaking of

the Perth and Kinross Local Development Plan 2014, as
the scale, massing and location of the stable building is
considered to be unacceptable; it would not contribute
positively to the quality of the surrounding built
environment as it would create sporadic development in
the open countryside. Furthermore, it would not respect
the character and amenity of the building group at
Chance Inn.

2. 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 by creating sporadic
development northwards in the open countryside to the
detriment of the building group and sense of place.

3. The proposal is contrary to Policy ER6(a) of the Perth
and Kinross Local Development Plan 2014 as it erodes
the local distinctiveness, diversity and quality of Perth and
Kinross’s landscape character, visual, scenic qualities of
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the landscape and the quality of the landscape
experience due to the scale and mass of the proposed
stables in the open 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.

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

Members considered a Notice of Review seeking a review of the
decision by the Appointed Officer to refuse permission for the erection
of a dwellinghouse, agricultural building, fencing business store
including formation of yard and siting of portable buildings, formation of
vehicular accesses and associated works, land 300 metres south east
of Distillery Cottages, Milton of Edradour.

The Planning Adviser displayed photographs of the site and described
the proposal, and thereafter summarised the Appointed Officer’s
Report of Handling and the grounds set out in the Notice of Review.

Decision:
Resolved by unanimous decision that:
(ii) having regard to the material before the Local Review Body and

the comments from the Planning Adviser, sufficient information
was before the Local Review Body to determine the matter
without further procedure.

Thereafter, resolved by unanimous decision that:
(ii) the Review application for the erection of a dwellinghouse,

agricultural building, fencing business store including formation
of yard and siting of portable buildings, formation of vehicular
accesses and associated works, land 300 metres south east of
Distillery Cottages, Milton of Edradour, be refused for the
following reasons:
1. The proposal is contrary to Policy RD3 – Housing in the

Countryside, of the Perth and Kinross Local Development
Plan 2014, in addition to the Council’s Housing in the
Countryside Guide 2012, as it does not comply with any
of the categories of the policy guidance where a
dwellinghouse or dwellinghouses would be acceptable in
principle at this location.

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

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

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

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

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

HAVING DECLARED A NON-FINANCIAL INTEREST, COUNCILLOR W WILSON
WITHDREW FROM THE MEETING DURING CONSIDERATION OF ART. **.

Councillor B Brawn was unanimously appointed as Convener for the purposes
of hearing Art.** (item v).

Councillor B Brawn, Acting Convener, Presiding.

(v) TCP/11/16(514) – Planning application - 17/01699/FLL – Formation
of decking, Café Tabou, 4 St. John’s Place, Perth, PH1 5SZ –
Mr and Mrs Michalak

Members considered a Notice of Review seeking a review of the
decision by the Appointed Officer to refuse permission for the formation
of decking, Café Tabou, 4 St. John’s Place, Perth, PH1 5SZ.
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The Planning Adviser displayed photographs of the site and described
the proposal, and thereafter summarised the Appointed Officer’s
Report of Handling and the grounds set out in the Notice of Review.

Decision:
Resolved by unanimous decision that:
(iii) having regard to the material before the Local Review Body and

the comments from the Planning Adviser, sufficient information
was before the Local Review Body to determine the matter
without further procedure.

Thereafter, resolved by majority decision that:
(ii) the Review application for the formation of decking, Café Tabou,

4 St. John’s Place, Perth, PH1 5SZ, be refused for the following
reasons:
1. The proposal is contrary to Policy RC1 of the Perth and

Kinross Local Development Plan 2014 which seeks to
ensure the encouragement of Class 2 & 3 development
(e.g. restaurant use) in ground floor units which contribute
to the character of the retail area and provides an
attractive shop frontage treatment. The proposal does not
positively contribute to the character of the retail area by
virtue of its placement, design, material finish and
consequentially nor is the proposal an appropriate
addition to the restaurant’s frontage, resulting in non-
compliance with criterion (c).

2. The proposal is contrary to Policy HE3A of the Perth and
Kinross Local Development Plan 2014 which seeks to
ensure that development within a Conservation Area will
preserve or enhance its character or appearance with
appropriate design, materials, scale and siting of a new
development. The proposal is not in keeping with the
local character of the conservation area due to the use of
non-traditional materials and, unsympathetically, would
cover a section of granite paving, identified within the
Perth Central Conservation Area Appraisal as a high
quality material which contributes to the character of the
area.

3. The proposal is contrary to Policy PM1A of the Perth and
Kinross Local Development Plan 2014 which seeks to
ensure that development contributes positively to the
quality of the surrounding built and natural environment,
whilst respecting the character and amenity of the place.
The proposal, by virtue of its inappropriate placement,
material finish and scale would result in an adverse
impact on the visual amenity and character of the local
area. The proposal is not an appropriate addition to the
local context within the Perth Central Conservation Area
or settings of listed buildings.

4. The proposal is contrary to Policy PM1B(c) of the Perth
and Kinross Local Development Plan 2014 which seeks

6



to ensure that all proposals are of a design and density
which complements its surroundings in terms of
appearance, height, scale, massing, materials, finish and
colours. The proposal is of an appearance, non-traditional
material and finish which does not complement its
surroundings in a conservation area or the settings of
listed buildings, and is of scale and mass which cannot
be moved easily in the event of an emergency in order to
access and maintain the public road and underground
services.

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

Note: Councillor Brawn dissented from the majority decision. He
considered that the Appointed Officer’s decision should be
overturned and that permission for the formation of decking
should be granted. He reasoned that the formation of decking
would have enhanced the surrounding area and therefore
complied with the Perth and Kinross Local Development Plan
2014.

COUNCILLOR L SIMPSON LEFT THE MEETING AT THIS POINT

COUNCILLOR W WILSON RETURNED TO THE MEETING AT THIS POINT

Councillor W Wilson, Convener, Presiding.

(vi) TCP/11/16(515) – Planning application - 17/01488/FLL – Installation
of replacement windows, Woodend Cottage, Fairmount Road,
Perth, PH2 7AW – S Parkinson and R Letby

Members considered a Notice of Review seeking a review of the
decision by the Appointed Officer to refuse permission for the
installation of replacement windows, Woodend Cottage, Fairmount
Road, Perth, PH2 7AW.

The Planning Adviser displayed photographs of the site and described
the proposal, and thereafter summarised the Appointed Officer’s
Report of Handling and the grounds set out in the Notice of Review.

Decision:
Resolved by unanimous decision that:
(i) having regard to the material before the Local Review Body and

the comments from the Planning Adviser sufficient information
was before the Local Review Body to determine the matter
without further procedure;
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Thereafter, resolved by majority decision that:
(ii) the Review application for the Installation of replacement

windows, Woodend Cottage, Fairmount Road, Perth, PH2 7AW,
be refused for the following reasons:
1. The removal of the existing sash and case windows is not

justified as it has not been demonstrated that they are
beyond repair, beyond economic repair or that any
attempt has been made to retain the sash and case
windows. Approval would therefore be contrary to the
Perth and Kinross Placemaking Guide, Policies PM1A,
PM1B(c) and HE3 of the Perth & Kinross Local
Development Plan 2014, Historic Scotland’s “Managing
Change in the Historic Environment” 2010 and “Historic
Environment Policy Statement” 2016 and paragraph 115
of the Scottish Planning Policy 2014, all of which seek to
safeguard the historic built environment.

2. Notwithstanding the lack of justification for the removal of
the existing sash and case windows, the proposed
windows are of an inappropriate type as they do not
replicate the design, appearance, proportion, opening
method or astragal detail. Approval would have a
detrimental impact on the character and appearance of
the Conservation Area and would therefore be contrary to
the Perth and Kinross Placemaking Guide, Policies
PM1A, PM1B(c) and HE 3 of the Perth and Kinross Local
Development Plan 2014, Historic Scotland’s “Managing
Change in the Historic Environment” 2010 and “Historic
Environment Policy Statement” 2016 and paragraph 115
of the Scottish Planning Policy 2014, all of which seek to
safeguard the historic built environment.

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

Note: Councillor Brawn dissented from the majority decision. He
considered that the Appointed Officer’s decision should be overturned
and that permission for Installation of replacement windows, Woodend
Cottage, Fairmount Road, Perth, PH2 7AW should be granted. He
reasoned that the proposed replacement windows would not have a
detrimental effect upon the area, thereby meeting the criteria of the
Perth and Kinross Local Development Plan 2014 and other policy.
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(vii) TCP/11/16(516) - Planning Application – 17/01447/FLL –
Alterations and extension to dwellinghouse, Balnagowan,
Aberargie, Perth, PH2 9NE – Mrs A Kennedy

Members considered a Notice of Review seeking a review of the
decision by the Appointed Officer to refuse alterations and extension to
dwellinghouse, Balnagowan, Aberargie, Perth, PH2 9NE.

The Planning Adviser displayed photographs of the site and described
the proposal, and thereafter summarised the Appointed Officer’s
Report of Handling and the grounds set out in the Notice of Review.

Decision:
Resolved by unanimous decision that:
(i) having regard to the material before the Local Review Body and

the comments from the Planning Adviser, sufficient information
was before the Local Review Body to determine the matter
without further procedure.

Thereafter, resolved by unanimous decision that:
(ii) the Review application for alterations and extension to

dwellinghouse, Balnagowan, Aberargie, Perth, PH2 9NE, be
refused for the following reason:
1. The proposed development by virtue of its large scale

and forward projection is not in keeping with either the
character or appearance of the existing residential
property and will result in an incongruous development
being introduced into the local area. Accordingly, the
proposal is contrary to Policies RD1, PM1A and PM1B (c
and d) of the Perth and Kinross Local Development Plan
2014.

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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TCP/11/16(517) – 17/01429/FLL – Erection of 2
dwellinghouses on land 50 metres south of 1 Markethill,
Kettins

INDEX

(a) Papers submitted by the Applicant (Pages 13-44)

(b) Decision Notice (Pages 21-22)

Report of Handling (Pages 23-32)

Reference Documents (Pages 35, 37-40 and 44)

(c) Representations (Pages 49-62)

4(i)
TCP/11/16(517)
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TCP/11/16(517) – 17/01429/FLL – Erection of 2
dwellinghouses on land 50 metres south of 1 Markethill,
Kettins

PAPERS SUBMITTED
BY THE

APPLICANT

4(i)(a)
TCP/11/16(517)
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Ref : 4211

Supporting Statement

Erection of 2No Dwellinghouses, Land 50m South of Markethill, Kettins, Perthshire.
Planning Ref : 17/01429/FLL.

The above application was refused for a number of different reasons. These were :

a. The report agreed that Markethill was considered a grouping of buildings, but
disagreed that the proposed site consisted of a definable site, as there were no
well established landscape features or topography to provide a suitable setting.
It was also considered was ribbon development. We feel that there is an
inconsistency of interpretation of planning policy by different Case Officers as
there are a number of other applications which we have had approved which we
considered similar. Examples of these are attached. As can be seen from these,
it is relatively common to use a post and wire fence as a boundary. Conditions
have been applied to these approvals, to state that a suitable landscaping
framework should be established with hedges and planting, which was
suggested in this case.

b. It was also considered that this site created a ribbon development. Again, we
have shown an example of where a similar site was granted approval for four
houses, along the side of an existing road. Again, there was no definable
boundary at the edge of this approved site, other than a post and wire fence.

c. When the Case Officer prepared his report, he stated that “there was no previous
site history”. This is not the case, as an application for two houses, was
previously granted (approval attached).
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Ref : 4211 Proposed Housing Site, Markethill, Kettins, Perthshire

Supporting Statement

Markethill is a small hamlet consisting of a number of old cottages, new dwellings and rural buildings
located to the south west side of the main Dundee road, around half a mile south of Coupar Angus.
The site itself is currently a small paddock at the southern end of Markethill. We have examined the
proposal against the recommendation contained in the Housing in the Countryside Policy and would
make the following comments :

a. Site Location. The site sits at the end of a group of buildings forming Markethill. It is contained on
the eastern side by the main Coupar Angus to Dundee road, on the northern side by a group of
existing houses and outhouses and on the west by storage sheds, currently used for storing hay
bales. Other sheds to the north in the applicants ownership contain agricultural machinery and on
the southern boundary it is separated from an adjacent field by post and wire fence. The site is
similar in nature to a recent application approved at Woodside Farm (Ref: 17/00007/FLL). In the
pre-application guidance we were given on that occasion, we were advised that additional planting
would be required to ensure the site had a proper landscape setting. In this application, we have
shown hedging along the southmost boundary, along with additional trees.

b. Landscaping. In order to give the site a proper landscape setting, native Scottish species trees
have been specified, the existing Rowan retained and beech hedging has been indicated on the
drawings. In particular, the trees specified have been with a view to providing feeding for local bird
life.

c. Access. The access to the two site is taken from the main road with good visibility in both
directions. Markethill is located within a 40 mile per hour speed limit.

d. Contamination. The applicant has owned this property for a number of years. In that time, he has
informed us that the site has only ever been used for grazing. The chance of contamination
existing on site is therefore, considered as negligible.

e. Adjacent Buildings. As stated, these are used for general farm storage. The applicant leases
other ground in the area with particular emphasis on rearing sheep. As can seen from the site
layout plan, this is relatively small operation with only 1.6 hectares of ground in his ownership.

f. Drainage. It is intended to install a bio-disc treatment plant and take the outfall from this to a closed
soakaway within the site. There will therefore, be no discharge to a water course.

g. Style of house. As can be seen from the drawings, the houses proposed are rural in appearance.
The finishes of a slate roof and roughcast, is intended to enable these to blend with the adjacent
properties.

Planning Policy:

1. Building groups - The existing building group is in excess of the three or more buildings of a size
at least equivalent to a traditional cottage. The proposal does not detract from the residential and
visual amenity of the group and in fact, would screen the remaining buildings from the road. The
site is not considered as ribbon development, as the field pattern forms a logical “stop end” to the
existing hamlet.

2. The Plots proposed are comparable in size to the neighbouring residential properties and have a
similar size of road frontage.

3. The size and design of the houses proposed are sympathetic to the existing housing.
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TCP/11/16(517) – 17/01429/FLL – Erection of 2
dwellinghouses on land 50 metres south of 1 Markethill,
Kettins

PLANNING DECISION NOTICE (included in
applicant’s submission, see pages 21-22)

REPORT OF HANDLING (included in applicant’s
submission, see pages 23-32)

REFERENCE DOCUMENTS (included in applicant’s
submission, see pages 35, 37-40 and 44)

4(i)(b)
TCP/11/16(517)
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TCP/11/16(517) – 17/01429/FLL – Erection of 2
dwellinghouses on land 50 metres south of 1 Markethill,
Kettins

REPRESENTATIONS

4(i)(c)
TCP/11/16(517)
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25/09/2017

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

Dear Local Planner

PH13 Kettins Markethill Land 50 Metres South Of 1
PLANNING APPLICATION NUMBER:  17/01429/FLL
OUR REFERENCE:  750931
PROPOSAL:  Erection of 2no. dwellinghouses

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 Lintrathen 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.

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 

750931_Local Planner_P2 DOM Capacity Available_Applicant_12-09-53.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 

750931_Local Planner_P2 DOM Capacity Available_Applicant_12-09-53.doc
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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-
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 

750931_Local Planner_P2 DOM Capacity Available_Applicant_12-09-53.doc
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that dispose of food waste to the public sewer. Further information can be found at 
www.resourceefficientscotland.com

If the applicant requires any further assistance or information, please contact our 
Development Operations Central Support Team on 0800 389 0379 or at 
planningconsultations@scottishwater.co.uk.

 
Yours sincerely

Angela Allison
Angela.Allison@scottishwater.co.uk

750931_Local Planner_P2 DOM Capacity Available_Applicant_12-09-53.doc
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Comments to the Development Quality Manager on a Planning Application 

Planning 
Application ref. 

17/01429/FLL Comments 
provided 
by 

Euan McLaughlin 
 

Service/Section Strategy & Policy 
 
 

Contact 
Details 

Development Negotiations 
Officer: 
Euan McLaughlin 

 
 

  

Description of 
Proposal 

Erection of 2no. dwellinghouses 
 
 

Address  of site Land 50 Metres South Of 1 Markethill, Kettins 
 

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 Kettins Primary School.  
 
Education & Children’s Services have no capacity concerns in this catchment 
area at this time. 
 

Recommended 
planning 
condition(s) 
 
 

Summary of Requirements 
 
Education: £0 
 
Total: £0 
 

Recommended 
informative(s) for 
applicant 
 

 

Date comments 
returned 

29 September 2017 
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Comments to the Development Quality Manager on a Planning Application 

Planning 
Application ref. 

17/01429/FLL Comments 
provided by 

Niall Moran 

Service/Section Transport Planning 
 
 

Contact 
Details 

 

Description of 
Proposal 

Erection of 2no. dwellinghouses 

Address  of site Land 50 Metres South Of 1 Markethill 
Kettins 
 

Comments on the 
proposal 

Insofar as the Roads matters are concerned I do not object to the proposed 
development provided the conditions indicated below are applied. 

Recommended 
planning 
condition(s) 
 
 

AR01 Prior to the development hereby approved being completed or 
brought into use, the vehicular accesses shall be formed in accordance with 
Perth & Kinross Council's Road Development Guide Type A access detail.   
 
RAR04 Reason - In the interests of road safety; to ensure an acceptable 
standard of construction within the public road boundary. 
 
AR04 Prior to the development hereby approved being completed or 
brought into use, the turning facilities shown on the approved drawings shall 
be implemented and thereafter maintained. 
 
RAR02 Reason - In the interests of road safety; to ensure the provision of 
acceptable manoeuvring space within the curtilage of the site to enable a 
vehicle to enter and leave the site in forward gear. 
 
AR05 Prior to the development hereby approved being completed or 
brought into use, the car parking facilities shown on the approved drawings 
shall be implemented and thereafter maintained. 
 
RAR01 Reason - In the interests of road safety; to ensure the provision of 
adequate off-street car parking facilities. 

Recommended 
informative(s) for 
applicant 
 
 
 

The applicant should be advised that in terms of Section 56 of the Roads 
(Scotland) Act 1984 he must obtain from the Council as Roads Authority 
consent to open an existing road or footway prior to the commencement of 
works. Advice on the disposal of surface water must be sought at the initial 
stages of design from Scottish Water and the Scottish Environmental 
Protection Agency. 
 

Date comments 
returned 

5 October 2017 
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M e m o r      

 

 
To   Development Quality Manager 
    
 
Your ref 17/01429/FLL 
 
Date  10 October 2017 
 

 

The Environment Service 

a n d u m 
 

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

 

Consultation on an Application for Planning Permission 

RE Erection of 2no. dwellinghouses Land 50 Metres South Of 1 Markethill Kettins 

for Mr Keith Webster 

 
 
I refer to your letter dated 19 September 2017 in connection with the above application and 
have the following comments to make. 

 
Recommendation 

I have no objection in principle to the application but recommend the under noted 

condition be included on any given consent. 
 
 
Comments 
This application contains provision for a wood burning stove and associated flue. Perth and 
Kinross Council have a duty to assess biomass boilers of capacity of greater than 50kW 
based on their effect on air quality in the area, however this will not be necessary with a 
domestic sized stove. 
 
Another matter pertaining to the stove which could cause issue is the potential for smoke or 
odour nuisance. This can be minimised by the applicant using fuel recommended by the 
manufacturer, therefore I recommend this be included as a condition, which I have attached 
below 
 
Condition 

EH50 The stove shall only operate on fuel prescribed and stored in accordance with the 
manufacturer’s instructions. The stove and flue and any constituent parts shall be 
maintained and serviced in accordance with the manufacturer's instructions.  No 
changes to the biomass specifications shall take place without the prior written 
agreement of the Council as Planning Authority. 
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Pullar House 35 Kinnoull Street Perth PH1 5GD  Tel: 01738 475300  Fax: 01738 475310  Email: onlineapps@pkc.gov.uk 

Applications cannot be validated until all the necessary documentation has been submitted and the required fee has been paid.

Thank you for completing this application form:

ONLINE REFERENCE 100083614-001

The online reference is the unique reference for your online form only. The  Planning Authority will allocate an Application Number when 
your form is validated. Please quote this reference if you need to contact the planning Authority about this application.

Applicant or Agent Details
Are you an applicant or an agent? * (An agent is an architect, consultant or someone else acting
on behalf of the applicant in connection with this application)  Applicant  Agent

Agent Details
Please enter Agent details

Company/Organisation:

Ref. Number: You must enter a Building Name or Number, or both: *

First Name: * Building Name:

Last Name: *  Building Number:

Address 1
Telephone Number: * (Street): *

Extension Number: Address 2:

Mobile Number: Town/City: *

Fax Number: Country: *

Postcode: *

Email Address: *

Is the applicant an individual or an organisation/corporate entity? *

  Individual    Organisation/Corporate entity

MBM Planning & Development

Mark

Myles

Glenearn Road

Algo Business Centre

01738 450506

PH2 0NJ

Scotland

Perth

mm@mbmplanning.co.uk
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Applicant Details
Please enter Applicant details

Title: You must enter a Building Name or Number, or both: *

Other Title: Building Name:

First Name: * Building Number:

Address 1
Last Name: * (Street): *

Company/Organisation Address 2:

Telephone Number: * Town/City: *

Extension Number: Country: *

Mobile Number: Postcode: *

Fax Number:

Email Address: *

Site Address Details
Planning Authority: 

Full postal address of the site (including postcode where available):

Address 1:  

Address 2:

Address 3:

Address 4:

Address 5:

Town/City/Settlement:

Post Code:

Please identify/describe the location of the site or sites

Northing Easting

Other

Perth and Kinross Council

Glenearn Road

Algo Business Centre

PH2 0NJ

Scotland

753539

Perth

292341

Pitnacree Estate
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Description of Proposal
Please provide a description of your proposal to which your review relates. The description should be the same as given in the 
application form, or as amended with the agreement of the planning authority: *
(Max 500 characters)

Type of Application
What type of application did you submit to the planning authority? *

  Application for planning permission (including householder application but excluding application to work minerals).

  Application for planning permission in principle.

  Further application.

  Application for approval of matters specified in conditions.

What does your review relate to? *

  Refusal Notice.

 Grant of permission with Conditions imposed.

  No decision reached within the prescribed period (two months after validation date or any agreed extension) – deemed refusal.

Statement of reasons for seeking review
You must state in full, why you are a seeking a review of the planning authority’s decision (or failure to make a decision). Your statement 
must set out all matters you consider require  to be taken into account in determining your review. If necessary this can be provided as a 
separate document in the ‘Supporting Documents’ section: *  (Max 500 characters)

Note: you are unlikely to have a further opportunity to add to your statement of appeal at a later date, so it is essential that you produce 
all of the information you want the decision-maker to take into account.

You should not however raise any new matter which was not before the planning authority at the time it decided your application (or at 
the time expiry of the period of determination), unless you can demonstrate that the new matter could not have been raised before that 
time or that it not being raised before that time is a consequence of exceptional circumstances.

Have you raised any matters which were not before the appointed officer  at the time the  Yes   No
Determination on your application was made? *

If yes, you should explain in the box below, why you are raising the new matter, why it was not raised with the appointed officer before 
your application was determined and why you consider it should be considered in your review: * (Max 500 characters)

Erection of 2 dwellinghouses on land 70 metres west of Garden Cottage, Pitnacree

Please refer to grounds of appeal as set out in the attached supporting statement
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Please provide a list of all supporting documents, materials and evidence which you wish to submit with your notice of review and intend 
to rely on in support of your review. You can attach these documents electronically later in the process: * (Max 500 characters)

Application Details
Please provide details of the application and decision.

What is the application reference number? *

What date was the application submitted to the planning authority? *

What date was the decision issued by the planning authority? *

Review Procedure
The Local Review Body will decide on the procedure to be used to determine your review and may at any time during the review 
process require that further information or representations be made to enable them to determine the review. Further information may be 
required by one or a combination of procedures, such as: written submissions; the holding of one or more hearing sessions and/or 
inspecting the land which is the subject of the review case.

Can this review continue to a conclusion, in your opinion, based on a review of the relevant information provided by yourself and other 
parties only,  without any further procedures? For example, written submission, hearing session, site inspection. *
 Yes   No

Please indicate what procedure (or combination of procedures) you think is most appropriate for the handling of your review. You may 
select more than one option if you wish the review to be a combination of procedures.

Please select a further procedure *

Please explain in detail in your own words why this further procedure is required and the matters set out in your statement of appeal it 
will deal with?  (Max 500 characters) 

In the event that the Local Review Body appointed to consider your application decides to inspect the site, in your opinion:

Can the site be clearly seen from a road or public land? *  Yes   No

Is it possible for the site to be accessed safely and without barriers to entry? *  Yes    No

MBM1 - Application forms, location plan and proposed elevations, MBM2 - Decision notice, MBM3 - Planning & Design 
Statement, MBM4 - Report of Handling, MBM5 - Tree Survey Log and Plan, MBM6 - Proposed site plan and site sections, MBM7 
- Ecological Appraisal and Grounds of Appeal Statement in support of Notice of Review.

17/01725/FLL

21/11/2017

By means of inspection of the land to which the review relates

04/10/2017

To assess the manner in which the site meets with the building groups and infill sites categories of the council's housing in the 
countryside policy.
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Checklist – Application for Notice of Review
Please complete the following checklist to make sure  you have provided all the necessary information in support of your appeal. Failure 
to submit all this  information may result in your appeal  being deemed invalid. 

Have you provided the name and address of the applicant?.  *  Yes   No

Have you provided the date and reference number of the application which is the subject of this  Yes   No
review? *

If you are the agent, acting on behalf of the applicant, have you provided details of your name   Yes   No   N/A
and address and indicated whether any notice or correspondence required in connection with the 
review should be sent to you or the applicant? *
Have you provided a statement setting out your reasons for requiring a review and by what  Yes   No
procedure (or combination of procedures) you wish the review to be conducted? *

Note: You must state, in full, why you are seeking a review on your application. Your statement must set out all matters you consider 
require to be taken into account in determining your review. You may not have a further opportunity to add to your statement of review 
at a later date. It is therefore essential that you submit with your notice of review, all necessary information and evidence that you rely 
on and wish the Local Review Body to consider as part of your review.
Please attach a copy of all documents, material and evidence which you intend to rely on  Yes   No
(e.g. plans and Drawings) which are now the subject of this review *

Note: Where the review relates to a further application e.g. renewal of planning permission or modification, variation or removal of a 
planning condition or where it relates to an application for approval of matters specified in conditions, it is advisable to provide the 
application reference number, approved plans and decision notice (if any) from the earlier consent.
 

Declare – Notice of Review
I/We the applicant/agent certify that this is an application for review on the grounds stated.

Declaration Name: Mr Mark Myles

Declaration Date: 09/02/2018
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 1 

Grounds of Appeal Statement in Support of Notice of Review (17/01725/FLL) 

Erection of 2 dwellinghouses at Pitnacree 

 

1. Introduction 

 

1.1 This ground of appeal statement should be read in conjunction with the Notice of 

Review Appeal submitted on 9th February 2018 on behalf of Pitnacree Estate, for the 

erection of two houses on land 70 metres west of Garden Cottage, Pitnacree. The 

planning application and plans (17/01725/FLL) (copy attached - MBM1) was refused 

by PKC on 21st November 2017 (attached – MBM2). 

1.2 The proposal requires to be considered under the terms of the relevant development 

plan policies (PM1 – Placemaking, RD3 – Housing in the Countryside and NE2 

Forestry Woodland and Trees, of the Perth & Kinross Local Development Plan) but 

also the council’s Housing in the Countryside Supplementary Guidance that was 

approved by the council in November 2014 and Scottish Planning Policy (June 2014). 

1.3 A detailed supporting planning and design statement (produced by Sutherland & Co. 

Architects and Galbraith) was submitted as part of the original planning application 

(copy attached – MBM3). 

1.4 We contest the council’s single reason for refusal of the planning application and the 

assessment of the application as contained within the Report of Handling (copy 

attached - MBM4).  

1.5 The planning application was also supported by a Tree Survey and Plan (prepared by 

CKD Galbraith) (MBM5); Site Plan and Cross Sections to address potential flood risk 

(prepared by Sutherland & Co.) (MBM6); and an Ecological Appraisal (prepared by 

SLR Consulting Ltd) (MBM7), which are all submitted in support of this appeal. 
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2. Grounds of Appeal and Response to PKC Reason for Refusal 

 

2.1 As highlighted above, the planning application was refused by the council on 21st 

November 2017 for the following single reason;  

 

 ‘The proposal is contrary to Policy RD3 of the Perth and Kinross Local 

Development Plan 2014 and the Council's Housing in the Countryside Guide 2012 

as the proposal fails to satisfactorily comply with category (1) Building Groups as 

the site would not respect the character, layout and building pattern of the group 

and that a high standard of residential amenity cannot be achieved.  It is also 

considered that the proposal cannot satisfy any of the remaining categories (2) Infill 

Sites, (3) New Houses in the Open Countryside, (4) Renovation or Replacement of 

Houses, (5) Conversion or replacement of redundant non-domestic buildings or (6) 

Rural Brownfield Land.’ 

 

2.2 As can be seen from the photographs included in the Report of Handling (MBM4), the 

site clearly benefits from a suitable landscape framework and setting which is capable 

of absorbing the development. In fact, the Report of Handling confirms that ‘the site is 

well defined and largely enclosed by a mixture of planted and self-seeded cover.’  

2.3 This site is regarded as an identifiable infill site located within a recognised building 

group with long established and clearly defined boundaries i.e. it is not a newly 

created site and development would not have a detrimental impact on the 

surrounding landscape. The detailed plans submitted in support of the application 

show the houses to be contemporary in design and with high quality finishing 

materials paying regard to the wider setting and the Pitnacree locality.  

2.4 No issues were raised by the appointed officer in respect of the design of the 

proposed houses.  

2.5 We consider that the proposal would reflect the character and density of development 

as well as the spacing between buildings within Pitnacree. The proposed plot sizes 

and width of road frontage for both plots are comparable with others in the area. We 

do not believe that the development of this site would be detrimental to the amenity of 

the area or of any other property in anyway. No objections were received from any 

party. Indeed, if anything we consider the development of this site would complement 

the established building pattern and amenity of the area and enhance the viability of 

the wider Pitnacree area. 

2.6 The principle of development on the site requires to be considered against Policy 

RD3 Housing in the Countryside and the associated Housing in the Countryside 

Guide.  The council support proposals for the erection, or creation through conversion 
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of single houses and groups of houses in the countryside which fall into at least one 

of the following categories: 

a) Building Groups 

b) Infill Sites 

c) New Houses in open countryside 

d) Renovation or replacement of houses 

e) Conversion or replacement of redundant non-domestic buildings 

f) Development on rural brownfield land 

 

2.7 In this case there are 2 key policy tests for assessing the principle of erecting two 

houses on this site - not just the 1 policy test as stated in the Report of Handling and 

the reason for refusal.   

2.8 The Report of Handling only assess the proposal against Category a) building 

groups. However, due to the circumstances of this site it is considered that in addition 

to assessing the proposal under category a) building groups, an assessment against 

category b) Infill sites is also required and appropriate. 

2.9 Of the 6 categories contained within the policy, it is considered that the proposal 

satisfies the terms of Category a/1 – Building Groups which states ‘consent will be 

granted for houses within building groups provided they do not detract from both the 

residential and visual amenity of the group. Consent will also be granted for 

houses which extend the group into definable sites formed by existing 

topography and or well established landscape features which will provide a 

suitable setting. All proposals must respect the character, layout and building 

pattern of the group and demonstrate that a high standard of residential 

amenity can be achieved for the existing and proposed house(s). Note : an 

existing building group is defined as 3 or more buildings of a size at least equivalent 

to a traditional cottage, whether they are of a residential and/or business/agricultural 

nature. Small ancillary premises such as domestic garages and outbuildings will not 

be classed as buildings for the purposes of this policy.’ 

2.10 The application seeks detailed consent for two houses to be erected as part of the 

existing group of buildings at Pitnacree. In visual terms the proposed houses would 

be read as part of the wider grouping at Pitnacree where there are already more than 

3 buildings as is required by the building group criteria of the policy. The Report of 

Handling considers that there is a building group located to the east of this site but 

that this site does not form part of this grouping due to the burn that forms an edge to 

the building group. 

2.11 However, in terms of this key policy issue we would argue that the river, the road and 

the well-established landscape features also help to define and frame the character 

and layout of the building group and not just the burn that extends across the road to 

the north. Development is already located between the road and the river and also on 
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the north side of the road. This site is also framed by the well-established landscaping 

and trees and due to the route of the river and the direction and angle of the road to 

the west, this site would form the limit to any expansion within the building group in 

this particular direction. At the same time the proposal would not extend the building 

group beyond the gate lodge to Pitnacree House which already provides an existing 

defined western limit to the Pitnacree grouping. On the western approach to 

Pitnacree the settlement identification road sign is located slightly further to the west 

of the gate lodge which provide further evidence that the gate lodge and entrance to 

Pitnacree House mark the defined edge or boundary of the Pitnacree settlement in 

this direction.  

2.12 The tree survey report and plan (MBM5) show that there would be a requirement to 

remove only 2 trees and some self-seeded trees (marked x on the tree survey plan) 

from the centre of the site. All other mature trees located around the site boundaries 

would be retained. The two trees to be removed (Beech and Pedunculate Oak) are 

both already in very poor condition and not of high quality and opportunities for 

compensatory replacement planting are available on the site which can be 

conditioned as part of any approval.  

2.13 The design and layout of the development and the extensive ecological survey work 

have also taken account of the health and location of all trees to be retained and the 

layout has been modified from an earlier withdrawn planning application 

(17/00945/FLL) to provide suitable root protection areas for all retained trees. A 

construction method statement and tree protection measures would therefore be 

appropriate conditions as part of any approval. 

2.14 The proposed riverside and wooded setting would therefore provide a high level of 

residential amenity and quality setting for the proposed houses in accordance with the 

building groups category of the policy. No objections had been received from any 

consultee or from the Biodiversity Officer to either the proposed tree survey or the 

ecological survey and approval of the two houses could be subject to conditions to 

protect the existing mature trees on the site thereby addressing and preventing any 

perceived ‘inevitable’ clearance of trees by future occupants (as claimed by the 

appointed officer in the Report of Handling) which would then be unlawful.  

2.15 Within the Report of Handling the appointed officer has also not given any 

consideration to whether the proposed site is a clearly definable infill site in 

accordance with Category b of policy RD3, whilst reflecting and respecting the 

existing pattern and spacing of development along this stretch of the road. Section 2 

of the Supplementary Guidance provides more details and states that for infill sites 

‘the development of up to 2 new houses in gaps between established houses 

or a house and another substantial building at least equivalent in size to a 

traditional cottage may be acceptable.’ where criteria are met. 
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2.16 As noted in the planning and design statement historical Ordnance Survey maps of 

Pitnacree have shown that a cottage and outbuildings previously occupied the north 

east corner of the appeal site. The cottage was demolished in the 1980’s as the 

structure had deteriorated to the point where it posed a heath and safety risk. 

However, its presence, combined with that of the gate lodge to the north west, and 

the settlement road sign on the western approach to Pitnacree, show that the historic 

extent of the building group has always incorporated the proposed site. 

2.17 The proposals therefore also involve infilling of a gap situated between existing long-

established properties already located immediately to the east which are at least 

equivalent in size to a traditional cottage and also the gatehouse/lodge located to the 

north west. The proportion of each plot occupied by the two new houses will also be 

similar to that exhibited by the existing houses and there are no uses in the vicinity 

which would prevent the achievement of an adequate standard of amenity for the 

proposed houses and the amenity of the existing houses would be maintained. The 

size and proportions of the infill houses are also in sympathy with the existing houses. 

It is also significant that the full extent of the gap will be included in the 2-house 

development and as such the proposal is therefore also considered to be consistent 

with the criteria set out in Category 2 of the council’s Supplementary Guidance on 

infill sites. 

2.18  The development of two houses will blend in sympathetically with the land form by 

utilising the existing trees and slopes to provide a backdrop. This is an identifiable site 

with long established boundaries. It is not a newly created site and it will not have a 

detrimental impact on the surrounding landscape.  

2.19 Overall the site has an excellent landscape framework and well-defined boundaries 

on all sides, and there would be no impact to the amenity of the existing properties as 

the access to the proposed houses would be taken direct from the public road. The 

required standard of access and visibility splays can be provided within the site as 

shown on the proposed site plan.  

2.20 The proposal would therefore provide a small scale high quality rural housing 

opportunity as part of an existing cluster and group of buildings where no other 

development opportunities have been identified in recent years. 

2.21 Support for this type of housing in the countryside proposal is also fully endorsed 

within Scottish Planning Policy which advocates that ‘the planning system should 

encourage rural development that supports prosperous and sustainable communities 

and businesses whilst protecting and enhancing environmental quality.’ (para 75). 

2.22 Under the subject heading of Promoting Rural Development, Scottish Planning Policy 

paragraphs 81 advocates that ‘plans and decision making should generally set out 

the circumstances in which new housing outwith settlements may be appropriate, 

avoiding the use of occupancy conditions.’ 
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2.23 Paragraph 83 also highlights that plans and decision making should include provision 

for small scale housing and other development which supports sustainable economic 

growth in a range of locations, taking account of environmental protection policies and 

addressing issues of location, access, siting, design and environmental impact. 

Where appropriate allowance should also be made for construction of single houses 

outwith settlements provided they are well sited and designed to fit with local 

landscape character and there should be no need to impose occupancy restrictions 

on housing. 

 

3 Conclusions 

 

 

3.1 This Notice of Review Appeal seeks consent to erect two houses on an infill site 

which also forms part of the existing building group at Pitnacree.  

3.2 The development of two houses on this site would not prejudice the objectives of the 

Housing in the Countryside Policy and would not create a precedent for further adhoc 

development in the countryside.   

3.3 There are sufficient and justifiable reasons for allowing the proposed houses as they 

are consistent with the key policy consideration (policy RD3 a) building groups and b) 

infill site, in the adopted local development plan) as well as the building groups (1) 

and infill sites (2) categories of the council’s Housing in the Countryside 

Supplementary Guidance.  

3.4 The site benefits from a strong and robust landscape framework, the development 

will not impact on the amenity of other properties and suitable access to the public 

road can be provided. The houses will have a hugely positive impact on the 

community and the proposed design for the houses is considered to meet the highest 

standards as required by Policy PM1 of the adopted local development plan and also 

complies fully with the advice contained within Scottish Planning Policy. 

3.5 There are no other technical difficulties or infrastructure issues raised by this proposal 

and no objections were received from any individual or organisation. 

3.6 We would therefore respectfully request that this Notice of Review can be approved 

under the terms of Category a/1 (building groups) and also Category b/2 (infill sites) 

of the council’s Housing in the Countryside Policy as well as being in conformity with 

Scottish Planning Policy subject to any conditions that may be considered necessary 

by the Local Review Body. 
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PERTH AND KINROSS COUNCIL 
 

 
Pitnacree Estate 
c/o Galbraith 
Lauren Springfield 
Stirling Agricultural Centre 
Suite C 
Stirling Agricultural Centre 
Stirling 
UK 
FK9 4RN 
 

Pullar House 
35 Kinnoull Street 
PERTH   
PH1  5GD 
 

 Date 21st November 2017 
 

 

TOWN AND COUNTRY PLANNING (SCOTLAND) ACT  
 

Application Number: 17/01725/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 4th 
October 2017 for permission for Erection of 2no. dwellinghouses Land 70 Metres 
West Of Garden Cottage Pitnacree     for the reasons undernoted.   
 
 
 

Interim Development Quality Manager 
 

Reasons for Refusal 
 
1.   The proposal is contrary to Policy RD3 of the Perth and Kinross Local 

Development Plan 2014 and the Council's Housing in the Countryside Guide 
2012 as the proposal fails to satisfactorily comply with category (1) Building 
Groups as the site would not respect the character, layout and building pattern of 
the group and that a high standard of residential amenity cannot be achieved.  It 
is also considered that the proposal cannot satisfy any of the remaining 
categories (2) Infill Sites, (3) New Houses in the Open Countryside, (4) 
Renovation or Replacement of Houses, (5) Conversion or replacement of 
redundant non-domestic buildings or (6) Rural Brownfield Land. 
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Justification 
 

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

 
 
 
The plans relating to this decision are listed below and are displayed on Perth and 
Kinross Council’s website at www.pkc.gov.uk “Online Planning Applications” page 
 
 
Plan Reference 
 
17/01725/1 
 
17/01725/2 
 
17/01725/3 
 
17/01725/4 
 
17/01725/5 
 
17/01725/6 
 
17/01725/7 
 
17/01725/8 
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REPORT OF HANDLING 
 

DELEGATED REPORT 
 
 
Ref No 17/01725/FLL 

Ward No P4- Highland 

Due Determination Date 03.12.2017 

Case Officer Joanne Ferguson 

Report Issued by  Date 

Countersigned by  Date 

 

PROPOSAL:

 

 

Erection of 2no. dwellinghouses 

    

LOCATION:  Land 70 Metres West Of Garden Cottage Pitnacree    

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:  27 October 2017 
 
SITE  PHOTOGRAPHS 
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BACKGROUND AND DESCRIPTION OF PROPOSAL 
 
The site is located to the west of Pitnacree. Measuring approximately 1.2 
acres and roughly triangular in shape, it is bordered to the north by the public 
road, to the south by the River Tay and to the east by a small burn. 
 
The site is well defined and largely enclosed by a mixture of planted and self-
seeded tree cover. Non-native tree species are present, including a formally 
planted row of mature cedars to the road edge. The site lies at a lower level to 
the adjacent road. 
 
The proposal is to erect two dwellings centrally within the site at least 12m 
from the river bank. The houses are offset in plan and are contemporary in the 
design and finish. 
 
SITE HISTORY 
 
17/00945/FLL Erection of 2no dwellinghouses 3 August 2017 Application 
Withdrawn 
 
PRE-APPLICATION CONSULTATION 
 
Pre application Reference: Various discussions, concerns raised regrading 
principle of development. 
 
NATIONAL POLICY AND GUIDANCE 
 
The Scottish Government expresses its planning policies through The 
National Planning Framework, the Scottish Planning Policy (SPP), Planning 
Advice Notes (PAN), Creating Places, Designing Streets, National Roads 
Development Guide and a series of Circulars.   
 
DEVELOPMENT PLAN 
 

The Development Plan for the area comprises the TAYplan Strategic 
Development Plan 2016-2036 and the Perth and Kinross Local Development 
Plan 2014. 
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TAYplan Strategic Development Plan 2016 – 2036 - Approved October 
2017 
 
Whilst there are no specific policies or strategies directly relevant to this 
proposal the overall vision of the TAYplan should be noted.   The vision states 
“By 2036 the TAYplan area will be sustainable, more attractive, competitive 
and vibrant without creating an unacceptable burden on our planet. The 
quality of life will make it a place of first choice where more people choose to 
live, work, study and visit, and where businesses choose to invest and create 
jobs.” 
 
Perth and Kinross Local Development Plan 2014 – Adopted February 
2014 
 
The Local Development Plan is the most recent statement of Council policy 
and is augmented by Supplementary Guidance. 
 
The principal policies are, in summary: 
 
Policy PM1A - Placemaking   
Development must contribute positively to the quality of the surrounding built 
and natural environment, respecting the character and amenity of the place.  
All development should be planned and designed with reference to climate 
change mitigation and adaption. 
 
Policy PM1B - Placemaking   
All proposals should meet all eight of the placemaking criteria. 
 
Policy PM3 -  Infrastructure Contributions 
Where new developments (either alone or cumulatively) exacerbate a current 
or generate a need for additional infrastructure provision or community 
facilities, planning permission will only be granted where contributions which 
are reasonably related to the scale and nature of the proposed development 
are secured. 
 
Policy 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 NE3 - Biodiversity   
All wildlife and wildlife habitats, whether formally designated or not should be 
protected and enhanced in accordance with the criteria set out. Planning 
permission will not be granted for development likely to have an adverse 
effect on protected species. 
 
Policy 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 
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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. 
 
 
 
OTHER POLICIES 
 
Supplementary Developer Contributions Guidance  
Housing in the Countryside Guide 2012 
 
CONSULTATION  RESPONSES 
 

Scottish Water   No objection  

 
Transport Planning   No objection, conditions required  
 
Local Flood Prevention Authority No objection  
 
Contributions Officer  No contribution required 
 
Environmental Health  No objection, condition required  
 
REPRESENTATIONS 
 
No letters of representation received 
 
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  

 
APPRAISAL 
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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. 
 
 
 
Policy Appraisal 
 
The proposal is considered under Policy PM1 Placemaking and RD3 Housing 
in the Countryside.  Other policy considerations include PM3 Infrastructure 
Contributions, NE1 Environment and Conservation, NE2 Forestry, Woodland 
and Trees, NE3 Biodiversity and EP15 Development within the River Tay 
Catchment Area which are covered in other sections of the report.   
 
The principle of development on the site is considered against Policy RD3 
Housing in the Countryside and the associated Housing in the Countryside 
Guide 2012.  The council will support proposals for the erection, or creation 
through conversion of single houses and groups of houses in the countryside 
which fall into at least one of the following categories: 
 
a) Building Groups 
b) Infill Sites 
c) New Houses in open countryside 
d) Renovation or replacement of houses 
e) Conversion or replacement of redundant non-domestic buildings 
f) Development on rural brownfield land 
 
The proposal is considered under category a/1 of the policy/guide as it does 
not fall within any other category.  
 
Category a/1 Building Groups states that consent will be granted for houses 
within building groups provided they do not detract from both the residential 
and visual amenity of the group.  Consent will also be granted for houses 
which extend the group into definable sites formed by existing topography and 
or well established landscape features which provide suitable setting. All 
proposals must respect the character, layout and building pattern of the group 
and demonstrate that a high standard of residential amenity can be achieved 
for the proposed house.  
 
There is an existing building group to the east of the site which is defined and 
contained by the by the burn with the grouping extending north across the 
public road.  There is a gatehouse/lodge to the northwest of the application 
site across the public road which sits isolated from the building group.  
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I consider the existing building group to be strongly defined by the burn and 
the tree belt.  The development of the site would therefore not respect the 
character, layout and building pattern of the group which is tightly confined 
and grouped to the east of the burn.  
 
I also consider that as the site due to its tree cover and requirement for 
clearing of self-seeded trees on the site would not demonstrate that a high 
standard of residential amenity could be achieved. The proposal tries to retain 
the mature trees on site however the retention of these trees would not 
provide a high level of amenity for the proposed houses and inevitably may 
lead to the further clearance of trees by future occupants. 
 
Design and Layout 
 
The dwellings are contemporary on a staggered footprint and stepped floor 
plan working with the topography of the site.  The roofs are mono-pitch with 
varied north/south orientations. 
 
The external walls will comprise natural rubble stone. Roofs, fascias and 
cladding to upper wall surfaces will be of zinc. Window and door frames will 
be timber. 
 
I consider the contemporary design and material to be acceptable.  
 
Trees and Biodiversity 
 
The site is well defined and largely enclosed by a mixture of planted and self-
seeded tree cover. Non-native tree species are present, including a formally 
planted row of mature cedars to the road edge. The site lies at a lower level to 
the adjacent road. 
 
The tree survey and planning statement notes that two trees are to be 
removed.  A number of trees however appear to be noted with an x in 
submitted plans and I assume are self-seeded trees as the mature planting is 
noted and numbered in the report.  The site is also close to the River Tay 
which has been considered in the supporting information a Construction 
Method Statement would be conditioned if the proposal was considered 
acceptable.  
 
The Biodiversity Officer has considered the report submitted and has no 
objection but recommends a number of conditions should the proposal be 
considered. 
 
Whilst I note the intentions to retain the trees on the site I have concerns 
about the amount of clearance required and some of which has already been 
undertaken at the access point prior to submission I also have concerns 
regarding the level of amenity that can be achieved with the trees being 
retained (see next section). 
 
Residential Amenity 
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The dwellings have been sited and designed to take account of the 
topography and tree coverage in the site.  I have concerns that future 
residents may find the woodland setting of the site detrimental to the amenity 
of the dwelling in terms of overshadowing and loss of light.  I am also 
concerned about a lack of useable garden ground due to the trees and 
topography.  
 
The dwellings include wood burning stoves and the associated flues. The 
Council have a duty to assess biomass boilers of capacity of greater than 
50kW based on their effect on air quality in the area, however this will not be 
necessary with a domestic sized stove. 
Another matter pertaining to the stove which could cause issue is the potential 
for smoke or odour nuisance. This can be minimised by the applicant using 
fuel recommended by the manufacturer and use of a planning condition.  
 
Visual Amenity 
 
The site is located at a lower level to the public road and there is mature 
planting along the road side boundary.  It is considered that the development 
of the site would not have a significant detrimental impact on the wider visual 
amenity of the area.  
 
Roads and Access 
 
The site is accessed from the public road passing through Pitnacree, and on 
to Strathtay to the west.  Prior to progressing the application, a meeting was 
held with the council Transport Planning Officer who commented that a 
2.4x50m visibility splay and ‘type B’ road access would suffice for the 
purposes of a two house site at this location. 
 
Transport Planning have no objection and recommend standard conditions.  
 
Drainage and Flooding 
 
The Flood Team have confirmed that according to SEPA maps, part of the 
proposed development lies within the envelope for low – medium fluvial 
flooding. SuDs are included in the site plan to compensate for increased 
runoff from both developments. Their records show that the C447 at Pitnacree 
flooded in 2002 due to blocked culverts, however the land for the proposed 
development drains away from the road.  They confirm that they have no 
objection to the proposal.  
 
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 
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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 Grandtully Primary School.  
 
Education & Children’s Services have no capacity concerns in this catchment 
area at this time. 
 
 
 
 
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 considered not to comply with the approved 
TAYplan 2016 and the adopted Local Development Plan 2014.  I have taken 
account of material considerations and find none that would justify overriding 
the adopted Development Plan. On that basis the application is recommended 
for refusal. 
 
APPLICATION PROCESSING TIME 
 
The recommendation for this application has been made within the statutory 
determination period. 
 
LEGAL  AGREEMENTS 
 
None required. 
 
DIRECTION BY SCOTTISH MINISTERS 
 
None applicable to this proposal. 
 
RECOMMENDATION   
 
Refuse the application 
 
Reasons for Recommendation 
 
1 The proposal is contrary to Policy RD3 of the Perth and Kinross Local 
Development Plan 2014 and the Council's Housing in the Countryside Guide 
2012 as the proposal fails to satisfactorily comply with category (1) Building 
Groups as the site would not respect the character, layout and building pattern 
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of the group.  It is also considered that the proposal cannot satisfy any of the 
remaining categories (2) Infill Sites, (3) New Houses in the Open Countryside, 
(4) Renovation or Replacement of Houses, (5) Conversion or replacement of 
redundant non-domestic buildings or (6) Rural Brownfield Land. 
 
Justification 
 
The proposal is not in accordance with the Development Plan and there are 
no material reasons which justify departing from the Development Plan 
 
 
 
Informatives 
 
None  
 
Procedural Notes 
 
Not Applicable. 
 
PLANS AND DOCUMENTS RELATING TO THIS DECISION 
 
17/01725/1 
17/01725/2 
17/01725/3 
17/01725/4 
17/01725/5 
17/01725/6 
17/01725/7 
17/01725/8 
 
Date of Report   16/11/17 
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1604 Pitnacree

Proposed houses
Design Statement

1. Introduction

This Design Statement has been produced by Sutherland & Co. Architects and Galbraith as 
agents, in support of an application for detailed planning permission for two detached homes 
in Pitnacree, Perthshire.

2. The site

The site occupies the western edge of Pitnacree.  Measuring approximately 1.2 acres and 
roughly triangular in shape, it is bordered to the north by an unclassified public road leading 
from the A827 to Strathtay, to the south by the River Tay and to the east by a small burn that 
runs through the settlement.

The site is well defined and largely enclosed by a mixture of planted and self-seeded tree 
cover.  Non-native tree species are present, including a formally planted row of mature cedars 
to the road edge.  The site generally lies 4-5m below the adjacent road level and enjoys a 
southerly aspect, with a gentle slope that increases to a steep bank towards the river. This 
bank places the site at least 6m above the normal river level and combined with the lower 
opposite bank this ensures that there is no flood risk associated with the site.  As a 
consequence of the boundaries being dominated by mature tree cover and the topography, 
the site interior is remarkably well screened from the adjacent road and wider landscape 
views.

�
Image copyright Bing Maps

1604:RS:17.05.17 �  of �1 11

101



Sutherland & Co. 
� 	

The site sits within the managed landscape of the Pitnacree estate.  Historical Ordnance 
Survey maps of Pitnacree, from 1863 through to 1959 respectively, show a cottage and 
outbuildings occupying the north-east corner. This cottage was demolished in the 1980s when 
the structure had deteriorated to the point that it posed a health and safety risk. However its 
presence, combined with that of the gate lodge to the northwest, demonstrate that the historic 
extent of the village has historically incorporated the proposed development site. This position 

is further reinforced by the housing allocation that was in place on the area to the north of the 
site under the previous local plan, prior to the removal of settlement boundaries from 
communities of this scale.
Ordnance Survey Sheet XL.13, Perth and Clackmannan, 25 inch scale, 1863
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Ordnance Survey Map, 1959

3. Pitnacree

The small settlement of Pitnacree continues along the river bank to the east of the site and 
extends towards the estate gate lodge and gardens north and west of the site.  The site is 
enclosed by mature planting that encompasses and defines the wider settlement. In recent 
years broadleaf trees were planted on the site but these failed to take, possibly due to the 
significant perimeter cover offered by the canopy of existing mature trees. This scrub cover 
was subsequently removed from site, but all mature trees have been retained.  Further 
comment on the tree cover and ecology of the site is offered below.

4. Access

The site is accessed from an unclassified public road that runs from the A827 to the east, 
through Pitnacree, and on to Strathtay to the west.  There is no speed limit restriction in 
Pitacree, however, a 30mph zone starts approximately 600m to west at Strathtay.  The road 
character is gently winding, with typically no more than 100m forward visibility, and features 
several private driveway entrances in the vicinity of the site.  Restricted forward visibility, the 
incidence of driveway entrances and a narrow road bridge (with approx. 4m clear width) act 
as informal traffic calming features. Prior to progressing the application, a meeting was held 
with the council Transport Planning Officer who commented that a 2.4x50m visibility splay 
and ‘type B’ road access would suffice for the purposes of a two house site at this location. 
These demands have been accommodated in the design and are demonstrated with the 
drawings that accompany this application.

5. The proposal

The following design principles have been employed:

- Existing established planting, particularly mature tree cover and riverbank habitat, to be 
preserved to protect site ecology and visual amenity

- Access to continue established pattern of informal driveway entrances direct from 
existing roadway 

- Development height restricted to single storey to minimise visibility from roadway and 
from wider landscape views

- Sensitive contextual contemporary design that respects the visual scale of nearby 
buildings and wider landscape setting

- Building materials to be visually recessive and sympathetic to local traditional buildings

- Development to adhere to ambitious sustainability standards

The proposed houses have been placed in the middle of the site away from the boundary tree 
cover and at a distance of at least 12m from the river bank.  The houses are specifically 
positioned in relation to groups of well-established trees that consolidate the boundary: they 
are offset in plan (and consequently section) from one another, helping to establish a more 
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varied massing.  Plans are further arranged to follow the site topography, with internal floor 
levels stepping down the slope, minimising ground works and disruption to site ecology.

A simple palette of robust high quality materials is proposed.  External walls will comprise 
natural rubble stone.  Roofs, fascias and cladding to upper wall surfaces will be of pre-
patinated zinc.  Window and door frames will be timber.  These materials are visually 
recessive and tonally sympathetic to local traditional buildings.

The proposal follows passive sustainable design principles.  In particular, the site’s southerly 
aspect has been exploited to maximise natural daylighting and passive solar gain.  A high 
level of fabric air tightness and thermal insulation will be employed to minimise energy 
demand in use.  Space heating will rely on ground source heat pump technology, extracting 
heat from a bore hole.

6. Policy Compliance

The proposal has been developed in view of the following relevant housing planning policy 
and additional guidance and a number of associated policies that cover site specific features 
relating to hydrology and ecology. 

LDP Policy RD3: Housing in the Countryside

The Council will support proposals for the erection, or creation through conversion, of single 
houses and groups of houses in the countryside which fall into at least one of the following 
categories:

(a) Building Groups.
(b) Infill sites.
(c) New houses in the open countryside on defined categories of sites as set out in section 3 
of the Supplementary Guidance.
(d) Renovation or replacement of houses.
(e) Conversion or replacement of redundant non-domestic buildings.
(f) Development on rural brownfield land.

Supplementary Guidance: Housing in the Countryside

1. Building Groups

Consent will be granted for houses within building groups provided they do not detract from 
both the residential and visual amenity of the group. Consent will also be granted for houses 
which extend the group into definable sites formed by existing topography and or well 
established landscape features which will provide a suitable setting. All proposals must 
respect the character, layout and building pattern of the group and demonstrate that a high 
standard of residential amenity can be achieved for the existing and proposed house(s).

As noted above, it is considered that the application is well founded on the basis of the 
housing in the countryside policy. The addition of the two proposed housing units occurs in a 
well-defined site where boundaries are clearly delineated by historic walls and planting and 
topographic features, all of which would prevent defend against future development that could 
coalesce with the development. The proposal fits the existing pattern of development at 
Pitnacree and provides a natural extension to the run of housing that lies between the road 
and the river, whilst not extending the settlement beyond the gate lodge to Pitnacree House, 
the existing western outlier to the settlement. There will be no impact to existing amenity and 
as the two houses have been brought forward together, careful consideration has been 
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allowed of the interaction of the two buildings including the preservation of the amenity of the 
new residents. Whilst it is something of a stretch to describe the houses as a replacement of 
an existing property, there is the historic evidence of housing on site and the removal of this 
building has not been fully effected, with rubble remaining on site. Development of this 
consent will force completion of this process and ensure the potentially detrimental impacts of 
ecology noted in the tree survey are resolved.

Given the unusual character of the site, with its varied woodland cover and co-location with 
the River Tay, the applicant has made the deliberate and considered approach to move 
directly to submitting an application for full planning permission. It is considered that an 
application on this basis, supported by a full architectural design, best demonstrates not only 

compliance with the group of buildings policy but also that any concerns regarding site 
sensitivity had been adequately addressed.

In addition to the housing policy, this proposal has therefore also been advanced with 
awareness and consideration of the ecology and hydrology of the site and the relevant 
policies that concern these matters. It is noted the following policies have been considered in 
relation to the application:

Policy NE1A: International Nature Conservation Sites
Development which could have a significant effect on a site designated or proposed under the 
Habitats or Birds Directive (Special Areas of Conservation and Special Protection Areas) or 
Ramsar site, will only be permitted where:

(a) an appropriate assessment has demonstrated that it will not adversely affect the integrity 
of the site, or
(b) there are no alternative solutions, and
(c) there are imperative reasons of overriding public interest, including those of social or 
economic nature.

This policy is relevant given the immediate boundary of the site with the River Tay SAC. 
However it is not considered that there is any potential for a significant effect and thus 
development complies with this policy. This is evidenced by the both the findings of the 
environmental surveys and studies undertaken in relation to the site and the correspondence 
exchanged with Scottish Natural Heritage regarding the need for appropriate assessment.

In addition to the requirements of this policy, consideration has also been given to the 
guidance offered by Scottish Natural Heritage in their document “River Tay Special Area of 
Conservation (SAC) - Advice to developers when considering new projects which could affect 
the River Tay Special Area of Conservation” and direct guidance offered by the agency in 
specific regard to this site.

In order to qualify the ecology of the site and assess the viability of development, the first 
action undertaken in progressing the application was a Preliminary Ecological Appraisal 
(PEA), which assessed the ecology of the site and clarified the acceptability and viability of 
development both in relation to this ecology and the potential for impacts on the neighbouring, 
designated site.

The outcome of this work, initially undertaken in June 2016 and refreshed in the summer of 
2017, was that there were no features identified that formed a barrier to development. The 
key outcomes of this work, and the further engagement with SNH that followed the 2016 
surveys, are noted as follows:
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• Limited evidence was found of trees offering bat roost potential (a position reiterated 
by further surveys by a forester). The design of the scheme avoids impacting any 
trees that offer any identified potential for bat roost activity, and the one tree that is 
proposed for removal is because of arboricultural reasons related to its poor condition 
rather than issues related to construction (tree 4454, per the tree survey log). On that 
basis it is not considered any further bat surveys are required.

• In relation to the River Tay SAC, SNH advised that there was no need for a Habitats 
Regulations Appraisal (HRA) screening on the basis the site was below the threshold 
of their interest and they have not identified a likely significant effect on the notified 
features of the adjacent Special Area of Conservation. SNH did however note the 
following:

1. If there are to be any outfalls from sewage etc into the River Tay they 
would require a Freshwater Pearl Mussel survey with an accompanying 
Species Protection Plan should they be present. 

There is no intention of any sewage outfall to the river, and thus no 
surveys have been undertaken.

2. They have recommended that species specific surveys be undertaken for 
otters and bats. The former would be a survey of the river banks 250m 
either side of the development and the latter would be an inspection of 
any of the trees that may be cleared prior to construction for bat roosts. 
(It is however considered unlikely that bats will be an issue as the PEA 
work showed the trees on site to be of low bat use potential).

Commentary on construction impact on bat roosts is noted above. 
On the basis no trees are scheduled for removal it is not considered 
further bat surveys are required. Otter surveys identified their 
presence in the immediate Tay environment but there was no 
evidence noted of holts that may be impacted by development.

3. They do not require surveys for great crested newts.

No surveys undertaken. 

On this basis it is considered that SNH agree that development will not create an 
unacceptable impact of the qualifying features of the SAC and they are comfortable there are 
no ecological barriers to consent.

Undertaking the PEA as an initial step provided a consideration of the general ecology of the 
site that could be incorporated throughout the design process. Whilst no protected ecological 
receptors were identified, the design has evolved to insure the impact on the woodland 
resource on site is negligible. Mature trees were assessed for quality and ecological value, 
ensuring that the design evolved on a basis that accommodated and maximised the site 
benefits of specimen planting and maintained the site’s unique wooded quality and sense of 
enclosure from the wider environment. In assessing the trees on site, whilst no evidence of 
bats was noted some of the specimens were noted to offer bat roost potential. All such trees 
have been accommodated in the design, and thus this protective approach has ensured that 
there is no risk to damage to the habitat of a protected species. 

Policy NE2: Forestry, Woodland and Trees
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Policy NE2A

The Council will support proposals which:

(a) deliver woodlands that meet local priorities as well as maximising benefits for the 
local economy, communities, sport and recreation and environment;
(b) protect existing trees, woodland, especially those with high natural, historic and 
cultural heritage value;
(c) seek to expand woodland cover in line with the guidance contained in the Perth 
and Kinross Forestry and Woodland Strategy;
(d) encourage the protection and good management of amenity trees, or groups of 
trees, important for amenity sport and recreation or because of their cultural or 
heritage interest;
(e) ensure the protection and good management of amenity trees, safeguard trees in 
Conservation Areas and trees on development sites in accordance with BS5837 
“Trees in Relation to Construction”;

(f) seek to secure establishment of new woodland in advance of major developments 
where practicable and secure new tree planting in line with the guidance contained in 
the Perth and Kinross Forestry and Woodland Strategy.

Policy NE2B

Tree surveys, undertaken by a competent person, should accompany all applications 
for planning permission where there are existing trees on a site. The scope and 
nature of such surveys will reflect the known or potential amenity, nature conservation 
and/or recreational value of the trees in question and should be agreed in advance 
with the council. The Council will follow the principles of the Scottish Government 
Policy on Woodland Removal. In accordance with that document, there will be a 
presumption in favour of protecting woodland resources except where the works 
proposed involve the temporary removal of tree cover in a plantation, which is 
associated with clear felling and restocking. In exceptional cases where the loss of 
individual trees or woodland cover is unavoidable, the Council will require mitigation 
measures to be provided.

The proposed development has been designed to ensure that points b), d) and e) of Policy 
NE2A are complied with, whilst the extensive ecological survey undertaken of the site 
encapsulating a survey of trees on site, ensuring that mature specimens that were of amenity 
and ecological interest were accommodated into the scheme for the benefit of all. This 
position has been further bolstered by a tree survey undertaken by a competent, chartered 
forester which catalogued, tagged and offered a full commentary on all the trees on site. This 
identified two diseased or weak trees, which are scheduled for removal by the applicant. All 
other trees on site are to be accommodated by the development. 

In the tree survey, which reviewed the site based on an existing design it was noted that trees 
#4495 and #4446 had potential to be impacted by proximity of development. In the case of 
#4495, an elm, whilst this tree is considered likely to succumb to Dutch Elm disease in due 
course, the houses have been shifted east to provide a suitable root protection area. 

In the case of #4446 it is noted that this is a high quality specimen sequoia, and in this case 
the design of the entrance has accordingly been evolved to achieve maximum standoff. 
Construction methods will be deployed to protect the root structure of the tree and further 
investment in the site will ensure that the rubble that has been dumped from the demolition of 
the previous cottage is removed, ensuring this risk to the “future health and stability of the 
tree” is mitigated.
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The tree survey also considered the ecological value of the trees and found only one that 
offered medium bat roost potential (none of high potential) and 6 of unclear status due to 
foliage cover. However as none of these trees are to be impacted by development no further 
surveys are considered necessary.

Policy EP2: New Development and Flooding

There will be a general presumption against proposals for built development or land raising 
on a functional flood plain and in areas where there is a significant probability of flooding from 
any source, or where the proposal would increase the probability of flooding elsewhere. In 
addition, built development should avoid areas at significant risk from landslip, coastal erosion 
and storm surges. 

Where a risk of flooding is known or suspected the Council will use the flood risk framework 
shown in the diagram overleaf and considers that areas of:

(i) medium to high flood risk are not suitable for essential civil infrastructure;
(ii) low to medium flood risk are suitable for most forms of development; and
(iii) little or no flood risk shown present no flood related constraints on development.

All development within areas of medium to high flood risk must incorporate a ‘freeboard’ 
allowance and the use of water resistant materials and forms of construction appropriate to its 
function, location, and planned lifetime relative to the anticipated changes in flood risk arising 
from climate change.

To allow for adaption to increased flood risk associated with climate change, development 
should not:

(a) Increase the rate of surface water run-off from any site;
(b) Reduce the naturalness of the river;
(c) Add to the area of land requiring flood protection measures;
(d) Affect the flood attenuation capability of the functional flood plain; nor
(e) Compromise major options for future shoreline or river management.

Consultation of the SEPA flood map resource indicates that the site is not identified as being 
subject to flooding risk. This is due to the topography of the site; although it is adjacent to the 
river, the site lies 7m above the normal level. Combined with the lower opposite bank and the 
open, flat fields that lie to beyond that bank, this creates an environment which is not exposed 
to flood risk even in unusually high flow situations.  

Policy EP15: Development within the River Tay Catchment Area

The Council will seek to protect and enhance the nature conservation interests within the 
River Tay Catchment area. In order to ensure no adverse effects on the River Tay Special 
Area of Conservation, all of the following criteria will apply to development proposals at 
Acharn, Balnaguard, Camserney, Croftinloan/Donavourd/East Haugh/Ballyoukan, Fortingall, 
Grantully/Strathtay/Little Ballinluig, Logierait, Tummel Bridge, Concraigie, Craigie and Kinloch, 
and criteria (b) and (c) to development proposals at Bankfoot and Kirkmichael.

(a) Drainage from all development should ensure no reduction in water quality.
(b) Construction Method Statement to be provided where the development site will affect a 

watercourse. Methodology should provide measures to protect the watercourse from the 
impact of pollution and sediment.

(c) Where the development site is within 30m of a watercourse an Otter survey should be 
undertaken and a species protection plan provided, if required.
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Note: Supplementary Guidance ‘River Tay Special Area of Conservation’ provides a detailed 
advice to developers on the types of appropriate information and safeguards to be provided in 
support of planning applications for new projects which may affect the River Tay Special Area 
of Conservation.

Whilst it is noted Pitnacree is not listed above, it is located between two of the identified 
locations and the application has therefore given consideration to this policy. Accordingly:

a) The proposed drainage will ensure there is no detrimental impact on water 
quality, with no outflow from septic tank to watercourse.

b) Whilst B and C are not geographically related to the site, it is noted B) There is 
no construction impact on the watercourse, and thus there is no policy 
requirement to submit a CMS and 

c) Otter surveys have been undertaken and commentary is offered above. 

It is therefore considered that there are no material reasons to prevent the granting of consent 
for this application and that any consent would be fully compliant with the policies of Perth 
and Kinross’ current LDP.
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�
Image 1 - Proposal massing study

�
Image 2 - Proposal massing study
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�
Image 3 - Proposal massing study
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BASIS OF REPORT 

This document has been prepared by SLR Consulting Limited with reasonable skill, care and diligence, and taking account of the 

manpower, timescales and resources devoted to it by agreement with Galbraith (the Client) as part or all of the services it has been 

appointed by the Client to carry out. It is subject to the terms and conditions of that appointment. 

SLR shall not be liable for the use of or reliance on any information, advice, recommendations and opinions in this document for any 

purpose by any person other than the Client. Reliance may be granted to a third party only in the event that SLR and the third party 

have executed a reliance agreement or collateral warranty. 

Information reported herein may be based on the interpretation of public domain data collected by SLR, and/or information supplied 

by the Client and/or its other advisors and associates. These data have been accepted in good faith as being accurate and valid.   

The copyright and intellectual property in all drawings, reports, specifications, bills of quantities, calculations and other information 

set out in this report remain vested in SLR unless the terms of appointment state otherwise.   

This document may contain information of a specialised and/or highly technical nature and the Client is advised to seek clarification on 

any elements which may be unclear to it.  

Information, advice, recommendations and opinions in this document should only be relied upon in the context of the whole 

document and any documents referenced explicitly herein and should then only be used within the context of the appointment.  

 

122



Galbraith 

Pitnacree Housing Development 

PEA Update  
 

 

SLR Ref No: 413.06395.00001 

September2017 

 

.  

  

 

CONTENTS  

 INTRODUCTION ............................................................................................................... 2 1.0

1.1 Consultations ............................................................................................................................ 2 

1.1.1 SNH .................................................................................................................................................................................... 2 

1.1.2 PKC..................................................................................................................................................................................... 2 

 METHODOLOGY .............................................................................................................. 3 2.0

2.1 Field visit birds, protected species and habitats ....................................................................... 3 

2.2 Results ....................................................................................................................................... 3 

2.2.1 Birds ................................................................................................................................................................................... 3 

2.2.2 Other protected species ................................................................................................................................................... 3 

2.2.3 Habitats ............................................................................................................................................................................. 6 

2.2.4 Invasive plant species ....................................................................................................................................................... 7 

2.2.5 Tree roosting bats ............................................................................................................................................................. 8 

2.2.6 Tree condition survey (August 2017) .............................................................................................................................. 9 

 CONCLUSIONS ............................................................................................................... 10 3.0

3.1 Protected species .................................................................................................................... 10 

3.2 Invasive species ....................................................................................................................... 10 

3.3 Roosting bats .......................................................................................................................... 10 

 RECOMMENDATIONS .................................................................................................... 11 4.0

DOCUMENT REFERENCES 

TABLES  

Table 2-1 Assessment of trees with bat roosting potential in May 2016 ............................................ 8 

APPENDICES 

Appendix 01: Figure 1 - Ecological Receptors 

 

 

 

 

123



Galbraith 

Pitnacree Housing Development 

PEA Update 
 

 

SLR Ref No: 413.06395.00001 

September2017 

 

 
Page 2  

 

 Introduction  1.0

In May 2016 SLR Consulting Limited was commissioned by Galbraith to undertake an 

‘extended’ phase 1 habitat survey / Preliminary Ecological Appraisal1 (PEA) in order to 

inform an outline planning application for the construction of two dwellings on land 70 

Metres West of Garden Cottage at Pitnacree in Perthshire. The application site (herein 

referred to as the ‘Site’) is located adjacent to the North of the River Tay, 

approximately 7km northeast of Aberfeldy at NN922535.  

1.1 Consultations 

The PEA and subsequent otter survey
2
 undertaken in October 2016 was submitted as part of planning 

application 17/00945/FLL. Nicki McIntyre of Scottish Natural Heritage (SNH) was consulted prior to the 

submission of this application and her comments and advice are summarised below. The original PEA was 

reviewed by and David Williamson of Perth and Kinross Council (PKC) who also made comments and 

recommendations:  

1.1.1 SNH 

• ‘In terms of the River Tay Special Area of Conservation (SAC) the scale of this development is below the 

threshold that would trigger our involvement. Freshwater pearl mussels are not a qualifying interest of 

the SAC.  In the River Tay their protection is through the Wildlife and Countryside Act 1981. If there is 

going to be a discharge of any kind to the river the impact to mussels should be identified through a 

survey and, if necessary, a species protection plan produced and submitted with the application.‘ 

• ‘Surveys for otters and bats, which are both European Protected Species (EPS), will need to be carried 

out before an application is submitted.  If the development is going to affect an EPS the planning 

authority requires the applicant to have EPS licences in place before deciding on the application.’ 

• ‘Surveys for great crested newts (GCN) are not advised as they are not known to be within the vicinity’. 

1.1.2 PKC 

• ‘A tree survey must be undertaken and the survey report submitted to the planning authority prior to 

determination as required by the Scottish Planning Policy.’ 

• ‘A bat survey must be undertaken and the survey report submitted to the planning authority prior to 

determination as required by the Scottish Planning Policy.’ 

•  ‘Once all of the above have been provided to support the application it will be possible to fully assess 

the potential impact of the development on the ecology of the site, and recommend possible 

conditions to any approval.’ 

This updated PEA re-evaluates the baseline ecology at the Site and considers the requirements for bat roost 

surveys in any trees identified as being affected by the proposed development as requested by PKC. Otter Lutra 

lutra activity was previously noted along the banks of the River Tay but no active holts were recorded but the 

river side habitat is not suitable for water vole Arvicola amphibius .  No signs of activity were noted for badger 

______________________ 

1
 SLR (2016) Pitnacree Housing Development: Preliminary Ecological Appraisal 

2
 SLR (2016a) Pitnacree Housing Development: Otter Survey Report 
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Meles meles, pine marten Martes martes or red squirrel Sciurus vulgaris and the majority of the trees had low 

potential for bat roosts. There was no suitable habitat for great crested newt Triturus cristatus.   

 

 Methodology  2.0

2.1 Field visit birds, protected species and habitats  

A visit was made to the site on August 16
th

 2017 and surveys undertaken to search for evidence of all nesting 

birds, protected species such as badger and red squirrel to appraise the habitats and to note the presence of 

any invasive species such as Himalayan balsam Impatiens glandulifera.  

The surveys were undertaken by Michael Austin (MCIEEM) of SLR between 13:15 and 15:15. Conditions were 

cloudy with occasional light rain. Winds were light as the site is well sheltered amongst trees. The whole 

terrestrial area of the development site was covered along with the banks of the River Tay to search for 

invasive species and evidence of otters.  

No limitations to the surveys were identified and the surveyor followed the code of professional conduct set 

out by the Chartered Institute of Ecology and Environmental Management (CIEEM) when undertaking 

ecological work. 

2.2 Results  

2.2.1 Birds  

No nesting activity was recorded anywhere on site which was to be expected given the time of the year when 

the majority of nesting activity is over. The following species were recorded using the site, one of which is a red 

listed birds of conservation concern
3
: European robin Erithacus rubecula , rook Corvus frugilegus , song thrush 

Turdus philomelos (red listed), Eurasian tree creeper Certhia familiaris and wood pigeon Columba palumbus.  

2.2.2 Other protected species 

Evidence of otter and red squirrel was found on site otherwise there were no signs of other protected species 

such as badger within the red line boundary of the development site. A quick inspection of the boathouse 

(which is outside the application boundary) did not show any evidence of roosting bats, denning mammals or 

nesting birds. There is a brash pile (Photograph 3) which provides potential habitat for resting mammal species 

such as otter, pine marten and hedgehog Erinaceus europaeus. 

Otter  

Previous otter activity has been noted along the River Tay but no active holts had been identified (SLR 2016a). 

During this survey a single otter spraint was found on a rock at the edge of the River Tay at NS 92215 53535 

(Photograph 1 and Figure 1). 

______________________ 

3
 Eaton MA, Aebischer NJ, Brown AF, Hearn RD, Lock L, Musgrove AJ, Noble DG, Stroud DA and Gregory RD 

(2015). Birds of Conservation Concern 4: the population status of birds in the United Kingdom, Channel Islands 

and Isle of Man. British Birds 108, 708–746 
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Photograph 1:  

Otter spraint 
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Red squirrel  

Three cones (Photograph 2) that had been eaten by a squirrel species were found at NS 92388 53471 to east of 

boathouse (Figure 1). It was not possible to say if they were eaten by grey squirrel Sciurus carolinensis or red 

squirrel as both species are present in the area.  

 

Photograph 2:  

Conifer cones eaten by a squirrel species 
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2.2.3 Habitats  

The habitats on site remain as described in section 3.2.1 of SLR (2016) i.e. semi-natural broad leaved woodland 

habitat with some exotic species. The understorey consists of a mixture of bracken and shrub species.  

However, since original survey in May 2016 some clearance of the understorey had been undertaken and a 

total of 10 freshly cut tree stumps were noted, along with a large pile of brash in the centre of the site 

(Photograph 3).  All of the mature trees recorded as target notes in Table 3.1 of SLR (2016) were still present.  

 

Photograph 3:  

Cleared area in the centre of the site with brash pile 
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2.2.4 Invasive plant species  

Himalayan balsam (Photograph 4), which is listed on Schedule 9 of the Wildlife and Countryside Act 1981, 

occurs sporadically in the surrounding area, mostly along the river bank. It was target noted at the following 

locations (see Figure 1):  

• NS 92288 53519 

• NS 92262 53525 

• NS 92367 53478 

 

Photograph 4:  

Himalayan balsam 
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2.2.5 Tree roosting bats  

During the previous PEA assessment (SLR 2016) fourteen tree locations (including groups of multiple trees) 

were assessed for bat roost potential. Nineteen trees were assessed as having low potential to support 

roosting bats, one tree was found to have medium potential and four trees were not fully assessed due to 

location at steep banks and access restrictions. All other trees were assessed as having negligible bat roost 

potential. Table 2-1 summarises the tree bat roost potential assessment, with individual trees cross-referenced 

to the Galbraith tree condition assessment tag numbers. Note that a number of trees within the site have 

subsequently been felled, none of which had greater than low bat roost potential. Trees included in this table 

are those assessed as having unknown, low or higher potential to support roosting bats. Trees assessed with 

missing Galbraith tag numbers were either outside of the tree condition survey area, or have subsequently 

been felled. 

Table 2-1 

Assessment of trees with bat roosting potential in May 2016 

SLR 

Tree 

No. 

Galbraith Tag No. Grid 

reference 

Description of Bat Potential Bat 

Potential  

T01 - (outside survey 

area) 

NN 92271 

53546 

Large, mature oak Quercus sp. on very steep bank; c.a. 

18m in height, ground survey here limited due to steep 

ground, may offer potential for roosting bats due to size, 

age and species of tree; one crack visible in a broken 

branch 

unknown 

T02 4490 NN 92297 

53553 

Mature beech tree Fagus sylvaticus no obvious fissures or 

features for roosting bats 

Low 

T03 4491 NN 92304 

53553 

Mature beech tree larger then T02, lower areas with few 

fissures or gaps between trunk 

Low 

T04 4492 NN 92309 

53554 

Mature beech tree, no visible bat roost features but 

possible suitability for bats due to age and size 

Low 

T05 4494 NN 92313 

53549 

Large mature cedar Thuja plicata. Top of tree hard to 

assess but no features suitable for roosting bats visible. 

Unlikely to have potential for bats due to tree structure 

Low 

T06 4493 NN 92315 

53554 

Large mature beech, top of tree hard to assess due to 

leaves. No suitable features for roosting bats detected. 

Low potential. 

Low 

T07 4497 NN 92321 

53549 

Mature beech. One large branch breakage area with 

some bat roost features at c 2m height 

Moderate 

T08 4498 NN 92322 

53554 

Mature beech. No visible bat roost features Low 
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SLR 

Tree 

No. 

Galbraith Tag No. Grid 

reference 

Description of Bat Potential Bat 

Potential  

T09 - (subsequently 

felled) 

NN 92331 

53547 

Group of five mature sycamores. All low bat roost 

potential. 

Low 

T10 4445 NN 92338 

53552 

Row of seven mature cedar (also includes tag nos. 4441, 

4442, 4444, 4496 & 4494) 

Low 

T11 4446 NN 92360 

53542 

Giant sequoia Sequoiadendron giganteum by gate. Low 

bat roost potential 

Low 

T12 4451, 4448, 

4449, 4450 

NN 92366 

53522 

Group of four mature trees, one sycamore and three oak. 

No detectable bat roost potential.  

unknown 

T13 - (willows 

subsequently 

felled) 

NN 92297 

53522 

Willows (Salix spp.) on bank. Mature oak tree on steeper 

bank.  

unknown 

T14 - (outside survey 

area) 

NN 92122 

53567 

Multiple mature trees, mostly oak.  unknown 

 

2.2.6 Tree condition survey (August 2017) 

The results of this survey suggest that just one of the existing trees on the site may require to be removed, a 

semi mature pedunculate oak some 13m tall which has been growth supressed by surrounding trees.   This tree 

is noted as 4454 in the Galbraith survey and is assessed as being of poor bat roost potential as such a bat roost 

survey has not been undertaken for this single tree.  

 

 

131



Galbraith 

Pitnacree Housing Development 

PEA Update 
 

 

SLR Ref No: 413.06395.00001 

September2017 

 

 
Page 10  

 

 Conclusions  3.0

3.1 Protected species 

The development area itself has no protected species present that are likely to be impacted by development 

works. Although red squirrel may be present they were not observed during either of the 2016 or 2017 surveys 

and no evidence of any dreys was found.   Although otters were recorded as present foraging along the River 

Tay on both surveys no active holts were found and as such it is unlikely that construction activity would cause 

any disturbance to transient otters that are using this stretch of the river for fishing.  

3.2 Invasive species  

Himalayan balsam is present along the bank of the River Tay but is not present within the development area so 

there is no likelihood of seed contaminated soil being spread to other areas.  

3.3 Roosting bats  

Galbraith conducted a tree condition survey on 31/08/2017 as requested by PKC. The results of this survey 

indicated that all but one of the trees assessed for roosting bats are able to remain in situ therefore there will 

be no risk to any roosting bats in these trees should they be present. A single tree has been earmarked for 

removal: a growth suppressed semi-mature pedunculated oak which is less than 10m tall. This tree has been 

carefully assessed during both surveys and has no obvious features for inspection that may offer refuge for 

roosting bats.   
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 Recommendations  4.0

• Pre-construction checks may be required for nesting birds depending on the date of the 

commencement of works. Nesting birds may be present in areas to be cleared between March and July 

inclusive. 

• Pre-construction checks for otter of the development footprint and surrounding area (up to 200m 

radius) may be required to identify any new or previously unidentified holts. The use of remote 

cameras under licence would establish whether or not any holts area occupied and whether any 

breeding is taking place. If otters are found to be present then a Species Protection Plan can be 

produced setting out the details of how the development is likely to affect otters, outlining all the 

mitigation measures that would be put in place to avoid an offence being committed and would 

summarise all the residual impacts after mitigation has been taken into account.  If necessary 

additional artificial holts can be provided in areas safe from disturbance, prior to any construction 

activity. 
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APPENDIX 1: ECOLOGICAL RECEPTORS
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EUROPEAN OFFICES 

 

 

United Kingdom 

AYLESBURY 

T: +44 (0)1844 337380 

 

BELFAST 

T: +44 (0)28 9073 2493 

 

BRADFORD-ON-AVON 

T: +44 (0)1225 309400 

 

BRISTOL 

T: +44 (0)117 906 4280  

 

CAMBRIDGE 

T: + 44 (0)1223 813805 

 

CARDIFF 

T: +44 (0)29 2049 1010  

 

CHELMSFORD 

T: +44 (0)1245 392170  

 

EDINBURGH 

T: +44 (0)131 335 6830 

 

EXETER 

T: + 44 (0)1392 490152  

 

GLASGOW 

T: +44 (0)141 353 5037  

 

GUILDFORD 

T: +44 (0)1483 889800 

 

 

Ireland 

DUBLIN 

T: + 353 (0)1 296 4667  

 

. 

LEEDS 

T: +44 (0)113 258 0650  

 

LONDON 

T: +44 (0)203 691 5810 

 

MAIDSTONE 

T: +44 (0)1622 609242  

 

MANCHESTER 

T: +44 (0)161 872 7564 

 

NEWCASTLE UPON TYNE 

T: +44 (0)191 261 1966  

 

NOTTINGHAM 

T: +44 (0)115 964 7280  

 

SHEFFIELD 

T: +44 (0)114 245 5153 

 

SHREWSBURY 

T: +44 (0)1743 23 9250  

 

STAFFORD 

T: +44 (0)1785 241755  

 

STIRLING 

T: +44 (0)1786 239900 

 

WORCESTER 

T: +44 (0)1905 751310  

 

 

France 

GRENOBLE 

T: +33 (0)4 76 70 93 41 
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TCP/11/16(518) – 17/01725/FLL – Erection of 2
dwellinghouses on land 70 metres west of Garden Cottage,
Pitnacree on land 50 metres south of 1 Markethill, Kettins

PLANNING DECISION NOTICE (included in
applicant’s submission, see pages 79-80)

REPORT OF HANDLING (included in applicant’s
submission, see pages 81-89)

REFERENCE DOCUMENTS (included in applicant’s
submission, see pages 101-136)

4(ii)(b)
TCP/11/16(518)
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TCP/11/16(518) – 17/01725/FLL – Erection of 2
dwellinghouses on land 70 metres west of Garden Cottage,
Pitnacree

REPRESENTATIONS

4(ii)(c)
TCP/11/16(518)
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Comments to the Development Quality Manager on a Planning Application 

Planning 
Application ref. 

17/01725/FLL Comments 
provided 
by 

Ruth Thompson 

Service/Section Flooding 
 

Contact 
Details 

floodingdevelopmentcontrol@pkc.gov.uk 

Description of 
Proposal 

Erection of 2no. dwellinghouses  

Address  of site Land 70 Metres West of Garden Cottage Pitnacree for Pitnacree Estate 

Comments on the 
proposal 
 
 
 
 

According to SEPA maps, part of the proposed development lies within the 
envelope for low – medium fluvial flooding. SuDs are included in the site plan 
to compensate for increased runoff from both developments. Our records 
show that the C447 at Pitnacree flooded in 2002 due to blocked culverts, 
however the land for the proposed development drains away from the road. 
 
We have no objection to this application. 
 
 
 
 
 

Recommended 
planning 
condition(s) 
 
 

 
 
 
 
 
 

Recommended 
informative(s) for 
applicant 
 
 
 
 

 
 
 

 
 
 

 

Date comments 
returned 

11.10.2017 
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Comments to the Development Quality Manager on a Planning Application 

Planning 
Application ref. 

17/01725/FLL Comments 
provided 
by 

Euan McLaughlin 
 

Service/Section Strategy & Policy 
 
 

Contact 
Details 

Development Negotiations 
Officer: 
Euan McLaughlin 

 
 

  

Description of 
Proposal 

Erection of 2no. dwellinghouses 
 
 

Address  of site Land 70 Metres West Of Garden Cottage, Pitnacree 
 

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 Grandtully Primary School.  
 
Education & Children’s Services have no capacity concerns in this catchment 
area at this time. 
 

Recommended 
planning 
condition(s) 
 
 

Summary of Requirements 
 
Education: £0 
 
Total: £0 
 

Recommended 
informative(s) for 
applicant 
 

 

Date comments 
returned 

13 October 2017 
 

 

143



144



Comments to the Development Quality Manager on a Planning Application 

Planning 
Application ref. 

17/01725/FLL Comments 
provided by 

Tony Maric 
Transport Planning Officer 

Service/Section Transport Planning Contact 
Details 

 
 

Description of 
Proposal 

Erection of 2no. dwellinghouses 

Address  of site Land 70 Metres West Of Garden Cottage 
Pitnacree 

Comments on the 
proposal 
 
 
 
 

Insofar as the roads matters are concerned, I do not object to this proposal 
provided the undernoted conditions are attached in the interests of 
pedestrian and traffic safety. 

Recommended 
planning 
condition(s) 
 
 

 AR01 Prior to the development hereby approved being completed or 
brought into use, the vehicular access shall be formed in accordance 
with Perth & Kinross Council's Road Development Guide Type B, 
Figure 5.6 access detail. 

 

 AR03 Prior to the commencement of the development hereby 
approved, full visibility splays of 2.4m x 43.0m shall be provided to the 
left and right of the access measured between points 1.05m above the 
road level, insofar as the land is in the control of the applicant, and 
thereafter maintained. 

Recommended 
informative(s) for 
applicant 
 
 
 
 

The applicant should be advised that in terms of Section 56 of the Roads (Scotland) Act 1984 
he must obtain from the Council as Roads Authority consent to open an existing road or 
footway prior to the commencement of works. Advice on the disposal of surface water must 
be sought at the initial stages of design from Scottish Water and the Scottish Environmental 
Protection Agency. 

Date comments 
returned 

18 October 2017 
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M e m o r      

 

 
To   Development Quality Manager 
    
 
Your ref 17/01725/FLL 
 
Date  31 October 2017 
 

 

The Environment Service 

a n d u m 
 

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

 

Consultation on an Application for Planning Permission 

RE Erection of 2no. dwellinghouses Land 70 Metres West Of Garden Cottage 

Pitnacree for Pitnacree Estate 
 
I refer to your letter dated 10 October 2017 in connection with the above application and 
have the following comments to make. 

 
Recommendation 

I have no objection in principle to the application but recommend the under noted 

condition be included on any given consent. 
 
Comments 
This application contains provision for a wood burning stove and associated flue. Perth and 
Kinross Council have a duty to assess biomass boilers of capacity of greater than 50kW 
based on their effect on air quality in the area, however this will not be necessary with a 
domestic sized stove. 
 
Another matter pertaining to the stove which could cause issue is the potential for smoke or 
odour nuisance. This can be minimised by the applicant using fuel recommended by the 
manufacturer, therefore I recommend this be included as a condition, which I have attached 
below. 
 
Condition 

EH50 The stoves shall only operate on fuel prescribed and stored in accordance with the 
manufacturer’s instructions. The stoves and flues and any constituent parts shall be 
maintained and serviced in accordance with the manufacturer's instructions.  No 
changes to the biomass specifications shall take place without the prior written 
agreement of the Council as Planning Authority 
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10/10/2017

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

Dear Local Planner

PH9 Pitnacree Garden Cottage Land 70 Metres West
PLANNING APPLICATION NUMBER:  17/01725/FLL
OUR REFERENCE:  751818
PROPOSAL:  Erection of 2no. dwellinghouses

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 Killiecrankie 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.

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 

751818_Local Planner_P2 DOM Capacity Available_Applicant_11-39-45.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 

751818_Local Planner_P2 DOM Capacity Available_Applicant_11-39-45.doc
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permission has been granted. Please note in some instances we will require a Pre-
Development Enquiry Form to be submitted (for example rural location which are 
deemed to have a significant impact on our infrastructure) however we will make you 
aware of this if required. 

 10 or more domestic dwellings: 

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

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

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

 Trade Effluent Discharge from Non Dom Property:
Certain discharges from non-domestic premises may constitute a trade effluent in 
terms of the Sewerage (Scotland) Act 1968.  Trade effluent arises from activities 
including; manufacturing, production and engineering; vehicle, plant and equipment 
washing, waste and leachate management. It covers both large and small premises, 
including activities such as car washing and launderettes. Activities not covered 
include hotels, caravan sites or restaurants. 

If you are in any doubt as to whether or not the discharge from your premises is likely
to be considered to be trade effluent, please contact us on 0800 778 0778 or email 
TEQ@scottishwater.co.uk using the subject  "Is this Trade Effluent?".  Discharges 
that are deemed to be trade effluent need to apply separately for permission to 
discharge to the sewerage system.  The forms and application guidance notes can 
be found using the following link https://www.scottishwater.co.uk/business/our-
services/compliance/trade-effluent/trade-effluent-documents/trade-effluent-notice-
form-h 

Trade effluent must never be discharged into surface water drainage systems as 
these are solely for draining rainfall run off.

For food services establishments, Scottish Water recommends a suitably sized 
grease trap is fitted within the food preparation areas so the development complies 
with Standard 3.7 a) of the Building Standards Technical Handbook and for best 
management and housekeeping practices to be followed which prevent food waste, 
fat oil and grease from being disposed into sinks and drains.

751818_Local Planner_P2 DOM Capacity Available_Applicant_11-39-45.doc
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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

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

751818_Local Planner_P2 DOM Capacity Available_Applicant_11-39-45.doc
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Pullar House 35 Kinnoull Street Perth PH1 5GD  Tel: 01738 475300  Fax: 01738 475310  Email: onlineapps@pkc.gov.uk 

Applications cannot be validated until all the necessary documentation has been submitted and the required fee has been paid.

Thank you for completing this application form:

ONLINE REFERENCE 100053602-004

The online reference is the unique reference for your online form only. The  Planning Authority will allocate an Application Number when 
your form is validated. Please quote this reference if you need to contact the planning Authority about this application.

Applicant or Agent Details
Are you an applicant or an agent? * (An agent is an architect, consultant or someone else acting
on behalf of the applicant in connection with this application)  Applicant  Agent

Agent Details
Please enter Agent details

Company/Organisation:

Ref. Number: You must enter a Building Name or Number, or both: *

First Name: * Building Name:

Last Name: *  Building Number:

Address 1
Telephone Number: * (Street): *

Extension Number: Address 2:

Mobile Number: Town/City: *

Fax Number: Country: *

Postcode: *

Email Address: *

Is the applicant an individual or an organisation/corporate entity? *

  Individual    Organisation/Corporate entity

Scott Strachan Architect

Scott

Strachan

Old Perth Road

The Hurst

07872318785

KY13 9YA

Scotland

Kinross

Milnathort

scott@scottstrachan.co.uk
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Applicant Details
Please enter Applicant details

Title: You must enter a Building Name or Number, or both: *

Other Title: Building Name:

First Name: * Building Number:

Address 1
Last Name: * (Street): *

Company/Organisation Address 2:

Telephone Number: * Town/City: *

Extension Number: Country: *

Mobile Number: Postcode: *

Fax Number:

Email Address: *

Site Address Details
Planning Authority: 

Full postal address of the site (including postcode where available):

Address 1:  

Address 2:

Address 3:

Address 4:

Address 5:

Town/City/Settlement:

Post Code:

Please identify/describe the location of the site or sites

Northing Easting

Mr

Evearn

A. & Mrs C.

Perth and Kinross Council

Gordon

Forgandenny

Forgandenny

Evearn

Perth

PH2 9HS

PH2 9HS

Scotland

718312

Perth

308727
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Description of Proposal
Please provide a description of your proposal to which your review relates. The description should be the same as given in the 
application form, or as amended with the agreement of the planning authority: *
(Max 500 characters)

Type of Application
What type of application did you submit to the planning authority? *

  Application for planning permission (including householder application but excluding application to work minerals).

  Application for planning permission in principle.

  Further application.

  Application for approval of matters specified in conditions.

What does your review relate to? *

  Refusal Notice.

 Grant of permission with Conditions imposed.

  No decision reached within the prescribed period (two months after validation date or any agreed extension) – deemed refusal.

Statement of reasons for seeking review
You must state in full, why you are a seeking a review of the planning authority’s decision (or failure to make a decision). Your statement 
must set out all matters you consider require  to be taken into account in determining your review. If necessary this can be provided as a 
separate document in the ‘Supporting Documents’ section: *  (Max 500 characters)

Note: you are unlikely to have a further opportunity to add to your statement of appeal at a later date, so it is essential that you produce 
all of the information you want the decision-maker to take into account.

You should not however raise any new matter which was not before the planning authority at the time it decided your application (or at 
the time expiry of the period of determination), unless you can demonstrate that the new matter could not have been raised before that 
time or that it not being raised before that time is a consequence of exceptional circumstances.

Have you raised any matters which were not before the appointed officer  at the time the  Yes   No
Determination on your application was made? *

If yes, you should explain in the box below, why you are raising the new matter, why it was not raised with the appointed officer before 
your application was determined and why you consider it should be considered in your review: * (Max 500 characters)

Alterations & extension to dwelling house

1970's chalet dwelling in conservation area located near B listed Church. Refused on basis of scale & form resulting in adverse 
impact on visual amenity of house & surrounding area. Conservation officer confirmed no comments or concerns regarding the 
impact of the proposed extension on the setting of the listed buildings. No objections from neighbours, statutory consultees or the 
public Pre-application feedback indicated support for a larger scheme with varying eaves heights    
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Please provide a list of all supporting documents, materials and evidence which you wish to submit with your notice of review and intend 
to rely on in support of your review. You can attach these documents electronically later in the process: * (Max 500 characters)

Application Details
Please provide details of the application and decision.

What is the application reference number? *

What date was the application submitted to the planning authority? *

What date was the decision issued by the planning authority? *

Review Procedure
The Local Review Body will decide on the procedure to be used to determine your review and may at any time during the review 
process require that further information or representations be made to enable them to determine the review. Further information may be 
required by one or a combination of procedures, such as: written submissions; the holding of one or more hearing sessions and/or 
inspecting the land which is the subject of the review case.

Can this review continue to a conclusion, in your opinion, based on a review of the relevant information provided by yourself and other 
parties only,  without any further procedures? For example, written submission, hearing session, site inspection. *
 Yes   No

Please indicate what procedure (or combination of procedures) you think is most appropriate for the handling of your review. You may 
select more than one option if you wish the review to be a combination of procedures.

Please select a further procedure *

Please explain in detail in your own words why this further procedure is required and the matters set out in your statement of appeal it 
will deal with?  (Max 500 characters) 

In the event that the Local Review Body appointed to consider your application decides to inspect the site, in your opinion:

Can the site be clearly seen from a road or public land? *  Yes   No

Is it possible for the site to be accessed safely and without barriers to entry? *  Yes    No

If there are reasons why you think the local Review Body would be unable to undertake an unaccompanied site inspection, please 
explain here.  (Max 500 characters) 

Location Plan Block Plan Plans, Section & Elevations Pre-application enquiry Pre-application response 

17/02272/FLL

12/02/2018

By means of inspection of the land to which the review relates

21/12/2017

To view the proposal in context. Dwelling does not front a public road and proposal has negligible impact on visual amenity to 
surrounding area
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Checklist – Application for Notice of Review
Please complete the following checklist to make sure  you have provided all the necessary information in support of your appeal. Failure 
to submit all this  information may result in your appeal  being deemed invalid. 

Have you provided the name and address of the applicant?.  *  Yes   No

Have you provided the date and reference number of the application which is the subject of this  Yes   No
review? *

If you are the agent, acting on behalf of the applicant, have you provided details of your name   Yes   No   N/A
and address and indicated whether any notice or correspondence required in connection with the 
review should be sent to you or the applicant? *
Have you provided a statement setting out your reasons for requiring a review and by what  Yes   No
procedure (or combination of procedures) you wish the review to be conducted? *

Note: You must state, in full, why you are seeking a review on your application. Your statement must set out all matters you consider 
require to be taken into account in determining your review. You may not have a further opportunity to add to your statement of review 
at a later date. It is therefore essential that you submit with your notice of review, all necessary information and evidence that you rely 
on and wish the Local Review Body to consider as part of your review.
Please attach a copy of all documents, material and evidence which you intend to rely on  Yes   No
(e.g. plans and Drawings) which are now the subject of this review *

Note: Where the review relates to a further application e.g. renewal of planning permission or modification, variation or removal of a 
planning condition or where it relates to an application for approval of matters specified in conditions, it is advisable to provide the 
application reference number, approved plans and decision notice (if any) from the earlier consent.
 

Declare – Notice of Review
I/We the applicant/agent certify that this is an application for review on the grounds stated.

Declaration Name: Mr Scott Strachan

Declaration Date: 22/02/2018
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TCP/11/16(519) – 17/02272/FLL – Alterations and extension
to dwellinghouse at Evearn, Forgandanny, Perth, PH2 9HS

PLANNING DECISION NOTICE

REPORT OF HANDLING

REFERENCE DOCUMENTS (included in applicant’s
submission, see pages 175-177)

4(iii)(b)
TCP/11/16(519)
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PERTH AND KINROSS COUNCIL 
 

 
Mr A. And Mrs C. Gordon 
c/o Scott Strachan Architect 
Scott Strachan 
The Hurst 
Old Perth Road 
Milnathort 
Kinross 
Scotland 
KY13 9YA 
 

Pullar House 
35 Kinnoull Street 
PERTH   
PH1  5GD 
 

 Date 12th February 2018 
 

 

TOWN AND COUNTRY PLANNING (SCOTLAND) ACT  
 

Application Number: 17/02272/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 21st 
December 2017 for permission for Alterations and extension to dwellinghouse 
Evearn Forgandenny Perth PH2 9HS   for the reasons undernoted.   
 
 
 

Interim Development Quality Manager 
 
 

Reasons for Refusal 
 
 
1.  The proposed extension, by virtue of its raised wall head and eaves level, excessive 

proportions, poor form, conflicting composition and lack of integration, would 
unbalance and overwhelm the existing dwellinghouse and compromise its 
architectural integrity, resulting in an adverse impact on the visual amenity of the 
house and surrounding area. 

 
 Approval would therefore be contrary to Policies RD1(c), PM1A and PM1B(c) of the 

Perth and Kinross Local Development Plan 2014, which seek to ensure that 
development contributes positively to the character and amenity of the place by 
complementing its surroundings in terms of design, appearance, height, massing, 
materials, colours and finishes. 

 

181



 

 2 

 
Justification 
 
 

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

 
 
Notes 
 
 
The plans relating to this decision are listed below and are displayed on Perth and 
Kinross Council’s website at www.pkc.gov.uk “Online Planning Applications” page 
 
 
Plan Reference 
 
17/02272/1 
 
17/02272/2 
 
17/02272/3 
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REPORT OF HANDLING 
 

DELEGATED REPORT 
 
 
Ref No 17/02272/FLL 

Ward No P9- Almond And Earn 

Due Determination Date 20.02.2018 

Case Officer Keith Stirton 

Report Issued by  Date 

Countersigned by  Date 

 
 

PROPOSAL:  

 

Alterations and extension to dwellinghouse 

    

LOCATION:  Evearn Forgandenny Perth PH2 9HS  

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:  10 January 2018 
 
SITE  PHOTOGRAPHS 
 

  
 
BACKGROUND AND DESCRIPTION OF PROPOSAL 
 
The application site is Evearn, a detached 1970’s “chalet-style” dwellinghouse 
which is located within the Forgandenny Conservation Area. This application 
seeks detailed planning permission for alterations to the rear (South) and an 
extension to the front (North). The application is identical to a previously 
refused proposal, Ref: 17/00940/FLL. 
 
 

183



2 

 

SITE HISTORY 
 
17/00940/FLL Extension to dwellinghouse 

Application Refused – 21 July 2017 
 
PRE-APPLICATION CONSULTATION 
 
Pre application Reference:  16/00433/PREAPP 
 
The principle of an extension was considered to be acceptable, but several 
reservations were raised. The proposal evolved in design and detailing in 
between the initial pre-application enquiry and the formal application 
submission. 
 
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, paragraph 143, states that; 
 
“Proposals for development within conservation areas should preserve or 
enhance the character and appearance of the conservation area. Proposals 
that do not harm the character or appearance of the conservation area should 
be treated as preserving its character or appearance”. 
 
DEVELOPMENT PLAN 
 

The Development Plan for the area comprises the TAYplan Strategic 
Development Plan 2016-2036 and the Perth and Kinross Local Development 
Plan 2014. 
 
TAYplan Strategic Development Plan 2016 – 2036 - Approved October 
2017 
 
Whilst there are no specific policies or strategies directly relevant to this 
proposal the overall vision of the TAYplan should be noted.   The vision states 
“By 2036 the TAYplan area will be sustainable, more attractive, competitive 
and vibrant without creating an unacceptable burden on our planet. The 
quality of life will make it a place of first choice where more people choose to 
live, work, study and visit, and where businesses choose to invest and create 
jobs.” 
 
Perth and Kinross Local Development Plan 2014 – Adopted February 
2014 
 
The Local Development Plan is the most recent statement of Council policy 
and is augmented by Supplementary Guidance. 

184



3 

 

The principal policies are, in summary: 
 
Policy HE3A - Conservation Areas   
Development within a Conservation Area must preserve or enhance its 
character or appearance. The design, materials, scale and siting of a new 
development within a Conservation Area, and development out with an area 
that will impact upon its special qualities should be appropriate to its 
appearance, character and setting. Where a Conservation Area Appraisal has 
been undertaken the details should be used to guide the form and design of 
new development proposals. 
 
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 RD1 - Residential Areas   
In identified areas, residential amenity will be protected and, where possible, 
improved. Proposals will be encouraged where they satisfy the criteria set out 
and are compatible with the amenity and character of an area. 
 
In addition to the adopted development plan policies listed above, the 
following policies from Perth & Kinross Local Development Plan 2: Proposed 
Plan 2017 are now relevant material considerations in the determination of the 
application; 
 
Policies 1A and 1B: Placemaking, Policy 17: Residential Areas, Policy 28A: 
Conservation Areas. These Policies generally replicate the equivalent Policies 
in the adopted Local Development Plan. 
 
OTHER GUIDANCE 
 
Perth & Kinross Council’s Draft Placemaking Guide 2017 has now been 
issued. The guidance states that; 
 
“Whether it is an extension on a house or a strategic development site, there 
are always aims and objectives for any new development… 
 
There is considerable scope for modern architecture and building techniques 
to support new lifestyles but an honest contemporary approach can be 
matched with local building characteristics to provide attractive modern living. 
It requires sensitivity and care by the designer but will not necessarily result in 
additional expenditure. 
 
New development should acknowledge the scale and form of the surrounding 
buildings. This can make a huge difference to the visual impact of a 
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development. Whilst it is not desirable to copy traditional buildings, it is 
important to harmonise with them. 
 
Proportion is a fundamental element of architecture, and relates to the 
building as a whole and also as sections working harmoniously together. 
Individual elements of a building must work together to create a coherent 
design that balances. The building envelope, windows and doors, eaves and 
roof ridgeline should all work in balance with each other”. 
 
The Council is in the process of drafting more detailed Technical Notes that 
will provide specific guidance on domestic extensions. 
 
These will offer more information regarding this type of development and give 
best practice examples that can be used by applicants and Development 
Management to support the pre-application and planning application process. 
 
The aim of these technical notes is not to be proscriptive regarding design but 
to ensure that the Placemaking process has been followed when applying for 
planning permission for a new development, regardless as to the size, cost or 
location of a proposal. 
 
The Technical Notes will reflect the messages in the Placemaking Guide and 
be published alongside the Adopted Supplementary Guidance. 
 
The draft Supplementary Guidance has been consulted upon and comments 
were invited between 13th July 2017 and 31st August 2017. 
 
INTERNAL COMMENTS 
 

Conservation Officer No concerns regarding setting of Listed Buildings 

 
Environmental Health No objections – condition required on any approval 
 
REPRESENTATIONS 
 
No letters of representation have been received in relation to this proposal. 
 
ADDITIONAL STATEMENTS RECEIVED: 
 

Environment Statement Not Required 

Screening Opinion Not Required 

Environmental Impact Assessment Not Required 

Appropriate Assessment Not Required 

Design Statement or Design and 
Access Statement 

Not Required 

Report on Impact or Potential Impact 
eg Flood Risk Assessment 

Not Required 
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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. 
 
Policy Appraisal 
 
In general terms, developments which are ancillary to an existing domestic 
dwelling are considered to be acceptable in principle. However, consideration 
must be given to the specific details of any proposal, whether it would have an 
adverse impact on visual amenity and whether it would preserve and enhance 
the character and appearance of the Conservation Area. 
 
Design and Layout 
 
The existing dwellinghouse has a rectangular footprint and is of a 1970’s 
pitched roof “chalet-style” design, with accommodation contained entirely 
within the roof space. The houses in the immediately adjacent plots have a 
mixture of designs and finishes, though all are of single storey appearance, 
with upper level accommodation contained entirely within the roof space.  
 
This proposal is identical to a previously refused proposal, Ref: 17/00940/FLL. 
Whilst post-refusal discussions have taken place on a number of alternative 
design options, none of them were considered to adequately address the 
concerns raised and/or were cost prohibitive. It is understood that the 
applicant has re-submitted the same proposal with the intention of taking the 
case to the Local Review Body, seeing as the previous refusal is now time-
barred from a review. 
 
Minor alterations to window and door openings are proposed to the rear 
(South). Additionally, an extension is proposed to the principal (North) 
elevation of the house. It measures 8.66m in length, 1.88m in projection; has 
a raised eaves level and a matching ridge level. The extension has been 
designed to read deferentially from the existing house, in a contemporary 
fashion. 
 
Landscape 
 
The scale and nature of the proposals do not raise any significant landscape 
impact issues. 
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Residential Amenity 
 
The residential amenity of neighbouring properties would not be adversely 
affected by the proposed development in terms of overlooking or 
overshadowing, given their relative positions, orientations and distances. 
 
The Council’s Environmental Health Officer has provided comments in relation 
to potential nuisance conditions caused by the proposed stove. A planning 
condition has been requested on any approval in order to safeguard 
surrounding residential amenity. 
 
Visual Amenity 
 
The proposed alterations to the window and door openings to the rear of the 
building are of no concern and are considered to be acceptable. 
 
Given the variety of surrounding houses in this private cul-de-sac and 
adjoining plots, the principle of an extension to the front elevation in this 
context is considered to be acceptable, providing that its proportions, design 
and finish are appropriate. 
 
The extension is detailed in a contemporary fashion with the partial use of 
grey fibre cement weatherboard cladding, a Juliette balcony and an open-
sided entrance porch which has a steel column supporting the upper level 
extension. 
 
However, the heightened proportions and raised wall head and eaves level of 
the extension exceed those of the host building, resulting in a dominant 
feature which would unbalance and overwhelm the principal elevation of the 
house, to the detriment of its visual amenity. 
 
Additionally, the proposed ridge line runs parallel to the ridge of the house. 
Therefore, in addition to its dominant appearance, the resulting extension also 
lacks cohesion as it is poorly integrated with the house and has an 
incongruous appearance. 
 
The applicant has cited examples of nearby unsympathetic development in an 
effort to justify the current proposals. However, none of them are considered 
to be justification for over-riding the current planning policies in this instance. 
This application must be determined based upon its own planning merits. 
 
On balance, the present proposals are not considered to meet with adopted 
planning policies or the recently issued draft Placemaking Guide for the 
previously stated reasons; therefore the application is recommended for 
refusal. 
 
Conservation Area and Setting of Adjacent Listed Buildings. 
 
This modern dwellinghouse is located within the Forgandenny Conservation 
Area and is located adjacent to a number of Listed Buildings. The proposal is 
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not considered to have an adverse effect on the setting of the adjacent Listed 
Buildings. 
 
Although the proposal raises a number of visual amenity issues, as detailed 
above, it is accepted that the impact of the proposals would be contained to 
an area relatively close to the modern property, and that it would not have 
such a significant impact on the traditional character and historic integrity of 
the wider Conservation Area. 
 
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. 
 
Developer Contributions 
 
The Developer Contributions Guidance is not applicable to this application 
and therefore no contributions are required in this instance. 
 

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 or the adopted Local Development Plan 2014.  I have taken 
account of material considerations and find none that would justify overriding 
the adopted Development Plan. On that basis the application is recommended 
for refusal. 
 
APPLICATION PROCESSING TIME 
 
The recommendation for this application has been made within the statutory 
determination period. 
 
LEGAL  AGREEMENTS 
 
None required. 
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DIRECTION BY SCOTTISH MINISTERS 
 
None applicable to this proposal. 
 
 
RECOMMENDATION   
 
Refuse the application 
 
 
Reasons for Recommendation 
 
1 The proposed extension, by virtue of its raised wall head and eaves 

level, excessive proportions, poor form, conflicting composition and 
lack of integration, would unbalance and overwhelm the existing 
dwellinghouse and compromise its architectural integrity, resulting in an 
adverse impact on the visual amenity of the house and surrounding 
area. 

 
Approval would therefore be contrary to Policies RD1(c), PM1A and 
PM1B(c) of the Perth and Kinross Local Development Plan 2014, which 
seek to ensure that development contributes positively to the character 
and amenity of the place by complementing its surroundings in terms of 
design, appearance, height, massing, materials, colours and finishes. 

 
Justification 
 
The proposal is not in accordance with the Development Plan and there are 
no material reasons which justify departing from the Development Plan 
 
 
Informatives 
 
Not Applicable. 
 
Procedural Notes 
 
Not Applicable. 
 
 
PLANS AND DOCUMENTS RELATING TO THIS DECISION 
 
17/02272/1 
 
17/02272/2 
 
17/02272/3 
 
 
Date of Report    9 February 2018 
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TCP/11/16(519) – 17/02272/FLL – Alterations and extension
to dwellinghouse at Evearn, Forgandanny, Perth, PH2 9HS
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 M e m o r      

 

 
 To   Development Quality Manager 
    
 
 

Your ref 17/02272/FLL 
 
Date 8 January 2018 

 
The Environment Service 

a n d u m 
 

 
From  Regulatory Services Manager 
  
   
  
Our ref  LRE  
 
Tel No        

 

Pullar House, 35 Kinnoull Street, Perth PH1 5GD

 

Consultation on an Application for Planning Permission 

PK17/02272/FLL RE: Alterations and extension to dwellinghouse Evearn Forgandenny 

Perth PH2 9HS for Mr & Mrs C. Gordon 

 
I refer to your letter dated 3 January 2018 in connection with the above application and have 
the following comments to make. 
 

Environmental Health (assessment date –08/01/18) 

Recommendation 

I have no objection in principle to the application but recommend that the under noted 

conditions be included on any given consent. 

 

Comments 
The plans submitted with the application indicate that the applicant proposes to install a  
wood burning stove within the snug lounge area of the dwelling house. 
 
The closest residential property to the application site is Fortrenn which is approximately 3 
metres away. 
 
There are no letters of representation at the time of writing this memorandum.  
 

Air Quality 
Biomass has the potential to increase ambient air concentrations of nitrogen dioxide and 
particulate matter. The Environment Act 1995 places a duty on local authorities to review 
and assess air quality within their area. Technical guidance LAQMA.TG16 which 
accompanies this Act, advises that biomass boiler within the range of 50kW to 20MW should 
be assessed. The pollution emissions of concern from biomass are particulate matter 
(PM10/PM2.5) and nitrogen oxides (NOx).  

 
The wood burning stove to be installed is a small domestic stove and will be below the 
ranged that should be assessed; I therefore have no adverse comments to make with 
regards to air quality. 
 

Nuisance 
However this Service has seen an increase in nuisance complaints with regards to smoke 
and smoke odour due to the installation of biomass appliances. Nuisance conditions can 
come about due to poor installation and maintenance of the appliance and also inadequate 
dispersion of emissions due to the inappropriate location and height of flue with regards to 
surrounding buildings.  
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The plans submitted with this application indicate that the proposed flue will be exhausted 
through the roof and will terminate above the roof ridge. Therefore the emissions should 
disperse adequately and should not adversely affect the residential amenity of neighbouring 
properties. 
 
However I recommend that the undernoted condition be included on any given consent. 
 

Condition 

EH50 The stove shall only operate on fuel prescribed and stored in accordance with the 

manufacturer’s instructions. The stove and flue and any constituent parts shall be 

maintained and serviced in accordance with the manufacturer's instructions.  No changes to 

the biomass specifications shall take place without the prior written agreement of the Council 

as Planning Authority 
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Comments to the Development Quality Manager on a Planning Application 

Planning  
Application ref. 

17/012272/FLL 
Comments 
provided by 

Diane Barbary 

Service/Section Conservation 
Contact 
Details 

 
 

Description of 
Proposal 

 
Alterations and extension to dwellinghouse 
 

Address of site 
 
Evearn, Forgandenny 
 

Comments on the 
proposal 
 
 
 
 

 
Evearn is an unlisted building in the Forgandenny Conservation Area. The site 
is to the south west of the category B listed Forgandenny Parish Church and 
Churchyard (LB 11303 and 11304).  
  
I have no comments or concerns regarding the impact of the proposed 
extension on the setting of the listed buildings.  

Recommended 
planning 
condition(s) 
 

 
 
 

Recommended 
informative(s) for 
applicant 

 
 

 

Date comments 
returned 

22/01/18 

 

195



196



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

INDEX

(a) Papers submitted by the Applicant (Pages 199-226)

(b) Decision Notice (Pages 211-212)

Report of Handling (Pages 215-224)

Reference Documents (Pages 225-226 and 229-237)

(c) Representations (Pages 239-250)

4(iv)
TCP/11/16(520)

197



198



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

PAPERS SUBMITTED
BY THE

APPLICANT

4(iv)(a)
TCP/11/16(520)

199



200



201



202



203



204



 

 

 

 

 

 

 

 

 

 

 

 

     

          

     

          

 

     

   

 

 

 

 

 

 

 

 

                                                                                                       

 

 

 

 

 

 

Supplementary Statement to the  
Perth and Kinross Local Review  
Body by Tulchan Estate Limited: 
Erection of a Farm Tenant/Estate 
Manager Dwellinghouse at Glenalmond, 
Perthshire,PH1 3SG 

Planning Permission in Principle 

Council ref: 17/01804/IPL 

   
 February 2018 

205
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1.0 Introduction 

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

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

 December 2017.The 

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

 

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

 

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

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

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

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

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

farming unit.”   

 

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

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

refused under delegated powers on 26
th

 July 2017. The first and second applications are 

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

accompanied by the SAC Consulting letter referred to above. 

 

2.0 Report of Handling 

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

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

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

road, route C 409. 

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

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

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

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

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

complaint to the nearest residential properties should agricultural buildings be developed 

in conjunction with the proposed dwelling.  

 

3.0 The Proposal 

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

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

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

various agricultural buildings spread throughout the site.  

 

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

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

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

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

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

family. 

 

  

4.0      Reasoned Justification 

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

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

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

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

Conditions application, should the Council be favourably disposed towards the 

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

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

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

existing buildings as these units supplement the farm income. 

 

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

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

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

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

attached Tulchan Plan 4). 

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

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

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

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

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

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

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

therefore a net loss of one agricultural dwelling.   

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

Tulchan steading.  

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

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

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

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

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

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

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

farm and farm worker.       

   

 

5.0 Conclusion  

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

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

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

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

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

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

example, as stated in a recent Scottish Government report: 

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

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

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

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

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

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

business and the opportunities that arise.”  

 

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

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

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

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

 

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

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

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

and practicality of infrastructure servicing. The separation distance between the 

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

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

rights will provide further protection and comfort. 

 

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

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

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

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

need. 

  

 

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

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

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

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

decision.  
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PERTH AND KINROSS COUNCIL 
 

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

Pullar House 
35 Kinnoull Street 
PERTH   
PH1  5GD 
 

 Date 8th December 2017 
 

 

TOWN AND COUNTRY PLANNING (SCOTLAND) ACT  
 

Application Number: 17/01804/IPL 
 

 
I am directed by the Planning Authority under the Town and Country Planning 
(Scotland) Acts currently in force, to refuse your application registered on 13th 
October 2017 for permission for Erection of a dwellinghouse (in principle) Land 
150 Metres North West Of East Tulchan Steadings Glenalmond     for the 
reasons undernoted.   
 
 
 

Interim Development Quality Manager 
 
 

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

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

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

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

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

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

 
5.   The proposal is contrary to Policy PM1B, criterion (a) and (b) of the Perth and 

Kinross Local Development Plan 2014, as the proposal fails to create a sense 
of identity and erodes the character of the countryside. 

 
 
Justification 
 
 

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

 
Notes 
 
 
The plans relating to this decision are listed below and are displayed on Perth and 
Kinross Council’s website at www.pkc.gov.uk “Online Planning Applications” page 
 
Plan Reference 
 
17/01804/1 
 
17/01804/2 
 
17/01804/3 
 
17/01804/4 
 
17/01804/5 
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REPORT OF HANDLING 
 

DELEGATED REPORT 
 
 
Ref No 17/01804/IPL 

Ward No P9- Almond And Earn 

Due Determination Date 12.12.2017 

Case Officer John Russell 

Report Issued by  Date 

Countersigned by  Date 

 
 

PROPOSAL:  

 

Erection of a dwellinghouse (in principle) 

    

LOCATION:  Land 150 Metres North West Of East Tulchan Steadings 

Glenalmond    

SUMMARY: 
 
This report recommends refusal of the application as the development is 
considered to be contrary to the relevant provisions of the Development Plan 
and there are no material considerations apparent which justify setting aside 
the Development Plan. 
 
DATE OF SITE VISIT:  25 October 2017 
 
SITE  PHOTOGRAPHS 
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BACKGROUND AND DESCRIPTION OF PROPOSAL 
 
The proposal is to erect an essential workers dwelling house in a field which is 
to the west of East Tulcahn by Glenalmond. The proposed plot is remote from 
the existing farm buildings. It is located to the north of the farm holding in an 
open field next to the farm access track junction with the public road. The in-
principle application delineates the site and the entrance to the site. As the 
application is in-principle there are no details at this stage indicating the 
building mass, elevational treatment or siting within the plot. 
 
It should be noted that this application is a resubmission of application 
17/00817/FLL that was refused. The agent confirms that more supporting 
information has now been submitted with this application to demonstrate that 
there is an “essential need”. 
 
There is a considerable amount of history associated with the site as detailed 
below. 
 
SITE HISTORY 
 
98/01314/FUL Erection of shooting lodge, refused 18 December 1998. 
 
04/00377/FUL Extension of shooting lodge caretakers accommodation and 
erection of garage/store/kennels, refused 26 April 2004. 
 
04/01057/FUL Extension of shooting lodge caretakers accommodation and 
erection of garage/store/kennels, 19 July 2004. 
 
05/01805/FUL Alterations and extension to garage/store to form 
dwellinghouse, approved 04 January 2006 
 
06/01536/MOD Modification of existing consent 04/01057/FUL, for revised 
entrance porch design, approved 28 August 2006. 
 
Change of use from self catering holiday accommodation to private residential 
accommodation, approved 15 April 2011. 
 
15/00062/FLL Erection of timber hut, approved 09 March 2015 
 
17/00817/IPL Erection of a dwellinghouse (in principle) 26 July 2017 
Application Refused 
 
PRE-APPLICATION CONSULTATION 
 
Pre application Reference: 16/00793/PREAPP 
 
NATIONAL POLICY AND GUIDANCE 
 
The Scottish Government expresses its planning policies through The 
National Planning Framework, the Scottish Planning Policy (SPP), Planning 
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Advice Notes (PAN), Creating Places, Designing Streets, National Roads 
Development Guide and a series of Circulars.   
 
DEVELOPMENT PLAN 
 

The Development Plan for the area comprises the TAYplan Strategic 
Development Plan 2016-2036 and the Perth and Kinross Local Development 
Plan 2014. 
 
TAYplan Strategic Development Plan 2016 – 2036 - Approved October 
2017 
 
Whilst there are no specific policies or strategies directly relevant to this 
proposal the overall vision of the TAYplan should be noted.   The vision states 
“By 2036 the TAYplan area will be sustainable, more attractive, competitive 
and vibrant without creating an unacceptable burden on our planet. The 
quality of life will make it a place of first choice where more people choose to 
live, work, study and visit, and where businesses choose to invest and create 
jobs.” 
 
Perth and Kinross Local Development Plan 2014 – Adopted February 
2014 
 
The Local Development Plan is the most recent statement of Council policy 
and is augmented by Supplementary Guidance. 
 
The principal policies are, in summary: 
 
Policy PM1A - Placemaking   
Development must contribute positively to the quality of the surrounding built 
and natural environment, respecting the character and amenity of the place.  
All development should be planned and designed with reference to climate 
change mitigation and adaption. 
 
Policy PM1B - Placemaking   
All proposals should meet all eight of the placemaking criteria. 
 
Policy PM3 -  Infrastructure Contributions 
Where new developments (either alone or cumulatively) exacerbate a current 
or generate a need for additional infrastructure provision or community 
facilities, planning permission will only be granted where contributions which 
are reasonably related to the scale and nature of the proposed development 
are secured. 
 
Policy PM4 - Settlement Boundaries   
For settlements which are defined by a settlement boundary in the Plan, 
development will not be permitted, except within the defined settlement 
boundary. 
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Policy RD3 - Housing in the Countryside   
The development of single houses or groups of houses which fall within the 
six identified categories will be supported. This policy does not apply in the 
Green Belt and is limited within the Lunan Valley Catchment Area. 
 
Policy TA1B -  Transport Standards and Accessibility Requirements 
Development proposals that involve significant travel generation should be 
well served by all modes of transport (in particular walking, cycling and public 
transport), provide safe access and appropriate car parking. Supplementary 
Guidance will set out when a travel plan and transport assessment is required. 
 
Policy ER6 -  Managing Future Landscape Change to Conserve and Enhance 
the Diversity and Quality of the Areas Landscapes 
Development proposals will be supported where they do not conflict with the 
aim of maintaining and enhancing the landscape qualities of Perth and 
Kinross and they meet the tests set out in the 7 criteria. 
 
Policy EP3B -  Water, Environment and Drainage 
Foul drainage from all developments within and close to settlement envelopes 
that have public sewerage systems will require connection to the public sewer. 
A private system will only be considered as a temporary measure or where 
there is little or no public sewerage system and it does not have an adverse 
effect on the natural and built environment, surrounding uses and the amenity 
of the area. 
 
Policy EP3C -  Water, Environment and Drainage 
All new developments will be required to employ Sustainable Urban Drainage 
Systems (SUDS) measures. 
 
OTHER POLICIES 
 
Development Contributions 
 
Sets out the Council’s Policy for securing contributions from developers of 
new homes towards the cost of meeting appropriate infrastructure 
improvements necessary as a consequence of development. 
 
Housing in the Countryside Guide  
 
A revised Housing in the Countryside Policy 2012 was adopted by the Council 
in October 2014. The policy applies over the whole local authority area of 
Perth and Kinross except where a more relaxed policy applies at present.  In 
practice this means that the revised policy applies to areas with other Local 
Plan policies and it should be borne in mind that the specific policies relating 
to these designations will also require to be complied with.  The policy aims to: 
  
•           Safeguard the character of the countryside; 
•           Support the viability of communities;  
•           Meet development needs in appropriate locations; 
•           Ensure that high standards of siting and design are achieved. 
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The Council’s “Guidance on the Siting and Design of Houses in Rural Areas” 
contains advice on the siting and design of new housing in rural areas. 
 
CONSULTATION  RESPONSES 
 

Transport Planning – No objection. 

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

Community Waste Advisor - Environment Service – No response within 

consultation period. 

 
REPRESENTATIONS 
 
None 
 
ADDITIONAL INFORMATION RECEIVED: 
 

Environmental Impact Assessment 

(EIA) 

Not Required 

Screening Opinion Not Required 

EIA Report Not Required 

Appropriate Assessment Not Required 

Design Statement or Design and 

Access Statement 

Not Required 

Report on Impact or Potential Impact 

eg Flood Risk Assessment 

Submitted 

 
APPRAISAL 
 
Sections 25 and 37 (2) of the Town and Country Planning (Scotland) Act 1997 
require that planning decisions be made in accordance with the development 
plan unless material considerations indicate otherwise.  The Development 
Plan for the area comprises the approved TAYplan 2016 and the adopted 
Perth and Kinross Local Development Plan 2014.   
 
The determining issues in this case are whether; the proposal complies with 
development plan policy; or if there are any other material considerations 
which justify a departure from policy. 
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Policy Appraisal 
 
The local plan through Policy PM4 - Settlement Boundaries specifies that 
development will not be permitted, except within the defined settlement 
boundaries which are defined by a settlement boundary in the Plan. 
 
However, through Policy RD3 - Housing in the Countryside it is acknowledged 
that opportunities do exist for housing in rural areas to support the viability of 
communities, meet development needs in appropriate locations while 
safeguarding the character of the countryside as well as ensuring that a high 
standard of siting and design is achieved. Thus the development of single 
houses or groups of houses which fall within the six identified categories will 
be supported where they comply with criterion. 
 
Having had the opportunity to undertake a site visit and assess the plans I 
consider the application does not relate to:- 
 
(a) Building groups. 
(b) Infill sites.  
(d) Renovation or replacement of houses.  
(e) Conversion or replacement of redundant non-domestic buildings.  
(f) Rural Brownfield. 
 
The agent considers there to be an essential need for the dwelling, category 
(c) New houses in the open countryside. 
 
I therefore turn to supplementary guidance, ‘The Housing in the Countryside 
Policy’ that was adopted by the Council in October 2014, which assists with 
the assessment of Policy RD3.  
 
Essential Workers Dwelling Assessment:- 
 
With regards to development of an essential worker dwelling the SPG 
highlights that:- 
 
A house or group of houses is required either on site or in the locality for a 
local or key worker associated with either a consented or an established 
economic activity. The applicant must demonstrate to the satisfaction of the 
Council that there is a need for the house(s). Where the house is to be 
associated with a proposed economic activity, construction of the house will 
not be permitted in advance of the development of the business. Permission 
may be restricted by an occupancy condition to remain as essential worker 
housing in perpetuity, or convert to an agreed tenure of affordable housing 
when the employment use is no longer required. 
 
In support of the application an updated planning statement has been 
provided by the agent. This confirms the Estate owns 349 acres, 210 are in 
agricultural use while the remaining 139acres under woodland cover. The 
estate income is split between farming and holiday lets. The farm is currently 
let and the tenancy ends in November 2019.  
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It also sets out background associated with the landholding and details of 
units within the holding that were currently utilised for holiday letting purposes. 
There is also reference to the current farm tenant and their accommodation. A 
supporting letter has also been prepared by SAC consulting noting general 
pressures experienced in farming and noting that there will be benefits 
associated with having a dwelling on the site. 
 
From my review of the now updated supporting statement it still appears that 
the need for an agricultural dwelling is a result of the disposal of the existing 
farmhouse and land to the tenant farm in the 1990’s to generate funds. The 
expiry of the lease that the current tenant farmer has on land to the south has 
now brought this matter to the fore. From my review of the information 
submitted to date I am still of the view that the ‘essential need’ for a worker’s 
dwelling has been created artificially. 
 
While a supporting letter from SAC consulting has now been submitted there 
is no detailed report breaking down the actual needs of the farm holding, in 
terms of labour units.  
 
Furthermore, if a case for an agricultural dwelling was made then it would 
appear that this could be adequately satisfied by one of the holiday letting 
properties (Tulchan Lodge or the Hayloft) on the existing holding which are 
also closer to the existing farm building. 
 
In addition I am still not convinced that the proposed site which is remote from 
the existing farm building and in an open field is the most suitable location. In 
the majority of cases essential worker dwelling applications have a clear link 
with the supervision of the farm buildings to improve security and reduce the 
risk of theft.  
 
Based on the submitted information and my assessment above the proposal 
is contrary to the requirements of this category in the Housing in the 
Countryside SPG, thus fails to comply with category (c) of Policy RD3. 
 
Design and Layout 
 
No detailed design or layout has been submitted. If this application was 
approved conditional control would be required to reserve assessment of 
these matters. 
 
Landscape 
 
Policy ER6 of the local plan seeks to ensure that local distinctiveness, 
diversity and quality of the landscape character area, the historic and cultural 
dimension of the area’s landscapes, visual and scenic qualities of the 
landscape, or the quality of the landscape experience is not eroded.  
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As noted above in my assessment of the essential workers house location on 
the farm unit I am not convinced, at this point in time, that the proposed site 
will achieve the best landscape fit.  
 
Residential Amenity 
 
I do not consider that residential amenity will be affected by the proposed 
house however this would be assessed further through matters specified by 
condition if the application is approved.  
 
I do however have concern that if this application was approved then 
agricultural buildings may be sought next to the agricultural dwelling which 
may give rise to issues with neighbouring dwellings to the East of the site.  
 
Taking this into account locating the essential workers dwelling next to the 
agricultural building to provide supervision may be more desirable should a 
case be made to support an essential workers dwelling unit on the 
landholding. 
 
Roads and Access 
 
There are no objections to the proposed dwellinghouses on roads or access 
grounds from Transport Planning. The proposal would comply with Policy 
TA1B if conditional control is applied to secure appropriate car parking and 
turning facilities. 
 
Drainage and Flooding 
 
Drainage 
 
To ensure the new development has an adequate and consistently 
wholesome supply of water and to maintain water quality and supply in the 
interests of residential amenity as well as ensuring the private water supply or 
septic drainage systems of neighbours of the development remain accessible 
for future maintenance conditional control is recommended by Environmental 
Health. 
 
Surface water and the implementation of SUDS can also be dealt with by 
conditional control to ensure adherence to the requirements of Policy EP3C. 
 
Flooding 
 
The site is not in an area subject to river or surface water flooding.  
 
Developer Contributions 
 
The Council Developer Contributions Supplementary Guidance requires a 
financial contribution towards increased primary school capacity in areas 
where a primary school capacity constraint has been identified. A capacity 
constraint is defined as where a primary school is operating, or likely to be 
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operating following completion of the proposed development and extant 
planning permissions, at or above 80% of total capacity. This proposal is 
within the catchment of Methven Primary School and conditional control is 
required due to the outline nature of the application. 
 
Economic Impact 
 
The economic impact of the proposal is likely to be minimal and limited to the 
construction phase of the development. 
 
Conclusion 
 
In conclusion, the application must be determined in accordance with the 
adopted Development Plan unless material considerations indicate otherwise. 
In this respect, the proposal is not considered to comply with the approved 
TAYplan 2012 and the adopted Local Development Plan 2014.  I have taken 
account of material considerations and find none that would justify overriding 
the adopted Development Plan. On that basis the application is recommended 
for refusal. 
 
APPLICATION PROCESSING TIME 
 
The recommendation for this application has been made within the statutory 
determination period. 
 
LEGAL  AGREEMENTS 
 
None required. 
 
DIRECTION BY SCOTTISH MINISTERS 
 
None applicable to this proposal. 
 
RECOMMENDATION   
 
Refuse the application 
 
Conditions and Reasons for Recommendation 
 
1 The proposal is contrary to Policy RD3 - Housing in the Countryside of 

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

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

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

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

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

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

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

 
5 The proposal is contrary to Policy PM1B, criterion (a) and (b) of the 

Perth and Kinross Local Development Plan 2014, as the proposal fails 
to create a sense of identity and erodes the character of the 
countryside. 

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

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

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

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

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

REPRESENTATIONS

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

 

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

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

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

Foul 
 

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

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

Development Operations

The Bridge

Buchanan Gate Business Park

Cumbernauld Road

Stepps

Glasgow

G33 6FB

Development Operations

Freephone  Number - 0800 3890379

E-Mail - DevelopmentOperations@scottishwater.co.uk

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

 

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

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

 

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

 

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

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

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

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

 
 
 
Next Steps:  
 

• Single Property/Less than 10 dwellings 

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

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

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

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

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

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

 
• 10 or more domestic dwellings:  

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

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

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

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

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

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

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

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

include hotels, caravan sites or restaurants.  

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

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

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

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

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

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

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

form-h  

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

these are solely for draining rainfall run off. 

For food services establishments, Scottish Water recommends a suitably sized 

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

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

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

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

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

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

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

www.resourceefficientscotland.com 

 

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

Planning 
Application ref.

17/01804/IPL Comments 
provided 
by

Euan McLaughlin

Service/Section Strategy & Policy Contact 
Details

Development Negotiations 
Officer:
Euan McLaughlin

Description of 
Proposal

Erection of a dwellinghouse (in principle)

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

Comments on the 
proposal

Primary Education  

With reference to the above planning application the Council Developer 
Contributions Supplementary Guidance requires a financial contribution 
towards increased primary school capacity in areas where a primary school 
capacity constraint has been identified. A capacity constraint is defined as 
where a primary school is operating, or likely to be operating following 
completion of the proposed development and extant planning permissions, at 
or above 80% of total capacity. 

This proposal is within the catchment of Methven Primary School. 

Recommended 
planning 
condition(s)

Primary Education   

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

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

Recommended 
informative(s) for 
applicant

N/A

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

Planning 
Application ref.

17/01804/IPL Comments 
provided by

Dean Salman

Service/Section Transport Planning Contact 
Details

Description of 
Proposal

Erection of a dwellinghouse (in principle)

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

Comments on the 
proposal

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

Recommended 
planning 
condition(s)

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

Recommended 
informative(s) for 
applicant

 

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

Your ref 17/01804/IPL

Date 17/11/2017

The Environment Service

a n d u m
From Regulatory Service Manager

Our ref ALS

Tel No       

Pullar House, 35 Kinnoull Street, Perth PH1 5GD

Consultation on an Application for Planning Permission

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

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

Water (assessment date –17/11/2017)

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

Comments

The development is for a dwelling house in a rural area with private water supplies believed 
to serve properties in the vicinity.  The applicant has indicated that they will connect to the 
Public Mains water supply but should this prove to be impractical cogniscance must be taken 
of Informative 2 below.  To ensure the new development has an adequate and consistently 
wholesome supply of water and to maintain water quality and supply in the interests of 
residential amenity and ensure the private water supply or septic drainage systems of 
neighbours of the development remain accessible for future maintenance please note the 
following condition and informatives.  No public objections relating to the water supply were 
noted at the date above.

WS00 Condition

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

WAYL - Informative 1
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The applicant should ensure that any existing wayleaves for maintenance or repair to 
existing private water supply or septic drainage infrastructure in the development area are 
honoured throughout and after completion of the development. 

PWS - Informative 2

The applicant shall ensure the private water supply for the house/ development complies 
with the Water Scotland Act 1980 (Section 63) and the Private Water Supplies (Scotland) 
Regulations 2006.  Detailed information regarding the private water supply, including the 
nature, location and adequacy of the source, any storage tanks/ pipework and the filtration 
and disinfection treatment proposed to ensure provision of an adequate and consistently 
wholesome water supply shall be submitted to Perth and Kinross Council Environmental 
Health in line with the above act and regulations.
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TCP/11/16(521) – 17/01915/IPL – Erection of a
dwellinghouse (in principle) on land 30 metres south of
Balnacree House, Donavourd

INDEX

(a) Papers submitted by the Applicant (Pages 253-306)

(b) Decision Notice (Pages 287-288)

Report of Handling (Pages 289-298)

Reference Documents (Pages 299-301 and 304)

(c) Representations (Pages 309-320)

4(v)
TCP/11/16(521)
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TCP/11/16(521) – 17/01915/IPL – Erection of a
dwellinghouse (in principle) on land 30 metres south of
Balnacree House, Donavourd

PAPERS SUBMITTED
BY THE

APPLICANT

4(v)(a)
TCP/11/16(521)
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&4;85,<+;154

IST^ ^_L_PXPY_ T^ ^`MXT__PO TY ^`[[Z]_ ZQ L ]P\`P^_ QZ] L ]PaTPb ZQ _SP OPNT^TZY _Z ]PQ`^P LY

L[[WTNL_TZY QZ] [WLYYTYR [P]XT^^TZY TY []TYNT[WP %]PQP]PYNP ,2*+,3,0*?EA&) ISP []Z[Z^LW T^ QZ] _SP

P]PN_TZY ZQ L ObPWWTYRSZ`^P ZY WLYO _Z _SP ^Z`_S ZQ 7LWYLN]PP 8Z__LRP) ISP L[[WTNL_TZY bL^ ]PQ`^PO

`YOP] OPWPRL_PO [ZbP]^ ZY -3
_S

CZaPXMP] -+,2)

ISP L[[WTNL_TZY bL^ ^`MXT__PO ZY -2
_S

DN_ZMP] -+,2) ISP L[[WTNL_TZY bL^ LNNZX[LYTPO Md L WZNL_TZY

[WLY5 ST^_Z]TN XL[[TYR5 ^T_P [SZ_ZR]L[S^5 LYO TYOTNL_TaP ^T_P WLdZ`_ LYO L ^VP_NS [P]^[PN_TaP O]LbTYR

TWW`^_]L_TYR SZb _SP []Z[Z^LW bZ`WO MP ^T_`L_PO ZY _SP ^T_P) IST^ WPaPW ZQ OP_LTW T^ bPWW TY PcNP^^ ZQ _SP

XTYTX`X ]P\`T]PXPY_^ QZ] LY L[[WTNL_TZY QZ] [WLYYTYR [P]XT^^TZY TY []TYNT[WP)

,^M HFhM _d hrffegj eN FffgesFb eN j^M Fffb_HFj_ed tFh hMj erj _d j^M Fffb_HFdj�h fbFdd_d\ hjFjMcMdj� 

IST^ ^P_ Z`_ L NZX[]PSPY^TaP U`^_TQTNL_TZY QZ] _SP []Z[Z^LW TY LNNZ]O bT_S _SP ]PWPaLY_ AZNLW

9PaPWZ[XPY_ EWLY EZWTNd L^ bPWW L^ _^M "erdH_b�h +rffbMcMdjFgv $r_LFdHM� ,^MhM LeHrcMdjh FgM Fbb 

^`MXT__PO TY ^`[[Z]_ ZQ _ST^ ]PaTPb ]P\`P^_ LYO ^SZ`WO MP ]PLO TY NZYU`YN_TZY bT_S _ST^ H_L_PXPY_ ZQ

8L^P)

?_ T^ YZ_ TY_PYOPO _Z ]P(^_L_P _SP [ZWTNd NL^P LW]PLOd XLOP _d j^M Fffb_HFdj�h fbFdd_d\ ^_L_PXPY_) IST^

OZN`XPY_ bTWW ^P_ Z`_ _SP NL^P TY ^`[[Z]_ ZQ _ST^ ]PaTPb' _LVTYR LNNZ`Y_ ZQ _SP ]PL^ZY^ QZ] ]PQ`^LW

LYO XL__P]^ ]LT^PO TY _SP GP[Z]_ ZQ >LYOWTYR)

KP SLaP ^TRYTQTNLY_ NZYNP]Y^ bT_S TYNZ]]PN_ LYO `Y^`M^_LY_TL_PO L^^`X[_TZY^ XLOP TY _SP GP[Z]_ ZQ

>LYOWTYR _SL_ SLaP NWPL]Wd TYQW`PYNPO _SP OPNT^TZY _Z ]PQ`^P _Z R]LY_ [WLYYTYR [P]XT^^TZY TY []TYNT[WP

QZ] _SP []Z[Z^LW) ?Y [L]_TN`WL] _SP^P L^^`X[_TZY^ ]PWL_P _Z R]Z`YO WPaPW^ LYO NZYNP]Y^ LMZ`_ Q`]_SP]

Q`_`]P L[[WTNL_TZY^) ?_ T^ bSZWWd TYL[[]Z[]TL_P LYO TYOPPO `Y]PL^ZYLMWP _Z ]PLNS L NZYNW`^TZY ZY LY

L[[WTNL_TZY QZ] [WLYYTYR [P]XT^^TZY TY []TYNT[WP ML^PO ZY `Y^`M^_LY_TL_PO L^^`X[_TZY)

?_ T^ LW^Z ZQ NZYNP]Y _SL_ OP^[T_P _SP ZQQTNP] ]PLNSPO L NZYNW`^TZY _SL_ _SP aT^`LW LXPYT_d ZQ _SP

[]Z[Z^LW bZ`WO YZ_ MP LNNP[_LMWP' OP^[T_P NWPL]Wd NZYNW`OTYR TY _SP L^^P^^XPY_ _SL_ _SP TYQZ]XL_TZY

^`MXT__PO Md _SP L[[WTNLY_ NZYQT]XPO _SL_ _SP []Z[Z^LW bZ`WO YZ_ MP `YO`Wd []ZXTYPY_) ISP ZaP]LWW

NZYNW`^TZY T^ YZ_ NZY^T^_PY_ bT_S _SP L^^P^^XPY_ TY _ST^ ]PRL]O)

?_ ^SZ`WO MP MZ]YP TY XTYO L_ LWW _TXP^ _SL_ _ST^ T^ L []Z[Z^LW ^PPVTYR [WLYYTYR [P]XT^^TZY TY

[]TYNT[WP) 9P_LTWPO XL__P]^ ]PWL_TYR _Z ^T_TYR' OP^TRY' QTYT^STYR XL_P]TLW^' WLYO^NL[TYR LYO R]Z`YO

WPaPW^ NLY L[[]Z[]TL_PWd MP OPLW_ bT_S Md bLd ZQ [WLYYTYR NZYOT_TZY^)

260



#,,8-9914/ ;0- (-*9549 .58 (-.<9*2

IST^ ^PN_TZY bTWW OT]PN_Wd LOO]P^^ _SP ]PL^ZY^ QZ] ]PQ`^LW L^ ]PQP]]PO _Z ZY _SP 9PNT^TZY CZ_TNP OL_PO

-3
_S

CZaPXMP] -+,2)

ISP QT]^_ ]PL^ZY QZ] ]PQ`^LW ^_L_P^4

)' @HE OQNONRAK IR CNMSQAQX SN =NKICX >3+/ 5NTRIMG IM SHE 2NTMSQXRIDE NF SHE =EQSH AMD

7IMQNRR 8NCAK 3EUEKNOLEMS =KAM *(), AMD SHE 2NTMCIK#R 5NTRIMG IM SHE 2NTMSQXRIDE 4TIDE

*()* AR SHE OQNONRAK FAIKR SN RASIRFX AMX NF SHE CASEGNQIER $)% 1TIKDIMG 4QNTOR& $*% 6MFIKK ?ISER&

$+% #;EV 5NTRER IM SHE <OEM 2NTMSQXRIDE#& $,% >EMNUASINM NQ >EOKACELEMS NF 5NTRER& $-%

2NMUEQRINM NQ >EOKACELEMS NF >EDTMDAMS ;NM 3NLERSIC 1TIKDIMGR& NQ $.% >TQAK 1QNVMFIEKD

8AMD' 6M OAQSICTKAQ SHE OQNONRAK DNER MNS LEES SHE BTIKDIMG GQNTO CQISEQIA $)% AR IS DNER MNS

QEROECS SHE KAXNTS AMD BTIKDIMG OASSEQM NF SHE GQNTO AMD DNER MNS EWSEMD SHE GQNTO IMSN A

DEFIMABKE RISE FNQLED BX EWIRSIMG SNONGQAOHX AMD NQ VEKK ERSABKIRHED KAMDRCAOE FEASTQER'

ISP XP]T_^ ZQ _SP L[[WTNL_TZY ^T_P L]P OT^N`^^PO TY R]PL_ OP_LTW TY _SP ^`[[Z]_TYR [WLYYTYR ^_L_PXPY_)

?_ T^ YZ_ TY_PYOPO _Z ]P[PL_ LWW ZQ _SZ^P SP]P)

,^M "erdH_b�h =`TOLYNP ZY _SP HT_TYR LYO 9P^TRY ZQ >Z`^P^ TY G`]LW 6]PL^ TWW`^_]L_P^ L[[]Z[]TL_P

]Z`YOTYR ZQQ Z[[Z]_`YT_TP^ %XL]VPO 6 LYO 7 ZY _SP [WLY MPWZb&)
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ISP [WLY LMZaP OPXZY^_]L_P^ _SP L[[WTNL_TZY ^T_P TY ]PWL_TZY _Z _SP ]P^_ ZQ _SP M`TWOTYR R]Z`[)

?Y _SP QT]^_ TXLRP Q]ZX 8Z`YNTW =`TOLYNP' L[[]Z[]TL_P ^T_P 6 T^ MZ`YOPO Md _SP N`]_TWLRP ZQ ZYP

]P^TOPY_TLW []Z[P]_d' Md LY LNNP^^ ]ZLO' Md L QTPWO MZ`YOL]d LYO T^ T_ Z[PY _Z _SP YZ]_S) 6[[]Z[]TL_P

^T_P 7 T^ MZ`YOPO Md _SP N`]_TWLRP ZQ ]P^TOPY_TLW []Z[P]_d _Z ZYP ^TOP' Md WLYO^NL[TYR _Z _SP Z_SP]'

LYO L QTPWO MZ`YOL]d Z] ^_]PLX _Z _SP Z_SP] ^TOP)

ISP]P L]P NWPL] NZX[L]T^ZY^ _Z MP O]LbY MP_bPPY bSL_ _SP 8Z`YNTW NZY^TOP]^ L[[]Z[]TL_P TY _SP

=`TOLYNP LYO _ST^ ^T_P) ?_ T^ MZ`YOPO Md ]P^TOPY_TLW []Z[P]_d ZY ZYP ^TOP' Md _SP LNNP^^ _]LNV ZY

LYZ_SP] ^TOP %bT_S ]P^TOPY_TLW []Z[P]_d MPdZYO& LYO L QTPWO MZ`YOL]d ZY _SP Z_SP] ^TOP)

ISP]P T^ YZ OT^NP]YTMWP Z] XL_P]TLW OTQQP]PYNP MP_bPPY _SP L[[WTNL_TZY ^T_P LYO _SP^P L[[]Z[]TL_P

LOOT_TZYLW ^T_P^ TOPY_TQTPO TY _SP 8Z`YNTW�h R`TOLYNP)

ISP ^T_P T^ NWPL]Wd OPQTYPO Md _SP N`]_TWLRP ZQ ]P^TOPY_TLW []Z[P]_d _Z _SP ^Z`_S PL^_) IST^ MZ`YOL]d T^

NWPL]Wd OPQTYPO Md XL_`]TYR _]PP^) ISP MZ`YOL]d _Z _SP YZ]_S PL^_ T^ NWPL]Wd OPQTYPO Md _SP ]ZLO LYO

L ^XLWW SPORP) ISP ^Z`_S bP^_P]Y MZ`YOL]d T^ L WZYR P^_LMWT^SPO QTPWO MZ`YOL]d) ?_ T^ OPQTYPO Md L

QPYNP LYO SLO MPPY L`RXPY_PO Md ]PNPY_ _]PP LYO ^S]`M [WLY_TYR) ISP _Z[ZR]L[Sd ZQ _SP WZNLW

WLYOQZ]X ^WZ[P^ OZbY _Z _SP ^Z`_S bP^_ Q]ZX _SP ^T_P' NZY_LTYTYR T_ Q]ZX Pc_PYOTYR Q`]_SP] TY_Z _SP

QTPWO) ISP TXLRP LMZaP OPXZY^_]L_P^ _SL_ _SP []Z[Z^LW bZ`WO ]Z`YO ZQQ _SP PcT^_TYR M`TWOTYR R]Z`[

TY LNNZ]O bT_S 8Z`YNTW [ZWTNd)
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?_ T^ YZ_ ]PQP]]PO _Z TY _SP ]PL^ZY QZ] _SP ]PQ`^LW M`_ _SP OT^N`^^TZY TY _SP GP[Z]_ ZQ >LYOWTYR YZ_P^

_SL_ _SP DQQTNP] SLO NZYNP]Y^ LMZ`_ Q`_`]P []P^^`]P _Z Pc_PYO _SP M`TWOTYR R]Z`[ Q`]_SP] TY_Z _SP

QTPWO ) IST^ T^ LY `Y^`M^_LY_TL_PO L^^P]_TZY XLOP Md _SP 8L^P DQQTNP] LYO T^ NZX[WP_PWd T]]PWPaLY_ TY

_SP NZY^TOP]L_TZY ZQ _ST^ []Z[Z^LW) ISP []Z[Z^LW T^ ZYWd QZ] L ^TYRWP ObPWWTYR ZY _SP TOPY_TQTPO ^T_P)

IST^ XL__P] T^ OT^N`^^PO TY XZ]P OP_LTW TY _SP QZWWZbTYR ^PN_TZY)

?_ T^ ^`MXT__PO _SL_ _SP []Z[Z^LW T^ LY L[[]Z[]TL_P Pc_PY^TZY _Z LY P^_LMWT^SPO M`TWOTYR R]Z`[) ?_

XPP_^ _SP N]T_P]TL ZQ EZWTNd G9.4 >Z`^TYR TY _SP 8Z`Y_]d^TOP ZQ _SP EP]_S LYO @TY]Z^^ AZNLW

9PaPWZ[XPY_ EWLY -+,/ LYO _SP 8Z`YNTW$^ >Z`^TYR TY _SP 8Z`Y_]d^TOP =`TOP -+,-' L^ bPWW L^ _SP

"erdH_b�h bed\ MhjFGb_h^ML \r_LFdHM hMj erj _d $r_LFdHM ed j^M +_j_d\ FdL #Mh_\d eN %Z`^P^ TY G`]LW

6]PL^ L^ TWW`^_]L_PO LMZaP) <Z] _SP^P ]PL^ZY^' _SP QT]^_ ]PL^ZY QZ] ]PQ`^LW NLYYZ_ MP ^`^_LTYPO)

ISP ^PNZYO ]PL^ZY QZ] ]PQ`^LW ^_L_P^4

*' @HE OQNONRAK IR CNMSQAQX SN =NKICX =9)/ =KACELAJIMG NF SHE =EQSH AMD 7IMQNRRR 8NCAK

3EUEKNOLEMS =KAM *(),' 3TE SN SHE NOEM& RKNOIMG MASTQE NF SHE RISE& SHE KACJ NF A KAMDRCAOE

FQALEVNQJ AMD ISR ONRISINM BEKNV AMD DESACHED FQNL NSHEQ BTIKDIMGR IM SHE GQNTO ABNUE IS IR

CNMRIDEQED SHAS DEUEKNOLEMS NF A DVEKKIMGHNTRE NM SHIR RISE VNTKD HAUE AM ADUEQRE UIRTAK

ILOACS AMD VNTKD MNS CNMSQIBTSE ONRISIUEKX SN SHE BTIKS AMD MASTQAK EMUIQNMLEMS'

ISP]P L]P ^PaP]LW XL__P]^ ZQ NZYNP]Y ]LT^PO TY ]P^[PN_ ZQ _SP ^PNZYO ]PL^ZY QZ] ]PQ`^LW) ISP^P L]P

LOO]P^^PO MPWZb)

2QPEGSP CDQVU UJG EQPENVTKQP & %9+ 84 8.+ 45+3# 7145/3- 3'896+ 4, 8.+ 7/8+# 8.+ 1')0 4, ' 1'3*7)'5+

,6'2+;460$$

ISP ^T_P T^ Z[PY ZYWd _Z _SP ^Z`_S bP^_) ISP _Z[ZR]L[Sd ZQ _SP bTOP] L]PL ]T^P^ _Z _SP ]PL] ZQ _SP

^T_P) ?Y LOOT_TZY' _SP]P T^ PcT^_TYR' P^_LMWT^SPO WLYO^NL[TYR _Z _SP YZ]_S LYO PL^_ ZQ _SP ^T_P' []ZaTOTYR

L aP]d ^_]ZYR aT^`LW MLNVO]Z[ LYO ^PY^P ZQ NZY_LTYXPY_ QZ] _SP []Z[Z^LW) <`]_SP]' L^ ^`RRP^_PO Md

E@8 [WLYYTYR ZQQTNTLW^' _SP L[[WTNLY_ SL^ LW]PLOd `YOP]_LVPY _Z []ZaTOP ^ZXP LOOT_TZYLW [WLY_TYR _Z

L`RXPY_ _SP PcT^_TYR ^T_P MZ`YOL]TP^) ?YOPPO' L^ NWL]TN_ML _d j^M Fffb_HFdj�h fbFdd_d\ hjFjMcMdj j^M 

h_j_d\ eN j^M fgefehML ̂ erhM Nebbeth j^M "erdH_b�h etd \r_LFdHM Fh hMj erj _d j^M "erdH_b�h $r_LFdHM 

ZY _SP HT_TYR LYO 9P^TRY ZQ >Z`^P^ TY G`]LW 6]PL^)

JYQZ]_`YL_PWd' _ST^ OTO YZ_ ^PPX _Z SLaP MPPY _LVPY TY_Z NZY^TOP]L_TZY Md _SP ZQQTNP] TY _SP

L^^P^^XPY_ ZQ _SP L[[WTNL_TZY L^ T_ T^ YZ_ ]PQP]PYNPO TY _SP GP[Z]_ ZQ >LYOWTYR)

?_ X`^_ LW^Z MP _LVPY TY_Z LNNZ`Y_ _SL_ _SP ^T_P T^ YZ_ []ZXTYPY_Wd aT^TMWP TY bTOP] [`MWTN aTPb[ZTY_^)

IST^ T^ ]PQWPN_PO TY _SP WLNV ZQ [`MWTN TY_P]P^_*ZMUPN_TZY _Z _SP L[[WTNL_TZY)

6 OZN`XPY_ SL^ MPPY []P[L]PO %GPaTPb 9ZN ,& _Z OPXZY^_]L_P _SL_ _SP []Z[Z^LW bZ`WO MP

NZY_LTYPO Md T_^ ^`]]Z`YOTYR^) ?_ T^ ^`MXT__PO _SL_ _SP ^_]ZYR aT^`LW MLNVO]Z[ LYO NZY_LTYXPY_

LQQZ]OPO Md _SP PcT^_TYR _Z[ZR]L[Sd LYO WLYO^NL[TYR' TY LOOT_TZY _Z _SL_ _SP LOOT_TZYLW WLYO^NL[TYR

L]Z`YO _SP ^T_P MZ`YOL]TP^ T^ bSZWWd TY LNNZ]O bT_S 8Z`YNTW R`TOLYNP) ?YOPPO' _SP GP[Z]_ ZQ >LYOWTYR

HedHbrLMh j^Fj j^M fgefehFb terbL dej GM � rdLrbv fgec_dMdj� �

263



2QPEGSP CDQVU UJG EQPENVTKQP & /87 547/8/43 (+14; '3* *+8').+* ,642 48.+6 (9/1*/3-7 /3 8.+ -6495$$

,^M (NN_HMg�h FhhMhhcMdj ^_L_P^ _SL_ _SP [Z^T_TZY ZQ _SP SZ`^P bZ`WO MP MPWZb _SP Z_SP] M`TWOTYR^ TY

_SP R]Z`[) &dLMML� j^M *Mfegj eN %FdLb_d\ hjFjMh j^Fj � AMX DEUEKNOLEMS VNTKD BE AS A RIGMIFICAMSKX

KNVEQ KEUEK SHAM SHE EWIRSIMG BTIKDIMGR IM SHE GQNTO� � IST^ TY_P][]P_L_TZY T^ YZ_ NZ]]PN_) ISP [Z^T_TZY

eN j^M fgefehML ̂ erhM _bbrhjgFjML _d j^M Fffb_HFdj�h _dL_HFj_sM h_jM bFverj eHHrf_Mh L ^TXTWL] R]Z`YO

QWZZ] WPaPW L^ _SP WL]RP RL]LRP ZQ _SP LOULNPY_ SZ`^P _Z _SP PL^_) ?_ bZ`WO MP ^PPY LWZYR^TOP' YZ_

MPWZb _ST^ YPTRSMZ`]TYR M`TWOTYR bT_STY _SP R]Z`[)

ISP L^^P^^XPY_ LW^Z ^_L_P^ _SL_ _SP []Z[Z^PO SZ`^P bZ`WO MP OP_LNSPO Q]ZX _SP Z_SP] M`TWOTYR^ TY

_SP R]Z`[) 6 ^TX[WP TY_P][]P_L_TZY ZN j^M tegL � LMjFH^ML�  _h � hMfFgFjM� � %etMsMg� j^M fgefehML 

SZ`^P bZ`WO YZ_ L[[PL] ^P[L]L_P Z] T^ZWL_PO Q]ZX _SP ]P^_ ZQ _SP R]Z`[) <L] Q]ZX T_) ISP []Z[Z^PO

SZ`^P bZ`WO ^SL]P LNNP^^ Q]ZX _SP ^LXP LNNP^^ _]LNV L^ _SP ]P^_ ZQ _SP R]Z`[) ?_ ZNN`[TP^ L WZNL_TZY

_Z _SP ^Z`_S ZQ 7LWYLN]PP 8Z__LRP LYO bP^_ ZQ 7LWYLN]PP H_PLOTYR) ?_ T^ MZ`YOPO Md _SP LNNP^^ _]LNV

_Z _SP YZ]_S LYO Md _SP N`]_TWLRP ZQ 7LWYLN]PP H_PLOTYR _Z _SP PL^_) ?_ T^ NWPL]Wd ^PPY TY _SP NZY_Pc_ ZQ

_SP^P _bZ TXXPOTL_PWd LOULNPY_' LOUZTYTYR []Z[P]_TP^) IST^ T^ OPXZY^_]L_PO ZY _SP TXLRP ZY _SP

[]PNPOTYR [LRP) IZ ^`RRP^_ T_ T^ OP_LNSPO bZ`WO MP _Z ^`RRP^_ _SL_ _SP []Z[Z^LW bZ`WO MP ]PXZ_P

Q]ZX' OP_LNSPO Q]ZX LYO bT_S YZ NZY_P]XTYZ`^ MZ`YOL]TP^ bT_S _SP Z_SP] []Z[P]_TP^ TY _SP R]Z`[)

IST^ T^ NWPL]Wd YZ_ _SP NL^P L^ T^ LW^Z ^SZbY TY GPaTPb 9ZN ,)

ISP []Z[Z^PO SZ`^P bZ`WO MP YPT_SP] MPWZb Z] OP_LNSPO Q]ZX _SP ]P^_ ZQ _SP R]Z`[) 6^ ^_L_PO

LMZaP' _SP ^T_P T^ YZ_ []ZXTYPY_ TY bTOP] [`MWTN aTPb^)

ISP GP[Z]_ ZQ >LYOWTYR NZY^TOP]^ _SP PaTOPYNP ^`MXT__PO Md _SP L[[WTNLY_' TYNW`OTYR _SP HVP_NS

)MghfMHj_sM #gFt_d\� (d j^Fj GFh_h� j^M eNN_HMg HedHbrLML j^Fj j^M fgefehFb terbL � dej GM rdLrbv 

fgec_dMdj� � ,^M HedHbrh_edh gMFH^ML _d j^M hMHedL gMFhed Neg gMNrhFb FgM _dHedh_hjMdj� FdL HedjgFgv 

_Z _SL_ L^^P^^XPY_ ZQ _SP ^`MXT^^TZY)

ILVTYR _SP LMZaP TY_Z LNNZ`Y_ T_ T^ NWPL] _SL_ NZY_]L]d _Z _SP ZaP]LWW NZYNW`^TZY^ ]PLNSPO TY _SP

^PNZYO ]PL^ZY QZ] ]PQ`^LW4

# ISP []Z[Z^LW T^ YZ_ bTOPWd Z[PY Z] []ZXTYPY_ LYO MPYPQT_^ Q]ZX L ^_]ZYR aT^`LW MLNVO]Z[ L^

L NZY^P\`PYNP ZQ ]T^TYR WLYOQZ]X _Z _SP ]PL] LYO LY P^_LMWT^SPO Q]LXPbZ]V ZQ XL_`]P _]PP^5

# ISP ^T_TYR ZQ _SP []Z[Z^PO ObPWWTYRSZ`^P bZ`WO MP TY LNNZ]OLYNP bT_S 8Z`YNTW�h =`TOLYNP

ZY _SP HT_TYR LYO 9P^TRY ZQ >Z`^P^ TY G`]LW 6]PL^5

# ISP []Z[Z^PO ObPWWTYRSZ`^P bZ`WO YZ_ ^T_ MPWZb LWW Z_SP] M`TWOTYR^ TY _SP R]Z`[' YZ] bZ`WO

T_ L[[PL] OP_LNSPO Q]ZX _SP R]Z`[) ?Y^_PLO T_ bZ`WO MP L NWPL] [L]_ ZQ _SP R]Z`[ bT_S ^SL]PO

LNNP^^ LYO NZY_P]XTYZ`^ MZ`YOL]TP^ bT_S Z_SP] []Z[P]_TP^ TY _SP R]Z`[)

ISP]P T^ YZ PaTOPYNP _Z ^`RRP^_ _SL_ _SP []Z[Z^LW bZ`WO SLaP LY LOaP]^P aT^`LW TX[LN_ LYO bZ`WO

YZ_ NZY_]TM`_P [Z^T_TaPWd _Z _SP M`TW_ PYaT]ZYXPY_) CZ NZYNP]Y^ SLaP MPPY ]LT^PO ]PRL]OTYR OP^TRY Z]

QTYT^STYR XL_P]TLW^ _d Fdv eN j^M (NN_HMg�h FhhMhhcMdj) ?YOPPO' _SP L^^P^^XPY_ NZYNW`OP^ _SL_ _SP

[]Z[Z^LW bZ`WO YZ_ MP `YO`Wd []ZXTYPY_) IST^ T^ LY L[[WTNL_TZY QZ] [WLYYTYR [P]XT^^TZY TY []TYNT[WP

LYO LWW XL__P]^ ]PWL_TYR _Z OP^TRY LYO Pc_P]YLW L[[PL]LYNP NLY MP NZY_]ZWWPO Md TX[Z^T_TZY ZQ

^`T_LMWP NZYOT_TZY^) <Z] _SP^P ]PL^ZY^' T_ T^ ^`MXT__PO _SL_ _SP ^PNZYO ]PL^ZY QZ] ]PQ`^LW NLYYZ_ MP

^`^_LTYPO)
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9CEM QH QDLGEUKQP DY RVDNKE CPF EQPTVNUGGT

?_ T^ ]PWPaLY_ _Z YZ_P _SL_ _SP]P bP]P YZ WP__P]^ ZQ ]P[]P^PY_L_TZY Z] ZMUPN_TZY ^`MXT__PO Md

XPXMP]^ ZQ _SP [`MWTN TY ]P^[PN_ ZQ _ST^ L[[WTNL_TZY)

?_ T^ LW^Z ]PWPaLY_ _Z YZ_P _SL_ _SP]P bP]P YZ ZMUPN_TZY^ XLOP Md LYd ZQ _SP [L]_TP^ QZ]XLWWd

NZY^`W_PO LMZ`_ _SP L[[WTNL_TZY) ?Y ^`XXL]d4

?Y_P]YLW 9PaPWZ[XPY_ EWLYYTYR� "FhM (NN_HMg her\^j ef_d_ed ed j^M fgefehFb�h Hecfb_FdHM bT_S A9E

EZWTNd EB/) 9PaPWZ[XPY_ EWLYYTYR NZYQT]X^ _SL_ _ST^ T^ YZ_ ]PWPaLY_ _Z _SP L[[WTNL_TZY LYO T_ ^SZ`WO

MP L^^P^^PO LRLTY^_ EZWTNd EB.) CZ ZMUPN_TZY XLOP)

?Y_P]YLW I]LY^[Z]_ EWLYYTYR4 CZ ZMUPN_TZY^ _Z _SP []Z[Z^LW)

?Y_P]YLW H_]L_PRd # EZWTNd4 8ZYQT]X^ _SL_ L[[WTNL_TZY ^T_P TY NL_NSXPY_ L]PL QZ] ET_WZNS]d E]TXL]d

HNSZZW) GP\`P^_^ NZYOT_TZY ]P\`T]TYR NZX[WTLYNP bT_S OPaPWZ[P] NZY_]TM`_TZY [ZWTNd) CZ ^[PNTQTN

]P\`T]PXPY_ QZ] LYd NZY_]TM`_TZY ^[PNTQTPO) CZ ZMUPN_TZY XLOP)

?Y_P]YLW GPR`WL_Z]d HP]aTNP^ � 8ZY_LXTYL_PO ALYO4 CZ NZYNP]Y^ ]PRL]OTYR R]Z`YO NZY_LXTYL_TZY)

KL_P]4 H_LYOL]O NZYOT_TZY ]P\`P^_PO ]PRL]OTYR []TaL_P bL_P] ^`[[Wd) CZ ZMUPN_TZY XLOP)

?_ T^ _SP]PQZ]P NWPL] _SL_ _SP]P L]P YZ _PNSYTNLW ZMUPN_TZY^ _Z _SP []Z[Z^PO OPaPWZ[XPY_)

?X[Z]_LY_Wd' bSPY NZY^`W_PO ZY _SP L[[WTNL_TZY' OPaPWZ[XPY_ [WLYYTYR ]LT^PO YZ ZMUPN_TZY TY _P]X^

ZQ NZX[WTLYNP bT_S OPaPWZ[XPY_ [WLY [ZWTNd)

2QPEGSPT SCKTGF XKUJ UJG ?GRQSU QH 6CPFNKPI

6^ ^_L_PO []PaTZ`^Wd' bP SLaP ^P]TZ`^ NZYNP]Y^ bT_S L Y`XMP] ZQ ^_L_PXPY_^ LYO `Y^`M^_LY_TL_PO

L^^`X[_TZY^ ^P_ Z`_ TY _SP GP[Z]_ ZQ >LYOWTYR) ISP^P L]P STRSWTRS_PO LYO NZXXPY_PO ZY MPWZb)

AJG RSQRQTGF FXGNNKPI XQVNF PQU DG NQECUGF HQSXCSF QH UJG DVKNFKPI ISQVR

ISP GP[Z]_ ZQ >LYOWTYR ^_L_P^ _SL_ � SHE OQNONRED RISE DNER MNS QEKASE VEKK SN SHE EWIRSIMG BTIKDIMG

GQNTO' 6S EWSEMDR SHE GQNTO IMSN SHE SNO OAQS NF AM EWIRSIMG FIEKD AMD AMX DEUEKNOLEMS VNTKD BE AS A

YQNUQBQ=;U[Se SVcAX SAbAS [P;U [PA AdQY[QUN <aQS@QUNY QU [PA NXVaW��

?_ LW^Z ^_L_P^ j^Fj j^M (NN_HMg ̂ Fh � CNMCEQMR VISH SHE RISE CNMFIGTQASINM AMD SHAS AMX RIYABKE BTIKDIMG&

FNQVAQD NF SHE LAIM BTIKDIMG GQNTO VNTKD MNS CNMSQIBTSE ONRISIUEKX SN SHE PTAKISX NF SHE RTQQNTMDIMG

BTIKS AMD MASTQAK EMUIQNMLEMS AMD BE CNMSQAQX SN ONKICX =9) =KACELAJIMG� �

ISP]P T^ YZ LYLWd^T^ []ZaTOPO TY _ST^ L^^P^^XPY_ _Z OPXZY^_]L_P bSL_ SL]X bZ`WO MP NL`^PO Md

^T_TYR L M`TWOTYR QZ]bL]O ZQ _SP R]Z`[) ?Y LYd PaPY_' LYO L^ LW]PLOd OT^N`^^PO' _SP []Z[Z^PO ObPWWTYR

L^ OPXZY^_]L_PO TY _SP TYOTNL_TaP ^T_P WLdZ`_' bZ`WO YZ_ MP QZ]bL]O ZQ _SP R]Z`[) ISP]P T^ YZ OPQTYPO

M`TWOTYR WTYP TY _ST^ WZNL_TZY) ISP WL]RP OP_LNSPO _]T[WP RL]LRP L_ 7LWYLN]PP H_PLOTYR _Z _SP PL^_

%+0*+,//1*<JA& WTP^ Q`]_SP] _Z _SP ^Z`_S _SL_ _SP []Z[Z^PO ObPWWTYR L^ TWW`^_]L_PO ZY _SP TYOTNL_TaP

^T_P WLdZ`_)
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ISP []Z[Z^PO ObPWWTYR bZ`WO YZ_ MP L_ L ^TRYTQTNLY_Wd WZbP] WPaPW _SLY _SP PcT^_TYR M`TWOTYR TY _SP

R]Z`[) ISP _Z[ZR]L[STNLW NZY_Z`]^ ]`Y YZ]_S bP^_ � ^Z`_S PL^_ %L^ NZYQT]XPO TY _SP _Z[ZR]L[STNLW

^`]aPd&) ISP []Z[Z^PO ObPWWTYR ^T_P^ ZY _SP ,02X NZY_Z`] � _ST^ T^ LN_`LWWd Q`]_SP] `[ _SP STWW _SLY

_SP LOULNPY_ WL]RP OP_LNSPO _]T[WP RL]LRP _Z _SP PL^_) ISP RL]LRP ZNN`[TP^ L WZbP] WPaPW _SLY _SP

[]Z[Z^PO ObPWWTYR bZ`WO)

ISP]PQZ]P LWW L^^`X[_TZY^ ]PRL]OTYR _SP []Z[Z^PO ObPWWTYR MPTYR QZ]bL]O ZQ LYO ^TRYTQTNLY_Wd WZbP]

_SLY _SP PcT^_TYR M`TWOTYR R]Z`[ L]P TYNZ]]PN_) IST^ SL^ ^TRYTQTNLY_ TX[WTNL_TZY^ QZ] _SP ^`M^P\`PY_

FhhMhhcMdj cFLM Gv j^M eNN_HMg gM\FgL_d\ j^M fgefehFb�h Hecfb_FdHM t_j^ )eb_Hv )'¤�

0EMPQXNGFIGOGPU UJCU RSQRQTCN XQVNF PQU DG VPFVNY RSQOKPGPU

,^M *Mfegj eN %FdLb_d\ hjFjMh j^Fj � @HEQE VAR CNMCEQM OQEUINTRKX SHAS EWSEMRIUE GQNTMD VNQJR VNTKD

BE QEPTIQED SN OQNUIDE RTFFICIEMS KEUEK GQNTMD FNQ AMX OQNONRED HNTRE QERTKSIMG IM AM NUEQKX

EMGIMEEQED DEUEKNOLEMS IM SHIR NOEM QTQAK KNCASINM' 0DDISINMAK IMFNQLASINM HAR BEEM RTBLISSED BX

SHE AOOKICAMS RTGGERSIMG SHAS SHE OQNONRED HNTRE VNTKD BE RES IM SN SHE BAMJ AMD VNTKD MNS BE

TMDTKX OQNLIMEMS %Z`] PX[SL^T^&))'�

ISP DQQTNP] YZ_P^ _SL_ _SP L[[WTNLY_ SL^ ^`MXT__PO TYQZ]XL_TZY NZYQT]XTYR _SL_ _SP []Z[Z^PO SZ`^P

bZ`WO MP ^P_ TY_Z _SP MLYV LYO bZ`WO YZ_ MP `YO`Wd []ZXTYPY_) ISP DQQTNP] NWPL]Wd ]PNZRYT^P^ _SP

Fffb_HFdj�h _djMdj_ed FdL HedN_gch j^Fj j^M fgefehFb �terbL dej GM rdLrbv fgec_dMdj�� KP bPWNZXP

LYO PYOZ]^P _ST^ NZYNW`^TZY)

#Mhf_jM FHadetbML\_d\ j^Fj j^M fgefehFb terbL � MNS BE TMDTKX OQNLIMEMS�  jSP DQQTNP] RZP^ ZY _Z

HedHbrLM j^Fj � TMSIK DESAIKED OKAMR AQE RTBLISSED IS IR DIFFICTKS SN CNLLEMS NM SHIR VISH AMX DEGQEE NF

=AX[;QU[e����

ISP 8Z`YNTW NLY `^P NZYOT_TZY^ _Z []ZaTOP LWW ZQ _SP NWL]T_d LYO NP]_LTY_d _SL_ T_ YPPO^ _Z PY^`]P _SL_

_SP []Z[Z^PO ObPWWTYR `_TWT^P^ _SP ^WZ[P _Z _SP ]PL]' LYO _SL_ L^ QL] L^ [Z^^TMWP _SP SZ`^P bZ`WO MP

M`TW_ TY_Z _SP MLYV' LaZTOTYR _SP YPPO QZ] `YOP]M`TWOTYR L^ QL] L^ [Z^^TMWP) ISP L[[WTNLY_ SL^

OPXZY^_]L_PO NZXXT_XPY_ _Z OZ ^Z MZ_S TY _SP aT^`LWT^L_TZY ^`MXT__PO TY ^`[[Z]_ ZQ _SP L[[WTNL_TZY

LYO L^ OP^N]TMPO TY _SP EWLYYTYR H_L_PXPY_)

?_ T^ LWW _SP XZ]P Q]`^_]L_TYR _SL_ bSTW^_ SLaTYR []ZaTOPO bT_S _ST^ TYQZ]XL_TZY' _SP DQQTNP] %OP^[T_P

NWPL]Wd ^PPVTYR ]P(L^^`]LYNP ZY _SP XL__P]& OTO YZ_ ^PPV _Z L[[]ZLNS _SP L[[WTNLY_ _Z ZM_LTY

LOOT_TZYLW TYQZ]XL_TZY Z] NZXXT_XPY_ _Z LOO]P^^ _SP^P NZYNP]Y^) ISP]P T^ YZ ]PL^ZY bSd _ST^

XL__P] NZ`WO YZ_ MP NZYOT_TZYPO _Z []ZaTOP _SP YPNP^^L]d NP]_LTY_d)

BPTVDTUCPUKCUGF EQPEGSPT CDQVU WKTVCN KORCEU CPF VPSGCTQPCDNG EQPENVTKQPT CDQVU RSGTTVSG UQ

FGWGNQR CFLCEGPU NCPF

,^M FhhMhhcMdj _d j^M *Mfegj eN %FdLb_d\ hjFjMh j^Fj � @HE AOOKICASINM IR IM OQIMCIOKE RN SHE FTKK

ILOACS NM UIRTAK ALEMISX VNTKD BE ARRERRED RHNTKD AMX DESAIKED OQNONRAK BE RTBLISSED' 5NVEUEQ

OKACELAJIMG ONKICIER QEPTIQE OQNONRAKR SN CNMSQIBTSE ONRISIUEKX SN SHE BTIKS AMD MASTQAK EMUIQNMLEMS'

3TE SN SHE NOEM MASTQE NF SHE RISE AMD SHE RISE CNMFIGTQASINM 6 RSIKK CNMRIDEQ SHAS IS IR HIGHKX KIJEKX SHAS

AMX OQNONRED DVEKKIMGHNTRE NM SHIR RISE VNTKD HAUE AM ADUEQRE UIRTAK ILOACS AMD VNTKD MNS

CNMSQIBTSE ONRISIUEKX SN SHE BTIKS AMD MASTQAK EMUIQNMLEMS' @HE RISE IR SQIAMGTKAQ IM RHAOE AMD

QEKASIUEKX MAQQNV' 6S IR AKRN KIJEKX SHAS SHEQE VIKK BE OQERRTQE SN EWSEMD SHE GAQDEM GQNTMD IMSN SHE

FIEKD BEKNV FTQSHEQ DESQACSIMG FQNL SHE QTQ;S U;[aXA VB [PA ;XA;��
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ISP QT]^_ ^PN_TZY ZQ _ST^ ^PN_TZY ZQ _SP GP[Z]_ ZQ >LYOWTYR T^ NZ]]PN_) ISP L[[WTNL_TZY T^ QZ] [P]XT^^TZY

TY []TYNT[WP' LYO _SP]PQZ]P aT^`LW LXPYT_d LYO TX[LN_ bZ`WO MP L^^P^^PO L_ _SP OP_LTWPO ^_LRP)

>ZbPaP]' _SP DQQTNP] _SPY RZP^ ed je HedHbrLM j^Fj � IS IR HIGHKX KIJEKX SHAS AMX OQNONRED

DVEKKIMGHNTRE NM SHIR RISE VNTKD HAUE AM ADUEQRE UIRTAK ILOACS AMD VNTKD MNS CNMSQIBTSE ONRISIUEKX

SN SHE BTIKS AMD MA[aX;S AUbQXVUTAU[� bT_SZ`_ []ZaTOTYR LYd Pc[WLYL_TZY L^ _Z bSd _ST^ NZYNW`^TZY

SL^ MPPY ]PLNSPO) 6WW XL__P]^ ]PWL_TYR _Z OP^TRY' ^T_TYR LYO QTYT^STYR XL_P]TLW^ L]P OPLW_ bT_S L_ _SP

OP_LTWPO OP^TRY ^_LRP TY _SP ^`MXT^^TZY QZ] 6[[]ZaLW ZQ BL__P]^ H[PNTQTPO TY 8ZYOT_TZY^) 8ZYOT_TZY^

NLY MP `^PO _Z PY^`]P _SL_ _SP M`TWOTYR T^ ZQ LY L[[]Z[]TL_P SPTRS_ %YZ XZ]P _SLY ,)0 ^_Z]Pd^& T^

^T_`L_PO L[[]Z[]TL_PWd' WLYO^NL[PO []Z[P]Wd LYO QTYT^SPO bT_S L[[]Z[]TL_P XL_P]TLW^)

(N \gMFjMhj HedHMgd ̂ etMsMg� _h j^M (NN_HMg�h Fhhrcfj_ed j^Fj � 6S IR AKRN KIJEKX SHAS SHEQE VIKK BE

OQERRTQE SN EWSEMD SHE GAQDEM GQNTMD IMSN SHE FIEKD BEKNV FTQSHEQ DESQACSIMG FQNL SHE QTQAK MASTQE NF

SHE AQEA� )

6NNZ]OTYR _Z 6YYPc 6 ZQ 8T]N`WL] .*-+,.4 9PaPWZ[XPY_ BLYLRPXPY_ E]ZNPO`]P^' _SP]P L]P _bZ _P^_^

bSTNS OPQTYP L t^Mj^Mg F Hedh_LMgFj_ed _h � LASEQIAK NQ QEKEUAMS� � ,^M hPNZYO _P^_ ^_L_P^ � 6S RHNTKD

XAS;[A [V [PA W;X[Q=aS;X ;WWSQ=;[QVU�� F`T_P ^TX[Wd' NZYNP]Y^ LMZ`_ _SP TX[LN_^ ZQ Sd[Z_SP_TNLW

L[[WTNL_TZY^ _SL_ XLd YPaP] MP ^`MXT__PO L]P ZQ YZ ]PWPaLYNP bSL_^ZPaP] _Z _ST^ []Z[Z^LW)

ISP]PQZ]P _SPd NLYYZ_ ]PL^ZYLMWd MP XL_P]TLW NZY^TOP]L_TZY^)

?_ T^ L Q`YOLXPY_LW []TYNT[WP ZQ _SP [WLYYTYR ^d^_PX _SL_ PLNS L[[WTNL_TZY X`^_ MP _]PL_PO ZY T_^ ZbY

XP]T_^) ?_ T^ NWPL] Q]ZX _SP GP[Z]_ ZQ >LYOWTYR _SL_ _SP DQQTNP] SL^ NZY^TOP]PO _SP []Z^[PN_ ZQ L

Q`_`]P [WLYYTYR L[[WTNL_TZY ZY LOULNPY_ WLYO LYO _SL_ _ST^ SL^ TYQW`PYNPO _SP NZYNW`^TZY ZY _ST^

L[[WTNL_TZY) IST^ T^ bSZWWd TYL[[]Z[]TL_P LYO `Y]PL^ZYLMWP)

KP YZ_P _SL_ _SP DQQTNP] LNVYZbWPORP^ _SL_ _SP []Z[Z^LW bTWW YZ_ MP `YO`Wd []ZXTYPY_) 8ZYOT_TZY^

NLY MP TX[Z^PO _Z PY^`]P _SL_ _SP M`TWOTYR T^ ZQ LY L[[]Z[]TL_P SPTRS_ %YZ XZ]P _SLY ,)0 ^_Z]Pd^& T^

^T_`L_PO L[[]Z[]TL_PWd' WLYO^NL[PO []Z[P]Wd LYO QTYT^SPO bT_S L[[]Z[]TL_P XL_P]TLW^) 8ZYOT_TZY^ NLY

LW^Z PY^`]P _SL_ _SP M`TWOTYR T^ ^P_ TY_Z _SP ]T^TYR WLYOQZ]X _Z XTYTXT^P `YOP]M`TWOTYR L^ QL] L^

[]LN_TNLW L^ L Q`YOLXPY_LW OP^TRY []TYNT[WP QZ] _SP OP_LTWPO OP^TRY)
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?Y NZYNW`^TZY' T_ SL^ MPPY OPXZY^_]L_PO _SL_4

# ISP]P L]P YZ [`MWTN NZXXPY_^ Z] ZMUPN_TZY^ _Z _ST^ []Z[Z^LW5

# ISP]P L]P YZ ZMUPN_TZY^ Z] _PNSYTNLW NZYNP]Y^ Q]ZX Fdv eN j^M "erdH_b�h _djMgdFb eg MujMgdFb 

NZY^`W_PP^ _Z _ST^ []Z[Z^LW5

# ISP]P L]P ^TRYTQTNLY_ NZYNP]Y^ TY _SP L^^P^^XPY_ ZQ _SP []Z[Z^LW TY _SP GP[Z]_ ZQ >LYOWTYR'

TY [L]_TN`WL] ]PWL_PO _Z `Y^`M^_LY_TL_PO L^^P]_TZY^ LYO L^^`X[_TZY^ Md _SP 8L^P DQQTNP]

]PWL_TYR _Z R]Z`YO WPaPW^ LYO Q`_`]P L[[WTNL_TZY^5

# ISP GP[Z]_ ZQ >LYOWTYR LNVYZbWPORP^ _SL_ _SP TYQZ]XL_TZY ^`MXT__PO Md L[[WTNLY_ TY

^`[[Z]_ ZQ _SP []Z[Z^LW NZYQT]X^ _SL_ T_ � terbL dej GM rdLrbv fgec_dMdj� ) IST^ OZP^ YZ_

^`[[Z]_ LY ZaP]LWW NZYNW`^TZY _SL_ _SP []Z[Z^LW bZ`WO SLaP LY LOaP]^P aT^`LW TX[LN_) ISP

^PNZYO ]PL^ZY QZ] ]PQ`^LW T^ TWWZRTNLW' LYO NZY_]L]d _Z _SP L^^P^^XPY_ ZQ _SP []Z[Z^LW5

# &j ̂ Fh _dHeggMHjbv GMMd hjFjML j^Fj j^M fgefehML LtMbb_d\ terbL GM � h_\d_N_HFdjbv betMg�  j^Fd 

_SP Z_SP] PcT^_TYR M`TWOTYR^ TY _SP R]Z`[) IST^ WPO _Z L NZYNW`^TZY _SL_ _SP []Z[Z^LW bZ`WO

YZ_ NZX[Wd bT_S EZWTNd EB,) IST^ T^ YZ_ NZ]]PN_' _SP LOULNPY_ _]T[WP RL]LRP _Z _SP ^Z`_S PL^_
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Statement in Support of the application for Planning Permission in
Principle by Peter McRobbie for the erection of a single dwellinghouse on
land to the south of Balnacree House, Donavourd.

This statement has been prepared to accompany an application for Planning Permission in
Principle (PPP) for the erection of a single dwelling at Balnacree, Donavourd. This is a fresh
application following the decision of Perth and Kinross Council to refuse to grant PPP for a
dwelling on the site (ref: 16/01504/IPL dated 28th October 2016). This statement will address
KA> I>9JGFJ ?GI KA> I>?LJ9D G? KA> HI>MBGLJ 9HHDB<9KBGF 9F= J>K GLK KA> HIGHGJ9DSJ <GEHDB9F<>

with the development plan.

The over-riding policy context has not changed significantly since the determination of the
previous application. TAYplan 2, the second Strategic Development Plan for the area, has
formally been approved by the Scottish Ministers. However, this proposal by its nature raises
little by way of strategic relevance to the SDP.

The Proposal
The Applicant, Peter McRobbie and his family have resided at Balnacree for 55 years. The
existing cottage at Balnacree was originally built in the 17th century. This proposal is for a
new a new, modern and more efficient family home at Balnacree.

It is proposed to erect a single storey house on presently vacant land at Balnacree Cottage. As
the Application seeks Planning Permission in Principle, full details of the proposed dwelling
are not available at this stage.

The Indicative Layout drawing submitted in support of the Application illustrates the location
of a new house and garage within the site. Private garden ground is provided and a new septic
tank and soakaway would be provided within the site.

7A> )HHDB<9FKSJ MBJBGF BJ ?GI a new single storey home of timber construction and finish,
inspired by Scandinavian timber lodges. It is proposed that timber for the new home would be
sourced locally. The proposed new house would benefit from a south facing aspect, with
excellent views over the Tummel Valley.

Vehicular access will be taken from the existing private drive (owned by the Applicant). The
proposed vehicular access is illustrated on the Indicative Layout drawing as being to the front
of the proposed dwelling house. It is noted that the gradient of the proposed new access will
comply with Council standards.

The topography of the land within the site slopes from north east down to the south west. The
proposal seeks to minimise groundworks, in accord with Council policy to create a suitable
platform for the house that minimises engineering works and negates the the need for
significant underbuilding.

Semi-mature landscaping exists on the south east and south west boundaries.

%*( /0./.1&,51 0(1/.-1( 2. 2*( /0(4+.31 0(&1.-1 ).0 refusal
This section of the statement responds to the previous reasons for refusal, confirming why
they are no longer relevant considerations.
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1. The proposal is contrary to Policy RD3: Housing in the Countryside of the Perth and
Kinross Local Development Plan 2014 and the Council's Housing in the Countryside Guide
2012 as the proposal fails to satisfy any of the categories (1) Building Groups, (2) Infill Sites,
(3) 'New Houses in the Open Countryside', (4) Renovation or Replacement of Houses, (5)
Conversion or Replacement of Redundant Non Domestic Buildings, or (6) Rural Brownfield
Land. In particular the proposal does not meet the building group criteria (1) as it does not
respect the layout and building pattern of the group and does not extend the group into a
definable site formed by existing topography and or well established landscape features.

Response: It is submitted that the site is an appropriate addition to the building group at
Balnacree. It is a triangular site that is bounded by residential property to the east (south east)
and a road with residential property to the north (north east). The southern boundary is a well
defined field boundary with landscaping in the form of semi-mature trees. As explained
below, the site is in accord with similar suitable extensions to building groups as highlighted
in Council guidance in Siting and Design of New Houses in Rural Areas, compliance with
which is a pre-requisite of Council Policy in the Housing in the Countryside Policy (2012).

Compliance with this policy requirement is explained further in the following section.

2. The proposal is contrary to Policy PM1: Placemaking of the Perth and Kinrosss Local
Development Plan 2014. Due to the open, sloping nature of the site and the need for
substantial engineering works it is considered that development of a dwellinghouse on this
site would have an adverse visual impact and would not contribute positively to the built and
natural environment.

Response: This reason for refusal relates to concerns regarding the visual impact about the
house in relation to engineering works. The 9HHDB<9FKSJ GIB@BF9D JLHHGIKBF@ JK9K>E>FK

confirmed that the applicant sought KG I>=L<> @IGLF=NGICJ 9F= KG NGIC NBKA KA> JBK>SJ

topography where possible (page 4). It also confirmed that the proposed house would be cut
into the slope to the rear, and would not be built on a significantly raised platform (page 7).
The applicant confBIE>= KA9K KABJ NGLD= ;> BF 9<<GI= NBKA KA> *GLF<BDSJ Siting and Design of
Houses in Rural Areas guidance.

However, this did not seem to be taken into account in the determination of the previous
application. 7A> F>>= ?GI Q>OK>FJBM>R 9F= QJL;JK9FKB9D >F@BF>>IBF@ NGICJR BJ 9F

unsubstantiated assertion made by the Case Officer. At no point did the Case Officer request
any additional information from the applicant in terms of existing or proposed levels, or to
request any section or perspective drawings.

The applicant has now provided a perspective drawing to illustrate how the proposal would
sit in the context of the surrounding topography. The level of detail must bear in mind that
this is an application for PPP. The proposed layout is indicative only. For the avoidance of
doubt, it is proposed to minimise the impact of groundworks. There is no need for extensive
or intrusive engineering. The proposed dwelling would be cut into the existing slope. It would
not be built on a raised, engineered platform.

TA> *GLF<BDSJ Siting and Design of Houses in Rural Areas 9=MBJ>J KG QLJ> GI <I>9K> 9 D>M>D

JBK>R 9F= KG Q?BK KA> AGLJ> KG KA> JBK> NBKAGLK LJBF@ 9 D9I@> 9EGLFK G? LF=>I;LBD=BF@R& 7ABJ BJ

just what the proposal seeks to do. A level site will be created by cutting in to the slope, thus
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avoiding the need for any underbuilding. Thus the proposal is wholly in accord with the
*GLF<BDSJ 9HHIGM>= @LB=9F<> BF KABJ I>@9I=&

Indeed, the site uses the surrounding topography which rises to the rear in a positive fashion.
The rising landform provides a strong visual backdrop for the proposal. It will be extremely
well contained by existing landform and trees. Again this is in accord with the guidance in
Siting and Design of Houses in Rural Areas. Additional landscaping is now established on
KA> JBK>SJ >9JK>IF 9F= JGLKA>IF ;GLF=9IB>J&

Reason 3. The proposal is contrary to policy PM4: Settlement Boundaries of the Perth and
Kinross Local Development Plan 2014 which states that for settlements which are defined by
a settlement boundary, development will not be permitted, except within the defined
settlement boundary. The site is around 200 metres from an identified settlement boundary.
Development in such close proximity to a settlement boundary would be contrary to policy
PM4.

Response: This is considered to be an unreasonable reason for refusal as Policy PM4 is not a
relevant consideration. The application site is not within, nor is it on the adjoining edge of a
defined settlement boundary. The site lies entirely within the countryside area as defined by
the adopted LDP. Indeed, the Report of Handling and the first reason for refusal clearly
acknowledge that the site is within the countryside.

Policy PM4 was introduced to the LDP as a recommendation of the Reporter at Examination
(Issue 8b) as a result of concerns regarding the ability of the Proposed Plan to resist pressure
to incrementally extend existing settlement boundaries. The Proposed Plan contained no
policy presumption against development adjoining a settlement boundary. Any such proposal
would be assessed under Policy RD3 in the same way as a proposal to extend a building
group which did not have a settlement boundary.

Policy PM4 was therefore introduced to provide a policy presumption in favour of preserving
settlement boundaries. The Examination Report clearly confirms that Policy PM4 is relevant
only to proposals that would extend a settlement boundary. It is not relevant for proposals
that would not adjoin a settlement boundary. The site is 200 metres away from a settlement
boundary. It does not adjoin any settlement boundary. The Examination Report clearly states
that applications for additions to building groups are to be assessed under Policy RD3. There
is no locus to assess such an application under Policy PM4. Accordingly, this reason for
refusal was unreasonable as Policy PM4 is not a relevant policy in the consideration of the
proposal.

Compliance with the Development Plan
The LDP was adopted in February 2014. It contains policies and proposals to guide
development in Perth and Kinross over the period to 2024.

The LDP confirms that the land at Balnacree is not located within a settlement boundary is
therefore considered as a countryside location. There are no site specific policies or
designations affecting the site.

The LDP strategy acknowledges the importance of the contribution of windfall sites to the
overall housing supply. Paragraph 4.3.10 of the LDP confirms that the Council anticipates
that 10% of all house completions will come from unplanned or windfall sites. For Highland
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Perthshire, this means that the Council anticipates that 110 homes will be built from windfall
sites over the period 2010-2024.

Paragraph 6.1.12 states:

QWindfall or small sites can play an important role in sustaining villages outwith the main
settlements whilst retaining the character of each settlement and the high value of the natural
environment within the area. The level and type of development within villages will be
influenced by the needs of the local economy and the capacity of existing infrastructure.R

Paragraph 4.3.11 of the LDP confirms that 15% of all house completions in the Highland
Perthshire Area will come from small sites of 5 homes or less.

The LDP therefore acknowledges the importance of approving housing development from
small windfall sites such as this in meeting housing need and demand in Highland Perthshire.
This is even more pertinent in circumstances where there is a shortfall in the effective
housing land supply.

The following policies in the LDP are relevant to this Application.

RD3: Housing in the Countryside
PM1: Placemaking
PM3: Infrastructure Contributions
TA1: Transport Standards and Accessibility Requirements
ER6: Managing Future Landscape Change to Conserve and Enhance the Diversity and
4L9DBKP G? KA> )I>9SJ 09F=J<9H>J

EP2: New Development and Flooding
EP3: Water Environment and Drainage
Policy HE1B: Non-Designated Archaeology

Policy RD3: Housing in the Countryside JK9K>J KA9K KA> Q*GLF<BD NBDD JLHHGIK KA> >I><KBGF% GI

creation through conversion, of single houses groups of houses in the countryside which fall
into at least one of the following categories:

a) Building Groups.
b) Infill sites.
c) New houses in the open countryside on defined categories of sites as set out in section
3 of the Supplementary Guidance.
d) Renovation or replacement of houses.
e) Conversion or replacement of redundant non-domestic buildings.
f) +>M>DGHE>FK GF ILI9D ;IGNF?B>D= D9F=&R

Proposals considered under any of these categories must comply with the *GLF<BDSJ I>D>M9FK

Supplementary Guidance, particularly the Housing in the Countryside Guide.

The proposal is for the erection of a single new build house. The Application site is located
within an existing group of 3 houses and one holiday chalet. There are existing residential
properties to the east and to the north. The site occupies a triangular plot between them.
Therefore, the proposal falls to be considered under the Building Groups category.
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The Housing in the Countryside Guide defines a building @IGLH 9J Q( GI EGI> ;LBD=BF@J G? 9

size at least equivalent to a traditional cottage, whether they are of a residential and/or
;LJBF>JJ'9@IB<LDKLI9D F9KLI>&R

The Application site is within a group of 3 or more buildings as described above.

Consent will be granted for houses which extend the group into definable sites formed by
existing topography and or well established landscape features which will provide a
suitable setting. All proposals must respect the character, layout and building pattern
of the group and demonstrate that a high standard of residential amenity can be
achieved for the existing and proposed house(s).

The Application site is well defined by the existing road to the rear and the boundary of the
neighbouring property to the west. The south west boundary features existing landscaping,
ensuring that the group is well contained. This will further mature over time, providing a
defensible edge that will prevent the further spread of the group, in accord with the
requirements of Siting and Design of Houses in Rural Areas.

A comparison between the suitable rounding off locations illustrated in Council Policy in
Siting and Design of Houses in Rural Areas and this proposal is illustrated below:

In the above image appropriate sites are highlighted with a start. There are appropriate
additions to the west (a triangular plot bounded by a single house, trees and a watercourse or
fence line) and to the north east (bounded to the west by a house, south by a road, east by
trees/hedging, and the north boundary is completely undefined). The application site is
illustrated below.
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It is evident that the application site is bounded by a house to the east, a road to the north
(with housing beyond) and the south western boundary is enclosed by trees and a long
established boundary). There is no difference between this application site and those sites
highlighted as appropriate additions to building groups in Council Policy.

The proposal is for a home of a similar scale to the existing house at Balnacree Cottage. It
would be smaller than the larger homes at Balnacree House and Balnacree Steading. The
proposal would be in keeping with the scale and character of the existing homes. The
proposed home would not be overlooked or overshadowed, nor would it overlook or
overshadow the neighbouring homes. A suitable standard of amenity will be achieved.

Siting and Design of Houses in Rural Areas also advises that new proposals should use
existing topography to provide a landscape setting for the new house. This reduces scale and
visual impact and makes the development immediately look established.

It is proposed that a level platform is created by cutting in to the rising ground to the north
east, rather than raising the ground level by constructing a raised platform. This will ensure
that the proposal is well integrated into the landscape and minimises underbuilding.

The proposal accords with this guidance, utilising the rising landform to the rear. This is
illustrated in the supporting perspective sketch drawing.

The use of timber in construction and as a finishing material is supported by Siting and
Design of Houses in Rural Areas. There are a number of existing timber built chalet style
buildings in the locality. Accordingly, the proposal will not be incongruous in its
surroundings.

The proposed new house will be located more than 20 metres away from any existing house.
Accordingly, there will be no loss of amenity through window to window overlooking. As a
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result of the topography of the location and the position of the existing houses, there will be
no loss of amenity through overshadowing.

Accordingly, the proposal is in accord with the requirements of The Housing in the
Countryside Guide and the Siting and Design of Houses in Rural Areas. It therefore follows
that the proposal is in accord with Policy RD3: Housing in the Countryside.

Policy PM1: Placemaking is split in three sections, some of which are not relevant to a
proposal for a single house. The proposal will be a well designed addition to the group, it
would be sited well within the landscape as explained above and as such would contribute
HGJBKBM>DP KG KA> JLIIGLF=BF@ >FMBIGFE>FK& .K NGLD= I>JH><K KA> JBK>SJ KGHG@I9HAP%

complement the surrounding area in terms of scale, character, massing and materials and
include provision for additional landscaping.

For these reasons, the proposal complies with the relevant aspects of Policy PM1.

PM3: Infrastructure Contributions sets the Development Plan context for the Council to
secure financial contributions through planning obligations to mitigate the individual and
cumulative impact of development.

Detailed guidance about developer contributions is set out in Supplementary Guidance. In
this case, the only relevant Supplementary Guidance relates to Primary Education. Section 4
of the Supplementary Guidance (Primary Education and new Housing Development) states
that the Council will identify a school capacity constraint when the roll reaches 80% of
capacity.

)<<GI=BF@ KG KA> *GLF<BDSJ 9FFL9D 6*278,+ I>KLIFJ% KA> <9H9<BKP G? 3BKDG<AIP 3IBE9IP

School is for 300 pupils. The 2016/17 census roll was 190 pupils. This is 63% of capacity.
Accordingly, there is no requirement for any financial contributions towards increased
capacity at Pitlochry Primary School.

TA1: Transport Standards and Accessibility Requirements sets out policy requirements for
significant travel generating development. As this proposal is for a single house and therefore
not a significant travel generator, the requirements of this Policy are not directly relevant to
this proposal.

However, it is noted that there is an existing bus route within around 10 minutes walk from
KA> JBK> KA9K HIGMB=>J J>IMB<>J KG 3BKDG<AIP& 7A> *GLF<BDSJ <9I H9ICBF@ JK9F=9I=J NBDD ;> E>K

and this can be secured by a planning condition.

ER6: Managing Future Landscape Change to Conserve and Enhance the Diversity and
'6(/.57 1, 5-+ $3+(84 %(0*4)(2+4 states that development and land use change should be
<GEH9KB;D> NBKA KA> =BJKBF<KBM> <A9I9<K>IBJKB<J 9F= ?>9KLI>J G? 3>IKA $ /BFIGJJS D9F=J<9H>J&

Development proposals should not conflict with the aim of maintaining and enhancing the
landscape qualities of Perth and Kinross.

It is noted that there are no landscape designations on the Application site. The site is not
readily visible in public views, particularly from existing transport routes. The proposal is
within an existing group of buildings. All of the buildings within the group are to the rear of
the Application site. Therefore the proposal will be seen in the landscape as part of an
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existing group of buildings. The proposal would not incorporate significantly engineered
platforms or underbuilding to accommodate the new house. The rising landform to the rear of
the Application site, as well as the existing trees and landscaping, provides significant visual
containment for the proposal. The proposed landscaping on the south western boundary will
further ensure the visual integration of the proposal.

Therefore, the proposal will have a minimal impact on the characteristics and features of
3>IKA $ /BFIGJJS D9F=J<9H>J% 9F= BJ in accord with Policy ER6.

The proposal is not within an area identified as being at risk of pluvial or fluvial flooding.
Accordingly, the proposal complies with the requirements of Policy EP2: New Development
and Flooding.

Policy EP3: Water Environment and Drainage is relevant to the proposal in respect of parts
EP3B and EP3C.

Policy EP3B: Foul Drainage states that private drainage systems may be permitted where
there is little or no public system available and the proposal does not have an adverse effect
on the natural and built environment, surrounding uses and amenity of the area. For a private
system to be acceptable it must comply with the Scottish Building Standards Agency
Technical Handbooks.

There is no public drainage system available the serve the proposal. A private drainage
system is proposed through septic tank and soakaway. This is illustrated in the Indicative
Layout drawing. The soakaway system is provided in land owned by the Applicant. The
proposal is designed to comply with the SBSA Technical Handbook. Further details will be
provided at the detailed design stage.

The proposal is in accord with the requirements of Policy EP3B: Foul Drainage.

Policy EP3C: Surface Water Drainage requires that new proposals employ suitable SUDS
measures. The proposal will ensure that surface water run off from the proposal is contained
to no greater than existing Greenfield rates. Further details will be provided at the detailed
design stage. This will ensure that the proposal is in accord with Policy EP3C.

The site is partly within the Balnacree Farmstead Historic Environment Record. This is a
non-statutory designation. Policy HE1B: Non-Designated Archaeology states that the Council
may impose conditions on the grant of planning permission, if necessary, to make provision
for the survey, excavation, recording and analysis of threatened features prior to development
commencing.

A desktop review of historic mapping confirms that the site has not been significantly
developed and most likely been in agricultural use throughout. The 1867 mapping indicates
that there may have been some kind of enclosure around the site, but this is not confirmed.
Given previous agricultural use, the potential for any surviving archaeological remains of any
significance is therefore low.
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Conclusion
This Statement has been prepared in support of a fresh application for Planning Permission in
Principle by Peter McRobbie for the erection of a new dwellinghouse at Balnacree, near
Pitlochry.

This Statement confirms that the proposal is in accord with the provisions of the development
plan. Material considerations provide further support for the proposal.

In particular, it has been demonstrated that:

# The proposal is a suitable addition to an existing building group in accord with the
*GLF<BDSJ 9HHIGM>= 6LHHD>E>FK9IP -LB=9F<> 9F= 0+3 3GDB<P 5+(&

# Engineering works will be minimised and the need for underbuilding negated. The
proposed house will integrate well in the surrounding landscape in accord with the
Housing in the Countryside Policy and Siting and Design of Housing in Rural Areas.

# All matters raised in the previous application have been addressed.

# The proposed access arrangements meet the requirements of Council Policy.

# Policy PM4 is not a relevant consideration in the determination of this application.

# There is adequate capacity at Pitlochry Primary School with no requirement for any
financial contribution to augment capacity.

# Detailed design matters will be considered through the submission of subsequent
application(s) for Approval of Matters Specified in Conditions.

In accord with the provisions of Section 25 and 37(2) of the Town and Country Planning
(Scotland) Act 1997, as amended by the Planning etc (Scotland) Act 2006, it is therefore
recommended that Planning Permission in Principle is granted.
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PERTH AND KINROSS COUNCIL

Mr Peter McRobbie
Balnacree Cottage
Balnacree
Donavourd
PH16 5JS

Pullar House
35 Kinnoull Street
PERTH
PH1 5GD

Date 29th November 2017

TOWN AND COUNTRY PLANNING (SCOTLAND) ACT

Application Number: 17/01915/IPL

I am directed by the Planning Authority under the Town and Country Planning
(Scotland) Acts currently in force, to refuse your application registered on 27th
October 2017 for permission for Erection of a dwellinghouse (in principle) Land
30 Metres South Of Balnacree House Donavourd for the reasons undernoted.

Interim Development Quality Manager

Reasons for Refusal

1. The proposal is contrary to Policy RD3: Housing in the Countryside of the Perth
and Kinross Local Development Plan 2014 and the Council's Housing in the
Countryside Guide 2012 as the proposal fails to satisfy any of the categories (1)
Building Groups, (2) Infill Sites, (3) 'New Houses in the Open Countryside', (4)
Renovation or Replacement of Houses, (5) Conversion or Replacement of
Redundant Non Domestic Buildings, or (6) Rural Brownfield Land. In particular
the proposal does not meet the building group criteria (1) as it does not respect
the layout and building pattern of the group and does not extend the group into a
definable site formed by existing topography and or well established landscape
features.

2. The proposal is contrary to Policy PM1: Placemaking of the Perth and Kinrosss
Local Development Plan 2014. Due to the open, sloping nature of the site, the
lack of a landscape framework and its position below and detached from other
buildings in the group above it is considered that development of a dwellinghouse
on this site would have an adverse visual impact and would not contribute
positively to the built and natural environment.
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Justification

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

The plans relating to this decision are listed below and are displayed on Perth and
<PSVTWW 4TYSJPR_W [LIWPXL HX www.pkc.gov.uk ]@SRPSL ARHSSPSN 2UURPJHXPTSW^ UHNL

Plan Reference

17/01915/1

17/01915/2

17/01915/3

17/01915/4

17/01915/5

17/01915/6
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REPORT OF HANDLING

DELEGATED REPORT

Ref No 17/01915/IPL

Ward No N4- Highland

Due Determination Date 26.12.2017

Case Officer Persephone Beer

Report Issued by Date

Countersigned by Date

PROPOSAL: Erection of a dwellinghouse (in principle)

LOCATION: Land 30 Metres South Of Balnacree House Donavourd

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: 6 November 2017

SITE PHOTOGRAPHS

289



2

BACKGROUND AND DESCRIPTION OF PROPOSAL

Planning permission in principle is sought for the erection of a dwellinghouse
on land 30 metres south of Balnacree House, Donavourd. The site is part of
an unkempt area at the top of a grazed field in a rural location around 200
metres from the Donavourd settlement boundary. There are two existing
dwellinghouses on ground above the site, separated from the site by an
access track, and a large modern property to the east that was constructed
on the site of an old steading building. The site measures 1640 square
metres.

An application for a similar proposal was refused in October 2016. This is a
new application which seeks to address the reasons for refusal.

SITE HISTORY

16/01504/IPL Erection of a dwellinghouse (in principle) 28 October 2016
Application Refused

PRE-APPLICATION CONSULTATION

Pre application Reference: None.

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
I,H (')* D74 .+/@<0> 0B40 G8<< 14 CECD08>01<4% =?B4 0DDB02D8F4% 2?=@4D8D8F4
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
9?1C&J
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Perth and Kinross Local Development Plan 2014 ] Adopted February
2014

The Local Development Plan is the most recent statement of Council policy
and is augmented by Supplementary Guidance.

The principal policies are, in summary:

Policy PM1A - Placemaking
Development must contribute positively to the quality of the surrounding built
and natural environment, respecting the character and amenity of the place.
All development should be planned and designed with reference to climate
change mitigation and adaption.

Policy PM1B - Placemaking
All proposals should meet all eight of the placemaking criteria.

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

Policy PM4 - Settlement Boundaries
For settlements which are defined by a settlement boundary in the Plan,
development will not be permitted, except within the defined settlement
boundary.

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 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.
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OTHER POLICIES

Housing the Countryside Supplementary Guidance
Developer Contributions Supplementary Guidance

CONSULTATION RESPONSES

Transport Planning

No objection subject to condition.

Contributions Officer
The development shall be in accordance with the requirements of Perth &
Kinross Council's Developer Contributions and Affordable Housing
Supplementary Guidance 2016 in line with Policy PM3: Infrastructure
Contributions of the Perth & Kinross Local Development Plan 2014 with
particular regard to primary education infrastructure.

Scottish Water
No response.

Environmental Health

Private water
The development is for a dwelling house in a rural area with private water
supplies (including Balnacree) believed to serve properties in the vicinity. To
ensure the new development has an adequate and consistently wholesome
supply of water an informative note is required to be attached to any planning
permission.

Contaminated Land
A search of the historic records did not raise any concerns regarding ground
contamination.

Development Plans
A view is requested on the interpretation of Policy PM4 of the adopted LDP as
it relates to this planning application.

Policy PM4, as inserted into the Plan by the Reporter during the examination
process, is not particularly clear and this is something which we are seeking to
address in Proposed LDP2. However, my view is that Policy PM4 applies to
proposals for development which directly adjoin a settlement boundary. Given
that this proposal does not directly adjoin the settlement boundary at
Donavourd I would suggest that the application would be more appropriately
assessed under Policy RD3 Housing in the Countryside.
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REPRESENTATIONS

There have not been any representations received in relation to this
application.

ADDITIONAL STATEMENTS RECEIVED:

Environment Statement Not Required

Screening Opinion Not Required

Environmental Impact Assessment Not Required

Appropriate Assessment Not Required

Design Statement or Design and

Access Statement

Supporting statement submitted

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 2012 and the adopted
Perth and Kinross Local Development Plan 2014.

The determining issues in this case are whether; the proposal complies with
development plan policy; or if there are any other material considerations
which justify a departure from policy.

Policy Appraisal

The site is within an area where the housing in the countryside policy (RD3) of
the Perth and Kinross Local Development Plan applies. This, along with the
associated Housing in the Countryside Guide, is the main policy consideration
in the determination of this application.

The main thrust of the policy is to safeguard the character of the countryside;
support the viability of communities; meet development needs in appropriate
locations; and ensure that high standards of siting and design are achieved.

The Council will support proposals for the erection, or creation through
conversion, of single houses and groups of houses in the countryside which
fall into at least one of the following categories:
(a) Building Groups.
(b) Infill sites.
(c) New houses in the open countryside on defined categories of sites as set
out in section 3 of the Supplementary Guidance.
(d) Renovation or replacement of houses.
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(e) Conversion or replacement of redundant non-domestic buildings.
(f) Development on rural brownfield land.
This policy does not apply in the Green Belt and its application is limited within
the Lunan Valley Catchment Area to economic need, conversions or
replacement buildings.

In this case the proposal does not accord with any of the relevant categories
of the housing in the countryside policy. In particular the proposal should be
judged in terms of the building group part of the policy. Whilst the existing
cluster of buildings can be categorised as a building group as outlined within
the policy, any extension to a group must respect the layout and building
pattern of the group. KWT _^[XRh bcPcTb cWPc7 j<^]bT]c fX[[ P[b^ QT VaP]cTS U^a
houses which extend the group into definable sites formed by existing
topography and or well established landscape features which will provide a
suitable setting. All proposals must respect the character, layout and building
pattern of the group and demonstrate that a high standard of residential
P\T]Xch RP] QT PRWXTeTS U^a cWT TgXbcX]V P]S _a^_^bTS W^dbT'b(+k In this
instance the proposed site does not relate well to the existing building group.
It extends the group into the top part of an existing field and any development
would be at a significantly lower level than the existing buildings in the group.
The proposed site has a rough, unkempt appearance. The existing
topography does not give definition to the site. It slopes down into the field
and there are no well established landscape features that would define the
site or provide a landscape setting.

I would also highlight that the site is around 200 metres from a settlement
boundary as identified in the Local Development Plan. Policy PM4 states that
for settlements which are defined by a settlement boundary in the Plan,
development will not be permitted, except within the defined settlement
boundary. Previously this proximity to a settlement boundary was given as a
reason for refusal. Having consulted the Development Plan Team they advise
that Policy PM4, as inserted into the Plan by the Reporter during the
examination process, is not particularly clear and that this is something which
is being addressed in the Proposed LDP2. However, it is the view of the
Development Plan Officer that Policy PM4 applies to proposals for
development which directly adjoin a settlement boundary. Given that this
proposal does not directly adjoin the settlement boundary at Donavourd it is
considered that the application would be more appropriately assessed under
Policy RD3 Housing in the Countryside. This reason for refusal has therefore
been removed from this application. However it is still considered that the
proposal fails to meet the terms of the housing in the countryside policy.

It was also considered previously that the site did not comply with
placemaking policies and that the site works required to form a suitable area
for construction of a house would have an adverse visual impact. This re-
submission includes an indicative layout however I still consider that the
development of this site located below the existing group would not comply
with placemaking policies that seek to ensure development contributes
positively to the quality of the surrounding built and natural environment.
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Design and Layout

The proposal is in principle although an indicative house position and sketch
design has been shown. There was concern previously that extensive ground
works would be required to provide sufficient level ground for any proposed
house resulting in an overly engineered development in this open rural
location. Additional information has been submitted by the applicant
suggesting that the proposed house would be set in to the bank and would not
be unduly prominent. However until detailed plans are submitted it is difficult
to comment on this with any degree of certainty and I still have concerns with
the site configuration and that any sizable building, forward of the main
building group would not contribute positively to the quality of the surrounding
built and natural environment and be contrary to policy PM1 Placemaking.

Landscape

The appearance of the site has not changed significantly since application no.
16/01504/IPL was refused. There are no significant trees on the site which is
generally overgrown with weeds. The access track forms part of the northern
boundary with a low hedge extending along the north east part of this
boundary. This hedge and track provides a well-defined boundary at the top
of the site, giving a clear separation between this site and the existing building
group. The other boundaries are not defined either by existing topography or
well established landscape features. There is a post and wire fence with
some intermittent small beech trees along part of the southwest boundary.
This does not form an established landscape feature as required by
Development Plan policy. The site slopes down into a large grazed
agricultural field and relates more to this than to the existing building group.
There are extensive views of the surrounding countryside from the site.

Residential Amenity

The application is in principle. Any issues with regard to residential amenity
would be fully addressed should a detailed application be submitted.

Visual Amenity

The application is in principle so the full impact on visual amenity would be
assessed should any detailed proposal be submitted. However placemaking
policies require proposals to contribute positively to the built and natural
environment. Due to the open nature of the site and the site configuration I
still consider that it is highly likely that any proposed dwellinghouse on this site
would have an adverse visual impact and would not contribute positively to
the built and natural environment. The site is triangular in shape and relatively
narrow. It is also likely that there will be pressure to extend the garden ground
into the field below further detracting from the rural nature of the area.

295



8

Roads and Access

There is an existing private track that would access the site which also serves
other properties in the area. There was previously an objection to the use of
the access although no objections have been received this time. The
Transport Planner has been consulted and does not object to the route
shown. However further details will be required with regard to access and
parking matters should any further application be submitted.

Drainage and Flooding

There was concern previously about the potential for surface water flooding
from the new house as it is suggested that the development would increase
water on the access road. Further drainage details will be required with any
detailed proposal but it would be expected that a SUDS scheme would be
required to ensure that surface water stays within the site boundaries.

Private Water

The development is for a dwelling house in a rural area with private water
supplies (including Balnacree) believed to serve properties in the vicinity.
Environmental Health has requested that any consent included an informative
note to ensure the new development has an adequate and consistently
wholesome supply of water.

Contaminated Land
A search of the historic records did not raise any concerns regarding ground
contamination.

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 Pitlochry Primary School.

Should the application be approved a condition will be attached to ensure that
any detailed proposal is in line with the Developer Contributions policy.

Economic Impact

The economic impact of the proposal is likely to be minimal and limited to the
construction phase of the development.
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Conclusion

In conclusion, the application must be determined in accordance with the
adopted Development Plan unless material considerations indicate otherwise.
In this respect, the proposal is not considered to comply with the approved
TAYplan 2012 and the adopted Local Development Plan 2014. I have taken
account of material considerations and find none that would justify overriding
the adopted Development Plan. On that basis the application is recommended
for refusal.

APPLICATION PROCESSING TIME

The recommendation for this application has been made within the statutory
determination period.

LEGAL AGREEMENTS

None required.

DIRECTION BY SCOTTISH MINISTERS

None applicable to this proposal.

RECOMMENDATION

Refuse the application

Reasons for Recommendation

1 The proposal is contrary to Policy RD3: Housing in the Countryside of the
Perth and Kinross Local Development Plan 2014 and the Council's Housing in
the Countryside Guide 2012 as the proposal fails to satisfy any of the
categories (1) Building Groups, (2) Infill Sites, (3) 'New Houses in the Open
Countryside', (4) Renovation or Replacement of Houses, (5) Conversion or
Replacement of Redundant Non Domestic Buildings, or (6) Rural Brownfield
Land. In particular the proposal does not meet the building group criteria (1)
as it does not respect the layout and building pattern of the group and does
not extend the group into a definable site formed by existing topography and
or well established landscape features.

2 The proposal is contrary to Policy PM1: Placemaking of the Perth and
Kinrosss Local Development Plan 2014. Due to the open, sloping nature of
the site, the lack of a landscape framework and its position below and
detached from other buildings in the group above it is considered that
development of a dwellinghouse on this site would have an adverse visual
impact and would not contribute positively to the built and natural
environment.
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Justification

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

Informatives

None.

Procedural Notes

Not Applicable.

PLANS AND DOCUMENTS RELATING TO THIS DECISION

17/01915/1

17/01915/2

17/01915/3

17/01915/4

17/01915/5

17/01915/6

Date of Report

27.11.2017
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Review Doc 2 ? $9965107=@< <>443<=32 18725=587<

1 The development shall not commence until the following specified matters
have been the subject of a formal planning application for the approval of
the Council as Planning Authority: the siting, design and external
appearance of the development, the hard and soft landscaping of the site,
all means of enclosure, means of access to the site, vehicle parking and
turning facilities, levels, drainage and waste management provision.

Reason - This is a Planning Permission in Principle under Section 59 of
the Town and Country Planning (Scotland) Act 1997 as amended by
Section 21 of the Planning etc. (Scotland) Act 2006.

2 The development shall be in accordance with the requirements of Perth &
Kinross Council's Developer Contributions and Affordable Housing
Supplementary Guidance 2016 in line with Policy PM3: Infrastructure
Contributions of the Perth & Kinross Local Development Plan 2014 with
particular regard to primary education infrastructure, or such subsequent
Guidance and Policy which may replace these.

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

3 Notwithstanding condition 1, the proposed dwelling shall be of single
storey or one and a half storey design, with any accommodation at first
floor level contained within the roofspace and with all details and finishing
materials sympathetic to the other dwellings in the area, all to the
satisfaction of the Council as Planning Authority. It shall be demonstrated
that the proposal dwelling will be built into the slope where possible,
minimising the need for underbuilding.

Reason - In the interests of visual amenity; to ensure a satisfactory
standard of local environmental quality.

4 In pursuance of condition 1, the landscaping scheme shall include:

(i) The location of new trees, shrubs hedges, grassed areas and
water features.

(ii) A schedule of plants to compromise species, plant sizes and
proposed numbers and density.

(iii) The location design and materials of all hard landscaping
works.
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All soft and hard landscaping proposals shall be carried out in accordance
with the approved scheme and shall be completed during the planting
season immediately following the commencement of the development, or
such date as may be agreed in writing with the Planning Authority.

Any planting which, within a period of 5 years from the completion of
development, in the opinion of the Planning Authority is dying, has been
severely damaged or is becoming seriously diseased, shall be replaced by
plants of similar size and species to those originally required to be planted.

Reason - In the interests of visual amenity and to ensure the satisfactory
implementation of the proposed planting scheme.

Informatives

1 Application for the approval of matters specified in conditions shall be made
before the expiration of 3 years from the date of the grant of planning
permission in principle, unless an earlier application for such approval has
been refused or an appeal against such refusal has been dismissed, in
which case application for the approval of all outstanding matters specified in
conditions must be made within 6 months of the date of such refusal or
dismissal.

The approved development shall be commenced not later than the expiration
of 3 years from the date of grant of planning permission in principle or 2
years from the final approval of matters specified in conditions, whichever is
later.

2 No work shall be commenced until an application for building warrant has
been submitted and approved.

3 The applicant shall ensure the private water supply for the house/
development complies with the Water Scotland Act 1980 (Section 63) and
the Private Water Supplies (Scotland) Regulations 2006. Detailed
information regarding the private water supply, including the nature, location
and adequacy of the source, any storage tanks/ pipework and the filtration
and disinfection treatment proposed to ensure provision of an adequate and
consistently wholesome water supply shall be submitted to Perth and
Kinross Council Environmental Health in line with the above act and
regulations.

306



TCP/11/16(521) – 17/01915/IPL – Erection of a
dwellinghouse (in principle) on land 30 metres south of
Balnacree House, Donavourd

PLANNING DECISION NOTICE (included in
applicant’s submission, see pages 287-288)

REPORT OF HANDLING (included in applicant’s
submission, see pages 289-298)

REFERENCE DOCUMENTS (included in applicant’s
submission, see pages 299-301 and 304)

4(v)(b)
TCP/11/16(521)
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TCP/11/16(521) – 17/01915/IPL – Erection of a
dwellinghouse (in principle) on land 30 metres south of
Balnacree House, Donavourd

REPRESENTATIONS

4(v)(c)
TCP/11/16(521)
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M e m o r     
To Development Quality Manager

Your ref 17/01915/IPL

Date 31/10/2017

The Environment Service

a n d u m
From Regulatory Service Manager

Our ref ALS

Tel No       

Pullar House, 35 Kinnoull Street, Perth PH1 5GD

Consultation on an Application for Planning Permission

RE: Erection of a dwellinghouse (in principle) Land 30 Metres South Of Balnacree
House Donavourd for Mr Peter McRobbie

I refer to your letter dated 30/10/2017 in connection with the above application and have the 
following comments to make.

Water (assessment date – 31/10/2017)

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

Comments

The development is for a dwelling house in a rural area with private water supplies (including 
Balnacree) believed to serve properties in the vicinity.  To ensure the new development has 
an adequate and consistently wholesome supply of water and please note the following 
informative.  No public objections relating to the water supply were noted at the date above.

PWS - Informative 2

The applicant shall ensure the private water supply for the house/ development complies 
with the Water Scotland Act 1980 (Section 63) and the Private Water Supplies (Scotland) 
Regulations 2006.  Detailed information regarding the private water supply, including the 
nature, location and adequacy of the source, any storage tanks/ pipework and the filtration 
and disinfection treatment proposed to ensure provision of an adequate and consistently 
wholesome water supply shall be submitted to Perth and Kinross Council Environmental 
Health in line with the above act and regulations.
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Comments to the Development Quality Manager on a Planning Application

Planning 
Application ref.

17/01915/IPL Comments 
provided 
by

Euan McLaughlin

Service/Section Strategy & Policy Contact 
Details

Development Negotiations 
Officer:
Euan McLaughlin

Description of 
Proposal

Erection of a dwellinghouse (in principle)

Address  of site Land 30 Metres South Of Balnacree House, Donavourd

Comments on the 
proposal

Primary Education  

With reference to the above planning application the Council Developer 
Contributions Supplementary Guidance requires a financial contribution 
towards increased primary school capacity in areas where a primary school 
capacity constraint has been identified. A capacity constraint is defined as 
where a primary school is operating, or likely to be operating following 
completion of the proposed development and extant planning permissions, at 
or above 80% of total capacity. 

This proposal is within the catchment of Pitlochry Primary School. 

Recommended 
planning 
condition(s)

Primary Education   

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

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

Recommended 
informative(s) for 
applicant

N/A

Date comments 
returned

09 November 2017
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M e m o r     
To Development Quality Manager

Your ref PK17/01915/IPL

Date 14 November 2017

The Environment Service

a n d u m
From Regulatory Service Manager

Our ref LJA

Tel No (

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

Consultation on an Application for Planning Permission

PK17/01915/IPL RE: Erection of dwellinghouse (in principle) Land 30m South of 
Balnacree House Donavourd for Mr Peter McRobbie

I refer to your letter dated 30 October 2017 in connection with the above application and 
have the following comments to make.

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

Recommendation

A search of the historic records did not raise any concerns regarding ground contamination 
and therefore I have no adverse comments to make on the application.  
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Comments to the Development Quality Manager on a Planning Application

Planning 
Application ref.

17/01915/IPM Comments 
provided by

Katrina Walker

Service/Section TES:
Development Plans

Contact 
Details

Planning Officer 

Description of 
Proposal

Erection of a dwellinghouse (in principle)

Address  of site Land 30 Metres South Of Balnacree House, Donavourd
Comments on the 
proposal

A view is requested on the interpretation of Policy PM4 of the adopted LDP 
as it relates to this planning application.

Policy PM4, as inserted into the Plan by the Reporter during the examination 
process, is not particularly clear and this is something which we are seeking 
to address in Proposed LDP2.  However, my view is that Policy PM4 applies to 
proposals for development which directly adjoin a settlement boundary.  
Given that this proposal does not directly adjoin the settlement boundary at 
Donavourd I would suggest that the application would be more appropriately 
assessed under Policy RD3 Housing in the Countryside.

Recommended 
planning 
condition(s)

None

Recommended 
informative(s) for 
applicant

None

Date comments 
returned 16/11/17
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Comments to the Development Quality Manager on a Planning Application

Planning 
Application ref.

17/01915/IPL Comments 
provided by

Niall Moran

Service/Section Transport Planning Contact 
Details

Description of 
Proposal

Erection of a dwellinghouse (in principle)

Address  of site Land 30 Metres South Of Balnacree House
Donavourd
 

Comments on the 
proposal

Insofar as roads matters are concerned I do not object to the proposed 
development. 

Recommended 
planning 
condition(s)

Recommended 
informative(s) for 
applicant

Date comments 
returned 16 November 2017
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TCP/11/16(522) – 17/01923/FLL – Alterations, extension and
formation of a dormer at 16 Smith Street, Kinross, KY13
8DD

INDEX

(a) Papers submitted by the Applicant (Pages 323-338)

(b) Decision Notice (Pages 341-342)

Report of Handling (Pages 343-351)

Reference Documents (Pages 329-333)

(c) Representations (Pages 353-358)

4(vi)
TCP/11/16(522)
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TCP/11/16(522) – 17/01923/FLL – Alterations, extension and
formation of a dormer at 16 Smith Street, Kinross, KY13
8DD

PLANNING DECISION NOTICE

REPORT OF HANDLING

REFERENCE DOCUMENTS (included in applicant’s
submission, see pages 329-333)

4(vi)(b)
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PERTH AND KINROSS COUNCIL

Mr And Mrs P Boyce
c/o McNeil Partnership
28 Victoria Avenue
Milnathort
Kinross-shire
KY13 9YE

Pullar House
35 Kinnoull Street
PERTH  
PH1  5GD

Date 7th December 2017

TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 

Application Number: 17/01923/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 1st 
November 2017 for permission for Alterations, extension and formation of a 
dormer 16 Smith Street Kinross KY13 8DD    for the reasons undernoted.  

Interim Development Quality Manager

Reasons for Refusal

1.  The dormer extension, by virtue of its excessive proportions, inappropriate bulk, 
massing, design and composition, would compromise the character and 
architectural integrity of the cottage, resulting in an adverse impact on the visual 
amenity of the area. Approval would therefore be contrary to Policies RD1, PM1A 
and PM1B(c) of the Perth & Kinross Local Development Plan 2014, which seek to 
ensure that development contributes positively to the character and appearance 
of the area by complementing its surroundings in terms of design, appearance, 
scale and massing.
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2. The dormer extension, by virtue of its excessive proportions, inappropriate 
materials, bulk, massing, design and composition, would be harmful to the 
character and appearance of the Kinross Conservation Area. Approval would 
therefore be contrary to Scottish Planning Policy 2014 and Policy HE3A of the 
Perth & Kinross Local Development Plan 2014, which seek to ensure that 
development proposals preserve and enhance the character and appearance of 
Conservation Areas.

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

1 Any future submissions should ensure that all drawings are presented 
accurately and consistently.

The plans relating to this decision are listed below and are displayed on Perth and 
Kinross Council’s website at www.pkc.gov.uk “Online Planning Applications” page

Plan Reference

17/01923/1

17/01923/2

17/01923/3

17/01923/4

17/01923/5

2
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REPORT OF HANDLING

DELEGATED REPORT

Ref No 17/01923/FLL
Ward No P8- Kinross-shire
Due Determination Date 31.12.2017
Case Officer Keith Stirton
Report Issued by Date
Countersigned by Date

PROPOSAL: Alterations, extension and formation of a dormer

LOCATION: 16 Smith Street Kinross KY13 8DD  

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:  8 November 2017

SITE  PHOTOGRAPHS

 

BACKGROUND AND DESCRIPTION OF PROPOSAL

The application site is 16 Smith Street, which is a modestly proportioned semi-
detached cottage within the Kinross Conservation Area. This application 
seeks detailed planning permission to alter and extend the rear (North) 
elevation of the house. The proposal includes a ground floor extension to form 
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a sun room and a roof space extension to extend the bedroom and to form an 
en-suite.
SITE HISTORY

None

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, paragraph 143, states that;

“Proposals for development within conservation areas should preserve or 
enhance the character and appearance of the conservation area”.

DEVELOPMENT PLAN

The Development Plan for the area comprises the TAYplan Strategic 
Development Plan 2016-2036 and the Perth and Kinross Local Development 
Plan 2014.

TAYplan Strategic Development Plan 2016 – 2036 - Approved October 
2017

Whilst there are no specific policies or strategies directly relevant to this 
proposal the overall vision of the TAYplan should be noted.   The vision states 
“By 2036 the TAYplan area will be sustainable, more attractive, competitive 
and vibrant without creating an unacceptable burden on our planet. The 
quality of life will make it a place of first choice where more people choose to 
live, work, study and visit, and where businesses choose to invest and create 
jobs.”

Perth and Kinross Local Development Plan 2014 – Adopted February 
2014

The Local Development Plan is the most recent statement of Council policy 
and is augmented by Supplementary Guidance. The principal policies are, in 
summary:

Policy HE3A - Conservation Areas  
Development within a Conservation Area must preserve or enhance its 
character or appearance. The design, materials, scale and siting of a new 
development within a Conservation Area, and development outwith an area 

344



3

that will impact upon its special qualities should be appropriate to its 
appearance, character and setting. Where a Conservation Area Appraisal has 
been undertaken the details should be used to guide the form and design of 
new development proposals.

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 RD1 - Residential Areas  
In identified areas, residential amenity will be protected and, where possible, 
improved. Proposals will be encouraged where they satisfy the criteria set out 
and are compatible with the amenity and character of an area.

OTHER GUIDANCE

Perth & Kinross Council’s Draft Placemaking Guide 2017 states that;

“Whether it is an extension on a house or a strategic development site, there 
are always aims and objectives for any new development…

The towns and villages of Perth & Kinross offer us a wealth of visual stimulus, 
with a huge range of architectural styles, building uses and landscapes.

Materials
Local buildings were traditionally built in materials sourced within the area and 
have often contributed to the unique character of a settlement. New 
development should reflect this and source high quality, sustainable materials 
from local sources whenever possible. Use of timber can provide a high 
quality, natural finish if sensitively designed. Whilst local materials might not 
always be feasible, the use of stone detailing, individual walls or boundary 
treatments can assist in the overall sense of local character.

Colour
Choice of colour can have a clear visual impact on the surrounding area… 
Colour can also define specific parts of a building.

Good detailing will not only improve the appearance of the house but will 
make it more durable and weatherproof. There is considerable scope for 
modern architecture and building techniques to support new lifestyles but an 
honest contemporary approach can be matched with local building 
characteristics to provide attractive modern living. It requires sensitivity and 
care by the designer but will not necessarily result in additional expenditure.
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New development should acknowledge the scale and form of the surrounding 
buildings. This can make a huge difference to the visual impact of a 
development. Whilst it is not desirable to copy traditional buildings, it is 
important to harmonise with them.

Proportion is a fundamental element of architecture, and relates to the 
building as a whole and also as sections working harmoniously together. 
Individual elements of a building must work together to create a coherent 
design that balances. The building envelope, windows and doors, eaves and 
roof ridgeline should all work in balance with each other.

Modern housing can sometimes lack the balance between plan depths to roof 
mass, resulting in visually dominant roofs. Roof massing in the context of the 
building envelope should create a proportionate balance, reflecting or 
interpreting the traditional form”.

The Council is in the process of drafting more detailed Technical Notes that 
will provide specific guidance on domestic extensions.

These will offer more information regarding this type of development and give 
best practice examples that can be used by applicants and Development 
Management to support the pre-application and planning application process.

The aim of these technical notes is not to be proscriptive regarding design but 
to ensure that the Placemaking process has been followed when applying for 
planning permission for a new development, regardless as to the size, cost or 
location of a proposal.

The Technical Notes will reflect the messages in the Placemaking Guide and 
be published alongside the Adopted Supplementary Guidance.

The draft Supplementary Guidance is being consulted upon and comments 
were invited between 13th July 2017 and 31st August 2017.

INTERNAL COMMENTS

Local Flood Prevention Authority No objections – informative note 
recommended on any approval.

REPRESENTATIONS

The following points were raised in the 1 representation received:

- The proportions of the roof extension are large and dominant
- Loss of sunlight
- Drawing discrepancy
- Inappropriate external cladding is out of keeping with the area
- Adverse impact on residential amenity
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- Incongruous design, which would not preserve and enhance the 
character and appearance of the Conservation Area.

ADDITIONAL INFORMATION RECEIVED:

Environment Statement Not Required

Screening Opinion Not Required

Environmental Impact Assessment Not Required

Appropriate Assessment Not Required
Design Statement or Design and 
Access Statement

Not Required

Report on Impact or Potential Impact 
eg Flood Risk Assessment

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 2012 and the adopted 
Perth and Kinross Local Development Plan 2014.  
The determining issues in this case are whether; the proposal complies with 
development plan policy; or if there are any other material considerations 
which justify a departure from policy.

Policy Appraisal

In general terms, developments which are ancillary to an existing domestic 
dwellinghouse are considered to be acceptable in principle. Nevertheless, 
detailed consideration must be given to the scale, form, massing, design, 
position, proportions and external finishing materials of the proposed 
development within the context of the application site, and whether it would 
have an adverse impact on visual amenity or the character and appearance of 
the Conservation Area.

Design and Layout

The proposal seeks to extend the existing kitchen projection to the rear of the 
cottage in order to form a sunroom. Additionally, a large flat roofed L-shaped 
box dormer extension is proposed on the rear of the cottage.

Whilst the letter of objection states that the extent of dormer is inconsistent 
between the North and East elevation drawings, it does appear that the 
elevations are shown consistently. However, the elevations are not consistent 
with the first floor plan and this should be rectified in any future submissions.

Landscape
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The domestic scale and nature of the proposal does not raise any landscape 
impact issues.
Residential Amenity

The proposed sunroom extension is positioned hard on the boundary with the 
adjoining property. This has the potential to reduce the amount of available 
daylight to the window of the adjoining property. However, the height of the 
proposed eaves is only fractionally higher than that of a fence which could be 
erected under permitted development rights. Therefore, the fall-back position 
is that a fence could be erected without the requirement of planning 
permission which would cause a similar degree of daylight loss.

However, the proposed roof space extension would certainly be an 
incongruous and unwelcome addition to the rear of the house due to its large 
proportions and poor integration with the roof of the cottage. This would result 
in a bulky and imposing appearance, which would have an adverse impact on 
residential amenity.

Visual Amenity

The scale, form, massing, design, position, proportions and external finishing 
materials of the proposed sunroom are all considered to be acceptable.

However, the proposed flat roofed L-shaped box dormer extension raises a 
number of concerns. A badly designed dormer can harm the appearance of a 
dwellinghouse. To avoid appearing over-dominant, a dormer should not in 
itself form the major part of the upstairs room. It should simply provide extra 
headroom and daylight. Dormers should not be over-dominant in relation to 
the existing scale of the property and should as a minimum:

• Be set below the ridgeline of the roof
• Be set back from the wall-head
• Be generally of pitched roof form
• Be physically contained within the roof pitch
• Relate to windows and doors in the lower storey(s) in terms of 

character, proportion and alignment
• Have the front face predominantly glazed, and
• Not extend more than half the length of the roof plane

The combination of the height and projection of the proposed dormer would 
create a flat roofed first floor extension of particularly large proportions, which 
would result in an unacceptable bulk and visual massing. The proposed 
dormer would dominate and overwhelm the single storey character of the 
existing cottage.

Therefore, approval would compromise the architectural integrity of the 
cottage. Furthermore, the visual impact would be exacerbated by the use of 
incongruous light oak upvc cladding.
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Accordingly, the dormer extension would have an adverse impact on visual 
amenity and the character and appearance of the Conservation Area.

Roads and Access

There are no road or access issues associated with this proposed 
development.

Drainage and Flooding

The Council’s Flooding team has provided comments on the application and 
raised the fact that the site lies within Scottish Environmental Protection 
Agency’s 1 in 200 year flood risk envelope. An informative note has been 
recommended on any planning approval in order to draw the applicant’s 
attention to flood risk guidance.

Developer Contributions

The Developer Contributions Guidance is not applicable to this application 
and therefore no contributions are required in this instance.

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 2016-2036 or the adopted Local Development Plan 2014.  I have 
taken account of material considerations and find none that would justify 
overriding the adopted Development Plan. On that basis the application is 
recommended for refusal.

APPLICATION PROCESSING TIME

The recommendation for this application has been made within the statutory 
determination period.

LEGAL  AGREEMENTS

None required.

DIRECTION BY SCOTTISH MINISTERS

None applicable to this proposal.
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RECOMMENDATION  

Refuse the application
Reasons for Recommendation

1 The dormer extension, by virtue of its excessive proportions, 
inappropriate bulk, massing, design and composition, would 
compromise the character and architectural integrity of the cottage, 
resulting in an adverse impact on the visual amenity of the area. 
Approval would therefore be contrary to Policies RD1, PM1A and 
PM1B(c) of the Perth & Kinross Local Development Plan 2014, which 
seek to ensure that development contributes positively to the character 
and appearance of the area by complementing its surroundings in 
terms of design, appearance, scale and massing.

2 The dormer extension, by virtue of its excessive proportions, 
inappropriate materials, bulk, massing, design and composition, would 
be harmful to the character and appearance of the Kinross 
Conservation Area. Approval would therefore be contrary to Scottish 
Planning Policy 2014 and Policy HE3A of the Perth & Kinross Local 
Development Plan 2014, which seek to ensure that development 
proposals preserve and enhance the character and appearance of 
Conservation Areas.

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

1 Any future submissions should ensure that all drawings are presented 
accurately and consistently.

Procedural Notes

Not Applicable.

PLANS AND DOCUMENTS RELATING TO THIS DECISION

17/01923/1

17/01923/2

17/01923/3

17/01923/4

17/01923/5
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Date of Report   6 December 2017
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TCP/11/16(522) – 17/01923/FLL – Alterations, extension and
formation of a dormer at 16 Smith Street, Kinross, KY13
8DD
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4(vi)(c)
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Comments to the Development Quality Manager on a Planning Application

Planning 
Application ref.

17/01923/FLL Comments 
provided 
by

Steven Wilson

Service/Section
TES/Flooding

Contact 
Details

FloodingDevelopmentControl@pkc.gov.uk

Description of 
Proposal

Alterations, extension and formation of a dormer

Address  of site 6 Smith Street Kinross KY13 8DD
Comments on the 
proposal

No Objection – Property is at risk of flooding with a 1 in 200 year flood event 
as seen on SEPA’s indicative flood map. It is suggested that flood resilient/ 
resistant materials  should be used to construct this extension

Recommended 
planning 
condition(s)

Recommended 
informative(s) for 
applicant

PKC Flooding and Flood Risk Guidance Document (June 2014)

Date comments 
returned 23/11/2017
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TCP/11/16(523) – 17/01749/FLL – Erection of a
dwellinghouse and stables on land 90 metres west of
Findatie Farm, Kinross

INDEX

(a) Papers submitted by the Applicant (Pages 361-446)

(b) Decision Notice (Pages 385-386)

Report of Handling (Pages 387-396)

Reference Documents (Pages 409-440)

(c) Representations (Pages 449-462)
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Findatie Farm, Kinross
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Statement of Review for the refusal of planning permission for erection of 

Erection of a dwellinghouse and stables on land at Findatie Farm, Kinross 
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1 Introduction 
 

1.1 PPCA Ltd has been instructed by Ms. Shonagh Kinnaird to lodge an appeal with the 

Council Local Review Body against the refusal of planning permission for the erection 

of a dwelling house and stables on land at Findatie Farm, Kinross. 

 

1.2 The planning application (Perth & Kinross Council reference 17/01749/FLL was refused 

by delegated decision on 13th December 2017. 

 

1.3 This Statement sets out the appeal position for Ms. Kinnaird, seeks to rebut the 

reasons for refusal and obtain planning permission for the proposed development on 

appeal. The original planning application has been included and should be viewed in 

conjunction with this planning appeal statement. 

 

2 The site and proposed development 
 

The site 

 

2.1 The planning appeal site covers an area of circa 0.51 hectares and is located between 

the existing principal building group at Findatie Farm comprising the main farmhouse 

and farm sheds and the landscape boundary of the consented chalet development at 

the farm to the north of the B9097. 

 

2.2 The site is roughly rectangular and will be accessed from the former B9097 that 

remained following the reconstruction of the road in the early 1980s. The site is 

bounded to the north by the new B9097 and to the east by the existing farm buildings. 

 

 
Proposed Access 
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2.3 To the north is agricultural land beyond the fenced site boundary. To the west is the 

consented holiday lodge development at Findatie Farm. This boundary comprises a 

post and wire fence and beech hedge landscaping planted within the holiday lodge 

development. 

 
2.4 The Council planning application describes the site as “Land 90 metres west of Findatie 

Farm”. This is considered incorrect as the site is, clearly, immediately adjacent to the 

existing farm building group. 

 
2.5 The site is, clearly, a gap site between the farm building group and the nearby holiday 

lodge development with a frontage onto the B9097 of approximately 50 metres. It also 

forms part of the roughly square farm building group and forms a logical extension to 

that. 

 

The proposed development 

 

2.6 The proposed development comprises an architect designed bespoke single storey 

three bed home with garden ground, access from the former B09097 as noted above 

and a small stable block to the rear. 

 
The need for the proposed development 

 

2.7 The proposed development of the house is required to allow the existing farmer to 

retire and, thereby, free up one of the two tied cottages to the south of the B9097 for 

a replacement farm worker. 

 

 
Tied cottages to the south of the B9097 
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2.8 Mr. Kinnaird, the farmer, runs the farm, comprising sheep rearing and suckling cows, 

with his son and grandson.  Mr. Kinnaird is 78 years old and lives with his wife in one 

of tied cottages to the south of the B9097.  There are currently two such cottages 

although there used to be four. Two of the cottages, closest to the B9097, were 

demolished in the early 1980s to make way for the realigned B9097 replacement road. 

 
2.9 Mr. Kinnaird requires to move from the cottage when he retires to allow his son to 

take over the business and hire a replacement farm worker. It is not the intention of 

the farm to sell this property on the open market. 
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3 Site planning history 

 

3.1 The wider farm has a planning history as set out below. 

 

• 02/02034/FUL – development of 17 chalets and roads, services, drains and sewage 

system: Withdrawn 

• 04/01388/FUL - Development of 14 chalets and roads, services, drains and sewerage 

system: Granted 11 November 2014 

• 0500717/FUL – Erection of an above ground slurry store – withdrawn 

• 05/01144/FUL – Extension to dwelling house: Granted 19 August 2005 

• 05/02425/PN – Erection of general agricultural building: Granted 19 January 2006 

• 08/01177/FUL – Erection of toilet facilities, seated area, reception and small shop: 

Granted 26 August 2008 

• 14/00587/IPL – Erection of 16 holiday lodges and associated works (in principle) on 

land 200 Metres North West Of Findatie Farm: Granted 10 July 2014 

• 14/00798/FLL – Erection of Wind Turbine 

• 15/00449/AML – Erection of 16 holiday lodges and associated works (matters 

specified by conditions 1 and 2 of 14/00587/IPL relating to levels, landscaping, access 

and drainage for the whole site and chalet details and siting for plots 2-5 inclusive) on 

land 200 Metres North West Of Findatie Farm: Granted 26 May 2015 

• 15/01070/FLL – Erection of wind turbine: Refused 4 September 2015 

 

3.2 The most significant applications above are the grant of planning permission in 

principle and approval of matters specified in conditions for the holiday lodges as, 

firstly, these influence the landscaping requirements on the western boundary of the 

appeal site and create the gap site. Secondly, the appeal site overlaps the holiday 

lodges consent in its northwest corner (see Appendix 1). Part of the landscaping 

required for the holiday lodge consent is located within the appeal site. The Council is 

invited to impose a planning condition on the appeal site requiring that the 

landscaping associated with the holiday lodge site that overlaps the appeal site be 

implemented as part of a permission for the appeal site. A suggested wording is set 

out below – 

 

“The dwelling shall not be occupied until such time as the landscaping 

associated with the adjacent holiday lodge development (permission 

reference 15/00449/AML) within the area of overlap of the planning 

permissions is implemented and maintained in accordance with that 

consent” 
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4 Perth & Kinross Council Reasons for Refusal 
 

4.1 The Perth & Kinross Council Decision Notice of 13th December 2017 sets out four 

reasons for refusal of the planning permission in principle application as follows – 

 

1 The proposal is contrary to Policy RD3 Housing in the Countryside of 
the Perth and Kinross Local Development Plan 2014 and the Council's 
Housing in the Countryside Guide 2012 as the proposal fails to 
satisfactorily comply with category (1) Building Groups or category (2) 
Infill Sites. It is also considered that the proposal cannot satisfy any of 
the remaining categories, (3) New Houses in the Open Countryside, 
Activity (4) Renovation or Replacement of Houses, (5) Conversion or 
Replacement of Redundant Non Domestic Buildings, or (6) Rural 
Brownfield Land. 

 
2  The proposal is contrary to Policy PM1A Placemaking of the Perth and 

Kinross Local Development Plan 2014 as the proposed development 
would not contribute positively to the quality of the surrounding built 
and natural environment. 

 
3 The proposal is contrary to Policy PM1B b) of the Perth and Kinross 

Local Development Plan 2014 as the development fails to consider and 
respect site topography and the wider landscape character of the area. 

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

Development Plan 2014 as the proposal would be detrimental to local 

landscape character and would jeopardise the implementation of 

landscaping proposals approved as part of planning application 

15/00449/AML (Erection of 16 holiday lodges and associated works). 

 

4.2 Dealing with each of the above in turn – 

 

Reason for refusal one 

 

4.3 The full Local Development Plan Policy RD3 is set out below – 

 

The Council will support proposals for the erection, or creation through 
conversion, of single houses and groups of houses in the countryside 
which fall into at least one of the following categories: 
(a) Building Groups. 
(b) Infill sites. 
(c) New houses in the open countryside on defined categories of sites as 
set out in section 3 of the Supplementary Guidance. 
(d) Renovation or replacement of houses. 
(e) Conversion or replacement of redundant non-domestic buildings. 
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(f) Development on rural brownfield land. 
 
This policy does not apply in the Green Belt and its application is limited 
within the Lunan Valley Catchment Area to economic need, conversions 
or replacement buildings. 
 
Development proposals should not result in adverse effects, either 
individually or in combination, on the integrity of the Firth of Tay and Eden 
Estuary, Loch Leven, South Tayside Goose Roosts and Forest of Clunie 
SPAs and Dunkeld-Blairgowrie Loch and the River Tay SACs. 
 
Note: For development to be acceptable under the terms of this policy it 
must comply with the requirements of all relevant Supplementary 
Guidance, in particular the Housing in the Countryside Guide. 

 

4.4 The Council Supplementary Guidance in Housing in the Countryside states – 

 

1. Building Groups 
Consent will be granted for houses within building groups provided they 
do not detract from both the residential and visual amenity of the group. 
Consent will also be granted for houses which extend the group into 
definable sites formed by existing topography and or well-established 
landscape features which will provide a suitable setting. All proposals 
must respect the character, layout and building pattern of the group and 
demonstrate that a high standard of residential amenity can be achieved 
for the existing and proposed house(s). 
 
Note: An existing building group is defined as 3 or more buildings of a size 
at least equivalent to a traditional cottage, whether they are of a 
residential and/or business/agricultural nature. Small ancillary premises 
such as domestic garages and outbuildings will not be classed as buildings 
for the purposes of this policy. Proposals which contribute towards ribbon 
development will not be supported. 
 
2. Infill Sites 
The development of up to 2 new houses in gaps between established 
houses or a house and another substantial building at least equivalent in 
size to a traditional cottage may be acceptable where: 

• The plot(s) created are comparable in size to the neighbouring 
residential property(s) and have a similar size of road frontage 

• The proportion of each plot occupied by new building should be 
no greater than that exhibited by the existing house(s) 

• There are no uses in the vicinity which would prevent the 
achievement of an adequate standard of amenity for the 
proposed house(s), and the amenity of the existing house(s) is 
maintained 

• The size and design of the infill houses should be in sympathy with 
the existing house(s) 

• The full extent of the gap must be included within the new plot(s) 

• It complies with the siting criteria set out under category 3. 

374



 
Proposals in any location, which contribute towards ribbon 
development, will not be supported, nor will proposals which would 
result in the extension of a settlement boundary. 
 

4.5 The Supplementary Guidance also requires that all new development complies with 

various requirements. Addressing each of the relevant points in turn, the site has 

satisfactory access from the B9097. The proposed development is an architect-

designed bespoke house that, through design and layout, appropriately reflects its 

surroundings. It has been established through the planning application process that 

there is no conflict between the proposed development and the operational farm 

adjacent. The house could be used for homeworking purposes by its occupants if 

required. The proposed development will increase biodiversity by replacing an 

operational agricultural field of low value with garden ground and a variety of flora 

species. There is no adverse impact on protected locations as set out in the 

Supplementary Guidance. 

 

4.6 Regarding the siting criteria set out in Category 3 referred to above, the proposed 

house blends in with and forms an appropriate extension to the existing farm building 

group. It uses these buildings and the landscaping required for the adjacent holiday 

lodge development as a setting and backdrop. It uses an identifiable site. The adjacent 

holiday lodges are of the size of a traditional small cottage as set out above so create 

the western edge of the site in accordance with the Supplementary Guidance. 

 
4.7 The Council is invited to impose a planning condition (as suggested in draft form 

above) to ensure that the landscaping associated with the holiday lodge development 

is implemented as part of a planning permission for the appeal site. It has no 

detrimental impact upon the surrounding landscape. It is set in line with existing 

adjacent buildings being located on a generally flat piece of land adjacent to the B9097 

before a break of slope towards Loch Leven. It is not ribbon development (it fills a gap) 

nor will it extend a settlement boundary. 

 
4.8 The appeal site clearly forms part of the Findatie Farm building group comprising 

principal farmhouse and outbuildings. It also represents an infill site in that it fills the 

fifty-metre gap between the operational farm and the boundary of the adjacent 

holiday lodge development. The boundary of the existing farm and holiday lodge 

development are established boundaries. The individual lodges are of a scale 

equivalent to a small cottage. 
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Proposed development site showing existing farm to the right (east) and holiday lodge 

boundary to the left (west) 

 

4.8 The proposed development plot has a road frontage equivalent to the adjacent 

Findatie Farmhouse. The proposed house is proportional to its overall plot size. 

 

4.9 It must, therefore comply with parts (a) and (b) of the above Policy and the 

Supplementary Guidance. 

 

4.10 From the above, it is respectfully requested that Reason for Refusal One be dismissed. 

 

Reason for refusal two 

 

4.11 The reason contends that the proposed development would not contribute positively 

to the surrounding built and natural environment. Policy PM1A states – 

 

Development must contribute positively, to the quality of the surrounding 
built and natural environment. All development should be planned and 
designed with reference to climate change, mitigation and adaptation. 
 
The design, density and siting of development should respect the character 
and amenity of the place, 
and should create and improve links within and, where practical, beyond the 
site. Proposals should also incorporate new landscape and planting works 
appropriate to the local context and the scale and 
Nature of the development. 

 

4.12 The proposed development is a bespoke architect-designed house that takes reference 

form surrounding residential development to deliver a traditional style development 

using modern materials. 
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4.13 The Council Report of Handling contends that the proposed location of the new house 

would be prominent in the surrounding landscape and is not considered of a sufficient 

design quality. 

 

4.14 However, that Report also notes that the proposed locating and scale of the house will 

make it subservient to the main farmhouse and several of the surrounding farm 

buildings which are immediately adjacent to the plot. It notes that the new house ridge, 

at 135.5m asl will be lower than the main existing farmhouse at 136.25m asl. It is 

comparable to the nearest farm building cited as 131.8m asl. As such, the new house 

cannot be prominent in the locality. It forms, instead, an appropriate extension to the 

existing building group. 

 
4.15 The proposed house has also been relocated within the plot as part of the application 

process to accommodate this concern and the point raised by the Community Council. 

 

   
 

Existing farmhouse    Adjacent farm building 

 

4.15 Similarly, the design concept and materials used for the building respects the rural 

location and character of the area. 

 

4.16 From the above, it is respectfully requested that Reason for Refusal Two be dismissed. 

 

Reason for Refusal three 

 

4.17 Local Development Plan Policy PM1b states – 

 

All proposals should meet all the following placemaking criteria: 
 
(a) Create a sense of identity by developing a coherent structure of 
streets, spaces, and buildings, safely accessible from its surroundings. 
(b) Consider and respect site topography and any surrounding important 
landmarks, views or skylines, as well as the wider landscape character of 
the area. 
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(c) The design and density should complement its surroundings in terms 
of appearance, height, scale, massing, materials, finishes and colours. 
(d) Respect an existing building line where appropriate, or establish one 
where none exists. Access, uses, and orientation of principal elevations 
should reinforce the street or open space. 
(e) All buildings, streets, and spaces (including green spaces) should 
create safe, accessible, inclusive places for people, which are easily 
navigable, particularly on foot, bicycle and public transport. 
(f) Buildings and spaces should be designed with future adaptability in 
mind wherever possible. 
(g) Existing buildings, structures and natural features that contribute to 
the local townscape should be retained and sensitively integrated into 
proposals. 
(h) Incorporate green infrastructure into new developments and make 
connections where possible to green networks. 

 

4.18 The proposed development forms part of, and relates to, the existing farm building 

group. It considers the context of surrounding development and is subservient to the 

majority of existing farm buildings. It is designed in keeping with surrounding 

development. 

 

4.19 From the above, it is respectfully requested that Reason for Refusal Three be 

dismissed. 

 
Reason for refusal four 

 

4.20 The proposed development of a single house at the appeal site will not adversely 

impact upon the landscaping associated with the adjacent holiday lodge development. 

The Council is invited to impose a planning condition upon consent for the appeal site 

(see above) to ensure that this is delivered within the appeal site. 

 

4.21 From the above, it is respectfully requested that Reason for Refusal Four is dismissed. 
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5 Council Report of Handling for the planning application 
 

5.1 The Report of Handling confirms that there are no statutory third-party objections to 

the proposed development. 

 

5.2 The statement within the Report that “the proposed site is very open” is disputed. The 

B9097 represents a strong boundary to the south. Similarly, the landscaping 

associated with the adjacent holiday lodge development, when slightly more mature 

will create a strong boundary along the western edge of the site that may be enhanced 

by planting or fencing within the proposed garden of the appeal development. 

 
5.3 In respect of design and layout the Report of Handling states that “There have been 

representations submitted with regard to the siting of the house suggesting that it 

should be at a similar level to the existing farmhouse which is located at a lower level”. 

This comment, from Partook Community Council, is not a representation. The 

response from the Community Council states that it does not object in principle to the 

proposed development. The Community Council describes the response as a “letter of 

comment” only. The house has been relocated within the appeal site as part of the 

original planning application process to address this concern. 

 
5.4 The Report of Handling states “The site boundary of the chalet development overlaps 

with this planning application site boundary and I would have concerns that if the 

housing proposal is approved it is unlikely that the chalet development landscaping 

will be implemented”. The Council is invited to impose a planning condition on the 

grant of planning permission for the appeal site to ensure that it implements the 

landscaping associated with the holiday lodge development in the part of the site that 

overlaps the lodge consent. This addresses the concern above. 

 
5.5 Comments within the Report of Handling on the visual impact of the proposed house 

are disputed as existing farm buildings adjacent are higher than the ridge height of the 

proposed house. 

 
5.6 Lastly, the Report of Handling states that “The economic impact of the proposal is 

likely to be minimal and limited to the construction phase of the development”. This 

is considered inaccurate as the proposed development will allow for the farmer to 

retire and release a tied agricultural dwelling to be occupied by a future farm worker 

required for the ongoing operation of the farm. The proposed development, 

therefore, allows the ongoing operation of an existing farm business. 
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6 Other material considerations 
 

Scottish Planning Policy (2014) 

 

6.1 Scottish Planning Policy of 2014 sets out national planning policies which reflect 

Scottish Ministers’ priorities for operation of the planning system and for the 

development and use of land. The Scottish Planning Policy promotes consistency in 

the application of policy across Scotland whilst allowing sufficient flexibility to reflect 

local circumstances. It directly relates to the determination of planning applications 

and appeals. 

 

6.2 It sets out policies in relation to housing in the countryside and rural development. 

 

6.3 Paragraph 79 requires Development Plans to actively make provision for housing in 

rural areas. 

 

6.4 Paragraph 75 goes on to state that the planning system should, in all rural and island 

areas, promote a pattern of development that is appropriate to the character of the 

particular rural area and the challenges it faces, encourage rural development that 

supports prosperous and sustainable communities and businesses whilst protecting 

and enhancing environmental quality. 

 

6.5 Paragraph 109 notes that the National Planning Framework “aims to facilitate new 

housing development … through innovative approaches to rural housing provision”. 

The proposed development meets the aims of both latter paragraph requirements and 

will deliver a sustainable extension to the existing building group. 

 

6.6 In conclusion, the proposed development that is the subject of this appeal complies 

with the policy requirements set out in Scottish Planning Policy. 
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7 Conclusion 

 

7.1 In conclusion, the proposed of a new house at Findatie Farm as proposed through 

planning application 17/01749/FLL to Perth & Kinross Council represents a logical 

addition established farm building group and infills a gap site between the farm and 

nearby holiday lodge development. 

 

7.2 It is a single house extension to the group that can be accessed and serviced using 

existing infrastructure arrangements that will not set a precedent for other such 

development elsewhere within the Council area. It will be located to protect the 

amenity and privacy of the existing building group. 

 
7.3 It is necessary to allow the farmer to retire and pass his business on to younger family 

members and to recruit a new farm worker to replace him with appropriate 

accommodation. 

 

7.4 All of the matters raised in the Reasons for Refusal can be addressed as set out above 

to allow the grant of planning permission for a house on the appeal site. From the 

above, it is respectfully requested that the Council Local Review Body overturn the 

refusal of planning permission for the proposed dwelling house at Findatie Farm. 
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1 

 

REPORT OF HANDLING 
 

DELEGATED REPORT 
 
 
Ref No 17/01749/FLL 

Ward No P8- Kinross-shire 

Due Determination Date 16.12.2017 

Case Officer Persephone Beer 

Report Issued by  Date 

Countersigned by  Date 

 
 

PROPOSAL:  

 

Erection of a dwellinghouse and stables 

    

LOCATION:  Land 90 Metres West Of Findatie Farm Kinross    

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:  20 November 2017 
 
SITE  PHOTOGRAPHS 
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BACKGROUND AND DESCRIPTION OF PROPOSAL 
 
Planning permission is sought for the erection of a single storey 
dwellinghouse and stables on land 90 metres west of Findatie Farm.  The site 
measures 0.51 hectares which will include an area of paddock.   
 
The site to the west is part of a holiday chalet development that was given in 
principle planning permission in 2014 for 16 chalets.  An application for the 
detail of some of the plots and landscaping was approved in 2015 and some 
chalets have now been constructed. The proposals included landscaping of 
the ground which to date has not been undertaken.  The approved site 
boundary for the chalets overlaps with that shown for this application.    
 
 
SITE HISTORY 
 
14/00587/IPL Erection of 16 holiday lodges and associated works (in 
principle) Land 200 Metres North West Of Findatie Farm 
Kinross Approved July 2014 
 
15/00449/AML Erection of 16 holiday lodges and associated works (matters 
specified by conditions 1 and 2 of 14/00587/IPL relating to levels, 
landscaping, access and drainage for the whole site and chalet details and 
siting for plots 2-5 inclusive) Land 200 Metres North West Of Findatie Farm 
Kinross Approved May 2015 
 
 
PRE-APPLICATION CONSULTATION 
 
Pre application Reference: None. 
 
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 
“By 2036 the TAYplan area will be sustainable, more attractive, competitive 
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and vibrant without creating an unacceptable burden on our planet. The 
quality of life will make it a place of first choice where more people choose to 
live, work, study and visit, and where businesses choose to invest and create 
jobs.” 
 
Perth and Kinross Local Development Plan 2014 – Adopted February 
2014 
 
The Local Development Plan is the most recent statement of Council policy 
and is augmented by Supplementary Guidance. 
 
The principal policies are, in summary: 
 
Policy PM1A - Placemaking   
Development must contribute positively to the quality of the surrounding built 
and natural environment, respecting the character and amenity of the place.  
All development should be planned and designed with reference to climate 
change mitigation and adaption. 
 
Policy PM1B - Placemaking   
All proposals should meet all eight of the placemaking criteria. 
 
Policy PM3 - Infrastructure Contributions 
Where new developments (either alone or cumulatively) exacerbate a current 
or generate a need for additional infrastructure provision or community 
facilities, planning permission will only be granted where contributions which 
are reasonably related to the scale and nature of the proposed development 
are secured. 
 
Policy 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 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. 
 
 
OTHER POLICIES 
 
Housing in the Countryside 
 
CONSULTATION  RESPONSES 
 

Portmoak Community Council 

Comments made in relation to siting of the house. 
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Community Waste Advisor - Environment Service 
No comments received. 
 
 
The Coal Authority 
Site is not within a high risk area.  No Coal Mining Risk Assessment is 
required.  Coal Authority standing advice should be included as an informative 
note. 
 
 
Scottish Gliding Centre 
No response received. 
 
 
Transport Planning 
No objection. 
 
 
Contributions Officer 
 
Primary Education   
This proposal is within the catchment of Portmoak Primary School.  
Education & Children's Services have no capacity concerns in this catchment 
area at this time. No developer contribution is required. 
 
 
 
Scottish Water 
Advice given.  Developer should complete pre-development enquiry. No foul 
drainage in area. 
 
 
Environmental Health 
No objections subject to conditions with regard wood burning stove.  
Informative note required with regard private water supplies. 
 
 
REPRESENTATIONS 
 
The following points were raised in the 1 representation received from 
Portmoak Community Council.   
 
The Community Council does not object to the proposals as they 
acknowledge that it may comply with criteria in the housing in the countryside 
policy.  However it recommends that the position of the house be reviewed 
with a view to it being placed further north and down the hill so lessening the 
profile form the B9097 and bringing it more into line with the existing farm 
house. 
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These considerations will be addressed in the appraisal section of the report 
below. 
 
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 

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 2016 and the adopted 
Perth and Kinross Local Development Plan 2014.   
 
The determining issues in this case are whether; the proposal complies with 
development plan policy; or if there are any other material considerations 
which justify a departure from policy. 
 
Policy Appraisal 
 
The site is within an area where the housing in the countryside policy (RD3) of 
the Perth and Kinross Local Development Plan applies.  This, along with the 
associated Housing in the Countryside Guide, is the main policy consideration 
in the determination of this application.  
 
The main thrust of the policy is to safeguard the character of the countryside; 
support the viability of communities; meet development needs in appropriate 
locations; and ensure that high standards of siting and design are achieved.  
 
The Council will support proposals for the erection, or creation through 
conversion, of single houses and groups of houses in the countryside which 
fall into at least one of the following categories: 
(a) Building Groups. 
(b) Infill sites. 
(c) New houses in the open countryside on defined categories of sites as set 
out in section 3 of the Supplementary Guidance. 
(d) Renovation or replacement of houses. 
(e) Conversion or replacement of redundant non-domestic buildings. 
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(f) Development on rural brownfield land. 
This policy does not apply in the Green Belt and its application is limited within 
the Lunan Valley Catchment Area to economic need, conversions or 
replacement buildings. 
 
In this case the proposal should primarily be assessed in terms of parts a) 
Building groups and b) infill sites. 
 
The existing farm contains a range of buildings and is considered to constitute 
a building group under the terms of the policy.  The policy allows for proposals 
which extend a building group into a definable site formed by existing 
topography or well established landscape features which will provide a 
suitable setting.   The proposed site is very open with a post and wire fence 
defining the boundary to the west and to the south along the road edge.  The 
site does not meet the criteria set out in the policy of extending a building 
group. 
 
The Housing in the Countryside policy also allows for infill development of up 
to two houses in gaps between established houses or a house and another 
substantial building at least equivalent in size to a traditional cottage.  In this 
case the gap is between a farm shed and holiday chalets and does not meet 
the terms of the policy which requires the infill site to between an established 
house and another substantial building.  In this case the nearest buildings are 
holiday chalets to the west and a farm shed to the east.  The site does not 
meet the terms of the infill section of the policy with regard to type and size of 
building that define the site. 
 
Proposals must also meet other policies in the plan including PM1A and 
PM1B (placemaking) and policy ER6 (Managing Future Landscape Change to 
Conserve and Enhance the Diversity and Quality of the Areas Landscapes).  
These seek to ensure that development contributes positively to the quality of 
the surrounding built and natural environment and enhance landscape quality. 
 
 
Design and Layout 
 
The proposal is for a single storey three bed dwellinghouse with integral 
garage finished in buff coloured render with Caithness effect quoins.  The roof 
is proposed to be a slate effect fibre cement roof tile.  The house is to be 
positioned around 30 metres to the north of the public road.  The footprint of 
the proposed house measures around 25m x 11.6m.   
 
There have been representations submitted with regard to the siting of the 
house suggesting that it should be at a similar level to the existing farmhouse 
which is located at a lower level.  The plans show that the new house will be 
set around the 129m contour with a proposed new house ridge set at 135.5m.  
The ridge of the existing farmhouse is at a height of 136.25 metres.  This is 
set at a lower level and has three storeys.  The ridge of the nearest farm 
building to the proposal is set at 131.8 m.  The new house will therefore be the 
dominant element of the building group if positioned as proposed. 
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The proposals also include a stable building to be constructed in a paddock to 
the north.  This is proposed to be a small brick stables for three horses with 
dark grey roof and timber windows.   
 
 
Landscape 
 
The site is within an area identified as part of the Loch Leven and Lomond 
Hills Special Landscape Area.  The proposals indicate that some trees will be 
planted to the south east of the site with a beech hedge along the north side 
of the proposed access road.  This access is also shown as linking through to 
the holiday lodge development. 
 
There is an area of paddock proposed to the north of the house which will be 
bounded by a 1.2 metre ranch style timber fence.  The other boundaries will 
be stock proof post and wire fencing.  No soft landscaping of this area is 
proposed.  This is in direct conflict with landscaping proposals approved as 
part of the adjacent chalet development.  The site boundary of the chalet 
development overlaps with this planning application site boundary and I would 
have concerns that if the housing proposal is approved it is unlikely that the 
chalet development landscaping will be implemented.   
 
 
Residential Amenity 
 
There are no immediate neighbours to the proposed house so there are no 
issues with regard potential overlooking or overshadowing.  The site is 
adjacent to a working farm however the applicant is connected to the farm and 
this is not considered to be an issue.  A stable block to the north of the site is 
proposed as part of the application.  Environmental Health has been 
consulted and notes that there is the potential for existing residential 
properties to be affected by odours from the stables; however the closest 
neighbouring properties are all within the ownership of the applicant.  A 
condition is requested with regard to any potential nuisance from the 
proposed wood burning stove included in the plans.  
 
 
Visual Amenity 
 
The open nature of the site is likely to make the proposed house visually 
prominent.  Whilst some landscaping to the front of the new house is 
proposed this is insufficient to provide an effective setting for the proposed 
development.  In addition the siting of the proposed dwellinghouse on the 
higher part of the site will have an adverse visual impact and will be over 
dominant in relation to the existing farm buildings and farm house.   
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Roads and Access 
 
The proposed access is from an existing entrance into the farm.  There are no 
objections from the Transport Planner. 
 
Drainage and Flooding 
 
All foul drainage is proposed to septic tank with partial soakaway 
discharge. This is shown as entering a watercourse close to the site which will 
require SEPA authorisation.  The site is close to but not within the Loch Leven 
Catchment Area.  The plans state that rainwater will be stored and used 
where possible and that any additional surface water drainage will to an 
existing land drain in the paddock. 
 
Water supply 
The existing water supply utilised by the farm will be used to serve the 
proposed property.  Environmental Health has recommended an informative 
note be attached with regard to the protection of existing wayleaves. 
 
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 Portmoak Primary School.  

Education & Children’s Services have no capacity concerns in this catchment 
area at this time.  No developer contributions are 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 
account of material considerations and find none that would justify overriding 
the adopted Development Plan. On that basis the application is recommended 
for refusal. 
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APPLICATION PROCESSING TIME 
 
The recommendation for this application has been made within the statutory 
determination period. 
 
LEGAL  AGREEMENTS 
 
None required. 
 
DIRECTION BY SCOTTISH MINISTERS 
 
None applicable to this proposal. 
 
RECOMMENDATION   
 
Refuse the application 
 
 
Conditions and Reasons for Recommendation 
 
1 The proposal is contrary to Policy RD3 Housing in the Countryside of 
the Perth and Kinross Local Development Plan 2014 and the Council's 
Housing in the Countryside Guide 2012 as the proposal fails to satisfactorily 
comply with category (1) Building Groups or category (2) Infill Sites. It is also 
considered that the proposal cannot satisfy any of the remaining categories, 
(3) New Houses in the Open Countryside, Activity (4) Renovation or 
Replacement of Houses, (5) Conversion or Replacement of Redundant Non 
Domestic Buildings, or (6) Rural Brownfield Land. 
 
2 The proposal is contrary to Policy PM1A Placemaking of the Perth and 
Kinross Local Development Plan 2014 as the proposed development would 
not contribute positively to the quality of the surrounding built and natural 
environment. 
 
3 The proposal is contrary to Policy PM1B b) of the Perth and Kinross 
Local Development Plan 2014 as the development fails to consider and 
respect site topography and the wider landscape character of the area. 
 
4 The proposal is contrary to Policy ER6 of the Perth and Kinross Local 
Development Plan 2014 as the proposal would be detrimental to local 
landscape character and would jeopardise the implementation of landscaping 
proposals approved as part of planning application 15/00449/AML (Erection of 
16 holiday lodges and associated works). 
 
 
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 
 
None. 
 
Procedural Notes 
 
Not Applicable. 
 
 
PLANS AND DOCUMENTS RELATING TO THIS DECISION 
 
 

 
 
17/01749/1 
 
17/01749/2 
 
17/01749/3 
 
17/01749/4 
 
17/01749/5 
 
17/01749/6 
 
 
 
Date of Report    
 
13 December 2017 
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Design Statement 

Proposed three bedroom dwelling house, paddock and stables at Findatie Farm, 
Kinross KY13 9LY 

1.0 Introduction 

 

The proposed site is located approximately four miles south-east of Kinross, 
in rural countryside to the south east shore of Loch Leven. The Kinnaird 

family have owned the farm for two generations and the site is located 
adjacent to the existing stone built farmhouse. There is a grouping of new 
farm cottages in a bungalow style over the B9097 adjacent to the farmhouse. 

Further, there is a large grouping of timber clad holiday chalets to the west of 
the proposed site. The site therefore forms a gap site between these chalets 

and the farmhouse. 

Perth & Kinross Planning has confirmed that the site drains to the River Leven 

and is therefore not part of the Loch Leven Catchment Area relating to 
phosphorus discharge.  

The local architectural style is that of the single stone or rendered farmhouse, 
shallow in plan and either single storey or one and a half storeys. The existing 

buildings along the B9097 Road vary in scale, form and age but most face the 
loch to optimise the vista.  

Materials again vary dependant on the age of the development but locally-
won stone or painted harling and ‘Scottish’ slate roofs predominate with 

small, punched fenestration to the main elevations.  

The proposed design takes into account the guidance from Perth & Kinross 

Council in its ‘Housing in the Countryside Design Guidance’ document relating 
to massing and form. The dwelling house is of a modern idiom but in keeping 

with the guidance document’s Design Principles this will be tied to a building 
that is wholly in keeping with the materials, form and massing of its rural 

context. 

 

2.0 Planning Context 

Under Perth & Kinross ‘Housing in the Countryside Guide November 2012’ 
guidance the application site is judged to meet the following criteria; 

 
1. Building Groups 

Consent will be granted for houses within building groups provided they do not 

detract from both the residential and visual amenity of the group. Consent will 

also be granted for houses which extend the group into definable sites formed by 

existing topography and or well established landscape features which will provide 

a suitable setting. All proposals must respect the character, layout and building 

pattern of the group and demonstrate that a high standard of residential amenity 

can be achieved for the existing and proposed house(s). 
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2. Infill Sites 

The development of up to 2 new houses in gaps between established houses or a 

house and another substantial building at least equivalent in size to a traditional 

cottage may be acceptable where: 

 The plot(s) created are comparable in size to the neighbouring 

residential property(s) and have a similar size of road frontage 

 The proportion of each plot occupied by new building should be no 

greater than that exhibited by the existing house(s) 

 There are no uses in the vicinity which would prevent the achievement 

of an adequate standard of amenity for the proposed house(s), and the 

amenity of the existing house(s) is maintained 

 The size and design of the infill houses should be in sympathy with the 

existing house(s) 

 The full extent of the gap must be included within the new plot(s) 

 It complies with the siting criteria set out under category 3. 

 

The site would appear to meet all or some of the criteria listed in the above two 

clauses of the Perth & Kinross guidance for Housing in the Countryside. 
 

2.0 The Building 

2.1 Proposed Plot Area = 0.514Ha including paddock 

 Proposed House GIFA = 249m2 

Of which 41m2 is the garage 

2.2 Dwelling House Layout  

The house will single storey to reference similar sized properties in the locale 
and be of a footprint of approximately 250m2 with integral garage. The house 
is 12 deg east of north-south axis to optimise the vista to the loch and to 

provide alignment with the neighbouring properties. 

Access to the dwelling house is by the front elevation (south facade) into a 

connecting hallway through to a combined opened plan kitchen dining area. 
There is a standalone living room with views to the Loch and a double aspect 

woodburner in a stone chimney. The bedrooms are to the east end of the 
property comprising master with ensuite and two guest bedrooms with 

ensuite. A study is provided for home working. A utility room is provided to 
the rear entrance for accessing the garden and drying green. 

The roof space will have attic trusses for storage. 

2.3 Energy and Aspect 

The building will be designed to achieve a Bronze Standard or better in 

Section 7 of the Scottish Building Regulations. It will be an energy efficient 
home with an air tightness under 5m3/h.m2 @ 50 Pa and U-values to 
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individual element ensuring an EPC rating A-C dependant on the agreed 
insulation levels. 

The building will be masonry built utilising a porous clay block with 
outstanding green credentials. 

The building is north-south facing with the vista to the north. This has 
provided a challenge to perception of a thermally managed design. We have 

looked to overcome this by selectively placing glazing on the north elevation 
and increasing the amount of glazing on the south elevation to increase solar 

gain. 

2.4 Materials and Form 

The building takes the form of a traditional single storey rural dwelling of the 

area and is of a simple, single massing element with a shallow linear plan.  

The house will have a traditional rendered harling buff in colour with grey 

Caithness effect quoins at the corners as shown on the elevation. Fenestration 
will be dark brown timber effect full height glazing with top opening lights. 

The rear of the house has a frameless double glazed curved screen to 
maximise the view across to the Loch. 

The roof will be covered with a slate effect fibre cement roof tile such as 
Marley Eternit Rivendale Fibre Cement slate, or equal approved. 

 

3.0 The Site 

3.1 Vehicular access 

It is proposed that a new vehicular access be formed off of the old B9097 

where it enters the farm. In essence the house will not be accessed from the 
main road but from an entry road running some five metres parallel to it. The 

main farm entrance is then utilised for access to the B9097 giving maximise 
visibility. This is the safest position for the new access, given the layout of the 
existing road 

3.2 Amenity Space and Vehicular Parking 

The house will have a hard standing tarmaced driveway to the south entrance 
area leading up to the house. This will allow for three visitor parking spaces 

adjacent to the main door and a further space near to the back door or this 
can be utilised for hammerhead turning. The rear of the property will 

comprise a grassed amenity space / family garden with some hardstanding to 
facilitate working the paddock beyond 
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3.3 Landscaping 

The client has chosen to implement a five bar ranch style timber fence to the 
north boundary with the paddock. This will have a twelve foot five bar timber 
field gate to match the fence to provide access to the paddock. 

The Client proposes to plan to plant a beech hedge to the south boundaries 
along the junction of the access road and the front garden as shown on the 

drawings. This will be young trees at 300mm centres around .75m in height. 
The front garden will be predominantly grassed with an orchard area of semi-

mature planted fruit trees to the south west corner. 

Further, a hedge off bin store is shown to the east side of the house. 

Vehicular access is provided to the rear paddock via a tarmaced driveway to a 

gravelled area in the back garden. The gravelled area will act as a soakaway 
for surface water drainage from the tarmaced areas. 

Existing boundary treatments – the 1.2m high post & wire fences to the east 
and west boundaries will remain in-situ. The east boundary fence will be 

extended and a new gate added to facilitate access for the farm to the fields 
beyond. 

3.3 Additional ancillary buildings 

The paddock area to the north of the garden ground requires a small brick 

built stables for three horses. The roof will be in dark grey single ply 
membrane and four timber windows will provide daylighting to the structure. 

3.5 Existing trees and hedges 

The proposal does not affect any existing trees (of which there are none on 
site) or hedges (to the southernmost boundary). 

 

4.0 Utilities and Drainage 

4.1 Foul and surface water 

There are no existing local authority sewers serving this part of the B9097. All 
foulwater drainage is to septic tank and subsequent 25m partial soakaway 

discharge. Please refer to submitted JIG Ltd document submitted with this 
application. 

Rainwater will be stored and used where possible. Any additional surface 
water drainage will be via a new branch in connection to an existing land 

drain in the paddock, after the Septic tank and connecting into the soak 
away, subject to drainage consultant design.  
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4.2 Water supply 

The existing shared water supply should be utilised to serve the proposed 
property with an additional toby being installed at the point of connection, 
subject to Statutory approval. 

 

4.3 Electrical supply 

There is an existing overhead electrical supply to Findatie Farmhouse. This 
will be extended to the new plot, subject to Utilities Consent. 

 

MCD Module Architects 

28/09/2017 
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1. EXECUTIVE SUMMARY

JIG Ltd was engaged by Ms S Kinnaird, via Module Architects, to undertake an
assessment of the sewage treatment and effluent dispersal options for a proposed 3-
bedroom dwelling to be erected on a site immediately adjacent to, and to the west of,
Findatie Farm, by Ballingry, Kinross, Perth and Kinross. Surface water management
was also to be considered. The systems would need to meet the requirements of the
regulatory authorities and JIG’s investigations were to assist in ensuring compliance.

SEWAGE TREATMENT

JIG’s investigations concluded that a favourable means of treating the sewage that
would be generated by the proposed dwelling would be one based upon the
provision of an EN12566 compliant biological treatment plant from which the effluent
would be discharged to an unnamed tributary of the River Leven at a point to the
northeast of the site via an outfall incorporating at least 25m2 of partial soakaway. It
was advised the treatment system chosen would need to be capable of producing a
mean effluent quality of no more than 20mg/l BOD.

With regard to the choice of actual treatment system it was advised that a supplier
and expert in the field such as Hutchinson Environmental Solutions (01434 220508
or 01896 860246) be contacted to discuss options and installation.

It was advised that under the terms of the Water Environment (Controlled Activities)
(Scotland) Regulations 2011, the activity of discharging sewage effluent must be
approved by SEPA and an application for a “Registration” must be made and a
Registration issued prior to the sewage treatment system being used.

SURFACE WATER

JIG recommended the surface water from the impermeable areas associated with the
proposed dwelling be directed to the same watercourse as the treated foul effluent. A
common carrier pipe could be utilised, however, in such an instance the surface
water should, ideally, be connected to the pipe at a point after the partial soakaway.
As the incorporation of SUDS into the surface water drainage system of a single
dwelling is not a legal requirement this would be compliant with General Binding Rule
10 of the Controlled Activities (Scotland) Regulations 2011.
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2. INTRODUCTION

JIG Ltd was engaged by Ms S Kinnaird, via Module Architects, to undertake an
assessment of the sewage treatment and effluent dispersal options for a proposed 3-
bedroom dwelling to be erected on a site immediately adjacent to, and to the west of,
Findatie Farm, by Ballingry, Kinross, Perth and Kinross. Surface water management
was also to be considered. The systems would need to meet the requirements of the
regulatory authorities and JIG’s investigations were to assist in ensuring compliance.
.

2.1. Introduction to Sewage Treatment

The Building (Scotland) Regulations 2004 must be adhered to when a construction
project is being undertaken. Regulation 3.7 of the Regulations, as reproduced in Box
1, states that:

Box 1.

As a public sewer connection was not possible a private wastewater treatment
system and traditional soakaway option had to be investigated as the preferred route
for the treatment and final dispersal of the sewage that would be generated by the
proposed dwelling. Section 3.9.1 of the Technical Handbook requires a preliminary
“ground assessment” for such infiltration devices.

Under the terms of the Water Environment (Controlled Activities) (Scotland)
Regulations 2011, all activities concerning the discharge of sewage effluent to the
water environment, either directly or indirectly via land, require the authorisation of
the Scottish Environment Protection Agency (SEPA). This includes discharge
activities to infiltration devices including soakaways and raised filtration mounds.

Every wastewater drainage system serving a building must be designed and
constructed in such a way as to ensure the removal of wastewater from the building
without threatening the health and safety of the people in and around the building,
and:

(a) That facilities for the separation and removal of oil, fat, grease and volatile
substances from the system are provided;

(b) That discharge is to a public sewer or public wastewater treatment plant,
where it is reasonably practicable to do so; and

(c) Where discharge is to a public sewer or public wastewater treatment plant
is not reasonably practicable that discharge is to a private wastewater
treatment plant or septic tank.

Limitation
Standard 3.7(a) does not apply to a dwelling.
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2.2. Introduction to Surface Water Management

With regard to surface water treatment and dispersal, Regulation 3.6 of the Building
(Scotland) Regulations 2004, as reproduced in Box 2, states that:

Box 2.

Section 3.6.3 of the Technical Handbook provides methods of discharging surface
water that, if employed, would meet the requirements of the authorities and following
the results of the preliminary “ground assessment” JIG would report upon and advise
on the best practicable means.

With regard to SEPA’s requirements, general binding rule (GBR) 10, in pursuance of
the Water Environment (Controlled Activities) (Scotland) Regulations 2011 states that
a sustainable urban drainage system is not required for a single house.

(Source; SEPA, The Water Environment (Controlled Activities) (Scotland) Regulations 2011 - A Practical
Guide) Version 7.3 June 2016.

Every building and hard surface within the curtilage of a building, must be designed
and constructed with a surface water drainage system that will:

(a) ensure the disposal of surface water without threatening the building and
the health and safety of the people in and around the building; and

(b) have facilities for the separation and removal of silt, grit and pollutants.
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3. SITE PROFILE AND GROUND ASSESSMENT

The site was visited on the 7th October 2017 with the intent of conducting intrusive
investigations, including percolation tests if deemed appropriate, with a view to
utilising infiltration as a means of disposing of treated foul drainage from the dwelling.

3.1. Topography, Local Drainage and Flooding

The site of the proposed dwelling is immediately to the west of, and adjacent to,
Findatie Farm, Ballingry, by Kinross, Perth and Kinross. The site, which is a field laid
to grass, is at an altitude of approximately 130m above sea and slopes fairly steeply
to the north towards the River Leven.

The nearest watercourse is a tributary of the River Leven which lies approximately
150m the northeast of the site while the River Leven lies approximately 210m to the
north.

Given the location of the development, the site gradient and the position of the
nearest watercourse, the risk of flooding of the site or elsewhere downstream as a
result is not considered to be an issue.

3.2. Geology, Groundwater and Abstraction

According to the geological record the underlying solid geology is Sandstone of the
Stratheden and Inverclyde Group. The superficial deposits are recorded as
Diamicton (boulder clay). This was confirmed on the day by Mr R Kinnaird who has
farmed at Findatie for 60 years.

Depth to ground water is unknown as no intrusive investigations were carried out.

There are no wells marked within 50m of the site on current maps, however, as
infiltration will not be used as a means of dispersing foul drainage the presence of
wells nearer to the site would not be a constraint.

3.3. Location of Services

The developer knows the locations of all services and any treatment system location
would be sited accordingly with due care and attention taken to avoid any inadvertent
disturbance during development works.

3.4. Other Implications of Plot Size or Vegetation

With regard to any infiltration device for sewage or wastewater it must be located;

" at least 50m from any spring, well or borehole used as a drinking water
supply; and

" At least 10m horizontally from any watercourse (including any inland or
coastal waters), permeable drain, road or railway.

Any infiltration system and any treatment plant must also be located;

" at least 5m from a building; and
" at least 5m from a boundary.
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The location of any septic tank or treatment plant must ensure that a desludging
tanker can gain access to a working area that:

" will provide a clear route for a suction hose from the tanker to the tank; and
" is not more than 25 m from the tank where it is not more than 4m higher than

the invert level of the tank; and
" is sufficient to support a vehicle axle load of 14 tonnes.

With regard to any infiltration device for surface water, it must be located;

" at least 5m from any building or boundary.

Following clearance of the site for construction there will be no notable vegetation
that might interfere with any system proposed or vice versa.

3.5. Porosity Testing

Intrusive ground investigations were not undertaken during the site visit on the 7th

October 2017 due to the fact that previous deep excavations previously undertaken
by Mr R Kinnaird had revealed unsuitable ground conditions. This, compounded by
the steep site contours, meant that a soakaway was discounted due to the inability to
specify a design that would be compliant with BS6297:2007 on foul soakaway
design, SEPA guidance, or the Technical Handbook to the Building Regulations. As a
result, an alternative solution based on achieving a discharge of appropriately treated
sewage effluent to an unnamed tributary of River Leven to the northeast was to be
investigated.
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4. SEWAGE TREATMENT

4.1. Minimum System Requirements

The size of treatment plant required to treat the sewage that would be generated by
the 3-bedroom dwelling was calculated according to recognised industry figures as
shown in Table 1.

Table 1. Effluent Flow Figures

Development Maximum
Occupancy

Total Daily Flow
(150litres/ person)

BOD loading
per person

(g/day)

Treatment
capability
required
(kg/BOD)

New Dwelling 5
(based on 3
bedrooms)

150 60 0.3

Sized in accordance with British Water “Code of Practice - Flows and Loads 4 - Sizing Criteria,
Treatment Capacity for Small Wastewater Treatment Systems”. 2013

Based on the above information, a treatment plant capable of treating at least 0.3kg
BOD per day would be required.

4.2. Discharging to a Watercourse

A soakaway is not considered a realistic solution at the site due to poor ground
conditions and steep contours. As a result, JIG consulted SEPA by way of an email
submission dated 10th October 2017 proposing a solution based on achieving a
discharge of appropriately treated sewage effluent to an unnamed tributary of the
River Leven to the northeast of the site. The proposal was based on making a
discharge of treated effluent from a BS EN12566 compliant sewage treatment plant
capable of achieving an effluent quality of 20mg/l BOD to this watercourse. SEPA
responded by way of an e-mail on the16th October 2017 agreeing to the principle of
the proposal, see Appendix 3.

JIG was advised by Mr R Kinnaird that a drain existed adjacent to the shed on the
western boundary of the site and that this drain, to which access could be gained
from this site, discharged to the tributary of the River Leven at a point just above
where the watercourse came back out of culvert into open cut. It is via this drain that
JIG envisions a discharge to the tributary being achieved.

4.3. Recommendation – Sewage Treatment

JIG recommends the foul drainage arising from the proposed dwelling be treated by
way of an EN12566 compliant biological treatment plant from which the effluent
would be discharged to an unnamed tributary of the River Leven at a point to the
northeast of the site via an outfall incorporating at least 25m2 of partial soakaway. It
is advised the treatment system chosen would need to be capable of producing a
mean effluent quality of no more than 20mg/l BOD.

With regard to the choice of actual treatment system it is advised that a supplier such
as Hutchinson Environmental Solutions (01434 220508 or 01896 860246) be
contacted to discuss options and installation.
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It is advised that under the terms of the Water Environment (Controlled Activities)
(Scotland) Regulations 2011, the activity of discharging sewage effluent must be
authorised by SEPA and a Registration must be obtained prior to the sewage
treatment system being used. A Registration application was made on the 19th

October 2017.
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5. SURFACE WATER MANAGEMENT

5.1. Minimum System Requirements

In pursuit of compliance with Regulation 3.6 of the Building (Scotland) Regulations
2004, Section 3.6.3 of the Technical Handbook provides methods of discharging
surface water that, if employed, would meet the requirements:

a. a SUDS system designed and constructed in accordance with clause 3.6.4:
or

b. a soakaway constructed in accordance with:
" clause 3.6.5; or
" the guidance in BRE Digest 365, ‘Soakaway Design’; or
" National Annex NG 2 of BS EN 752-4: 1998; or

c. A public sewer provided under the Sewerage (Scotland) Act 1968; or
d. An outfall to a watercourse, such as a river, stream or loch or coastal

waters, that complies with any notice and/or consent by SEPA; or
e. If the surface water is from a dwelling, to a storage container with an

overflow discharging to either [sic] of the 4 options above.

The impermeable surfaces to be drained will consist of the roof and ancillary
impermeable surfaces only.

5.2. Investigations & Results

Site investigations revealed that due to impermeable ground conditions and space
constraints trench or pit soakaways, or other infiltration devices, would not be an
appropriate means of disposing of surface water from the development. The surface
water could however, readily be taken to the unnamed tributary of the River Leven at
a point to the northeast of the site.

5.3. Recommendation – Surface Water

JIG recommends the surface water from the impermeable areas associated with the
proposed dwelling be directed to the same watercourse as the treated foul effluent. A
common carrier pipe could be utilised, however, in such an instance the surface
water should, ideally, be connected to the pipe at a point after the partial soakaway.
As the incorporation of SUDS into the surface water drainage system of a single
dwelling is not a legal requirement this would be compliant with General Binding Rule
10 of the Controlled Activities (Scotland) Regulations 2011.
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6. DISCLAIMER

The content of this assessment is for internal use only, and should not be distributed
to third parties unless under the expressed authority of our client. The designs,
recommendations and outline proposals shall remain the property of JIG Ltd, and
shall not be plagiarised in any form without authority to do so. The comments and
recommendations stipulated are solely those expressed by JIG Ltd, and both parties
understand that the comments and recommendations expressed are not binding. JIG
Ltd. confirms that all reasonable skill, care, and diligence have been applied and that
any design element has been carried out using verifiable and approved reference
documentation. No responsibility shall be assumed by JIG for system failure as a
result of incorrect installation work by contractors assigned by the client or incorrect
or inappropriate implementation of JIG’s recommendations.

7. REFERENCES

Building (Scotland) Regulations 2004.

Building Standards (Scotland) Regulations 1990.

British Water Code of Practice: Flows and Loads 4 – Sizing Criteria, Treatment
Capacity for Small Sewage Wastewater Treatment Systems, 2013

British Standard BS 6297: 2007

Environment Act 1995.

Phelps, D.S. and Griggs, J. Mound Filter Systems for the Treatment of Domestic
Wastewater. BRE Bookshop, Waterford, 2005.

SEPA, The Water Environment (Controlled Activities) (Scotland) Regulations 2011 -
A Practical Guide. Version 7.3 June 2016.

Scottish Building Standards: Technical Handbook: Domestic.

Water Environment (Controlled Activities) (Scotland) Regulations 2011

SEPA guidance: WAT-RM-03: Regulation of Sewage Discharges to Surface Waters

434



Drainage Assessment: New Dwelling: Findatie Farm, Kinross, Perth and Kinross

171019sgiwc02 – Findatie Farm
11

8. APPENDICES

8.1. Appendix 1: Site Location
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8.2. Appendix 2: Discharge location
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8.3. Appendix 3: Submission to SEPA

From: Isaacs, Pamela [mailto:pamela.isaacs@sepa.org.uk]
Sent: 16 October 2017 12:01
To: Ian Corner <Ian@jig.uk.com>
Subject: RE: Loch Leven Cut

Hi Ian,

Apologies for the late reply. Busy as always!

If there is adequate flow in the burn for the discharge SEPA would not have an issue with this in
principle if ground conditions could not merit a soakaway. We may require evidence of this thought at
the application stage.

If this was going straight to the River Leven there should be enough dilution for the discharge however
as this is going to a small burn if dilution is not sufficient then secondary treatment may be required. Is
this still proposed to be a septic tank?

I am sure you will have seen this before but the table below is taken from pg. 17 of Wat-RM-03
Sewage discharges to Surface Waters (available here:
https://www.sepa.org.uk/regulations/water/pollution-control/pollution-control-guidance/)

Table 1 Registration look up table for sewage discharges to
watercourses

Dilution range: Treatment /
standards required

Anticipated/Existing
Pollution Pressure

No Anticipated/Existing
Pollution Pressure

>400:1 >400:1 Primary / Septic tank
(with partial soakaway)

100:1 - 400:1 30:1 - 400:1 Secondary treatment
designed to produce
effluent with a mean BOD
concentration )$#(&"'

30:1 - 100:1 10:1 - 30:1 Secondary: designed to
produce effluent with a
mean ammonia
concentration )%(&"'

<30:1 <10:1 Enhanced treatment or
refuse

Usually dilution would need to be greater than 400:1 for septic tank to discharge to surface water. This
would more than likely be met by the River Leven but as this is being proposed to go to a burn
justification would be required if dilution is lower than this.

I would like to take the most pragmatic approach to this as it is for a single property so impact will be
much less than a large development however justification would be needed if dilution was not
sufficient.

Regards

Pamela Isaacs
Environment Protection Officer
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From: Ian Corner
Sent: 10 October 2017 18:03
To: Isaacs, Pamela <pamela.isaacs@sepa.org.uk>
Subject: RE: Loch Leven Cut

Pamela,

Apologies for delay in getting this to you but I was out on site all day yesterday as a job over ran.

I met Mr Kinnaird, the farmer and father of our client, on Sat. I became abundantly clear early on in
our discussions that there was little point in putting a digger on the site.

Mr Kinnaird advised that a number of years ago he had reason so conduct a deep excavation within the
field where the 3-bedroom house will be located. The excavation was at least 8ft deep and at no time
did they encounter what he would have considered permeable ground conditions. Bearing in mind that
Mr Kinnaird has farmer here for 60 years and is one of 3 shareholders in the adjacent chalet
development and has intimate knowledge of the soakaway that apparently serves that development, it
was apparent that he knew what he was talking about when it came to understanding the type of ground
that is needed for a successful soakaway. He further advised that, just as indicated on the Geological
map of the area, the more permeable ground lies somewhat to the NE of Findatie Farm. Unfortunately
this area of land is all but inaccessible from our client’s site as it lies on the other side of the farm and
some distance from it.

As a result of his input, and giving consideration to the contours of the site, which slopes quite steeply
to the North (see attached photo), I decided that there was little point in attempting percolation tests as
the evidence indicated this would have been a complete waste of time. Bearing in mind that a
soakaway makes our job so much easier, and the client generally ends up with the cheapest drainage
solution, you might imagine this was not a decision that was taken lightly.

As a result of this we discussed the possibility of achieving a discharge to the Leven Cut directly but
this appears not to be a feasible solution based on land ownership and the physical difficulty of getting
an outfall to the Rive Leven. Apparently no field drains go in that direction either.
We are therefore required to propose an alternative solution to that initially proposed and that is to
achieve a discharge to a watercourse that is culverted through the farm. This can be seen on SEPA’s
NGR Tool. This once served an undercut water wheel associated with a mill that once existed at the
farm. It arises as a spring some distance to the south of the farm and is known to have a flow 52 weeks
of the year. Which seems reasonable if it was used as a supply to a mill.

The flow in this watercourse, as can be seen from the attached photo, was reasonably substantial on
Sat, 7th October and seemed to offer well in excess of 30:1 dilutions (for 5PE this equates to 0.24
litres/sec flow in the watercourse) and we would have estimated the flow on the day to be at least
several litres /sec.. While we accept this is not the driest time of the year this does allow a great deal of
latitude in terms of flow in the watercourse with even a 50% drop in flow still offering something like
100 dilutions. This would suggest an effluent quality of 20mg/l BOD as a mean could be appropriate.
The effluent would be discharged to the watercourse via an existing field drain that exists adjacent to
the site and to which the client can gain access. The outfall from the treatment plant prior to connection
to the field drain would incorporate 25m2 of constructed p.s.a. The outfall location to the watercourse
would be at NGR NT17447 99255.

We would be obliged if you would give this proposal due consideration and advise whether the effluent
quality proposed is likely, at least in principle, to meet with SEPA’s approval.

Regards

Ian Corner
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8.4. Appendix 4: Partial Soakaway Layout (indicative)
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8.5. Appendix 5: Photographs

Photo No 1 - Site overview looking north

Photo No 2 – Watercourse at location of proposed discharge via existing drain
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 M e m o r      

 

 
 To   Development Quality Manager 
    
 
 

Your ref 17/01749/FLL 
 
Date 1 November 2017 

 
The Environment Service 

a n d u m 
 

 
From  Regulatory Services Manager 
  
   
  
Our ref  LRE/MA  
 
Tel No        

 

Pullar House, 35 Kinnoull Street, Perth PH1 5GD

 

Consultation on an Application for Planning Permission 

PK17/01749/FLL RE: Erection of a dwellinghouse and stables land 90 metres West of Findate 

Farm Kinross for Ms Shonagh Kinnaird 

I refer to your letter dated 20 October 2017 in connection with the above application and 
have the following comments to make. 
 

Environmental Health (assessment date –01/11/17) 

Recommendation 

I have no adverse comments to make in relation to the application. 

 

Comments 
This application is for the erection of a dwelling house and the plans submitted with the 
application indicates that the applicant proposes  to install a double sided inset log burner 
between the living and dining area.and a stainless steel twin walled flue is to be exhausted 
out through the roof of the dwelling house and will sit  about one metre above the roof ridge. 
 
The applicant also proposes to erect a stable block which will consisit of three stables, tack 
room and a feed store.  
 
The closest residential properties to the application site are all within the ownership of the 
applicant and the closest one outwith is Sluice House which is approximately 325 metres 
away. 

 

Air Quality  
Biomass has the potential to increase ambient air concentrations of nitrogen dioxide and 
particulate matter. The Environment Act 1995 places a duty on local authorities to review 
and assess air quality within their area. Technical guidance LAQMA.TG09 which 
accompanies this Act, advises that biomass boiler within the range of 50kW to 20MW should 
be assessed. The pollution emissions of concern from biomass are particulate matter 
(PM10/PM2.5) and nitrogen oxides (NOx).  
 
The proposed biomass double sided log burner to be installed will be well below the range to 
be assessed and as an individual installation I have no adverse comments to make with 
regards to local air quality. 
 
However there is the potential for small biomass installations, whilst individually acceptable, 
could in combination lead to unacceptably high PM concentrations, particularly in areas 
where concentrations are close to or above objectives. 
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I have undertaken a screening assessment and it is my contention that the combined 
installation of all four stoves will not have an adverse impact of local air quality, as the 
background maps indicate low PM and NO2 concentrations for the area. 

 

Nuisance 
However this Service has seen an increase in nuisance complaints with regards to smoke 
and smoke odour due to the installation of biomass appliances. Nuisance conditions can 
come about due to poor installation and maintenance of the appliance and also inadequate 
dispersion of emissions due to the inappropriate location and height of flue with regards to 
surrounding buildings.  
 
As the exhaust for the flue is up through the roof and is to sit above the roof ridge, the 
emissions should  be adequately dispersed. Therefore I have no adverse comments to 
make with regards to loss of amenity, however I do recommend that the undernoted 
condition be included on any given consent to protect residential amenity. 

 

Odour 

There is the potential for existing residential properties to be affected by odours from the 

stables; however the closest neighbouring properties are all within the ownership of the 

applicant. 

 

There are no letters of representation at the time of writing this memorandum. 

 

Water (assessment date – 26/10/17) 

Recommendation 

I have no objections to the application but recommend the undernoted informative be 

included in any given consent. 

 

Comments 
The development is for a dwelling house in a rural area with private water supplies (including 
Findatie Dairy Farm Supply) believed to serve properties in the vicinity.  The applicant has 
indicated that they will connect to the Public Mains water supply.   To ensure the private 
water supply or septic drainage systems of neighbours of the development remain 
accessible for future maintenance please note the following informative.  No public 
objections relating to the water supply were noted at the date above. 
 

WAYL - Informative 1 

 
The applicant should ensure that any existing wayleaves for maintenance or repair to 
existing private water supply or septic drainage infrastructure in the development area are 
honoured throughout and after completion of the development.  
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TCP/11/16(523) – 17/01749/FLL – Erection of a
dwellinghouse and stables on land 90 metres west of
Findatie Farm, Kinross

PLANNING DECISION NOTICE (included in
applicant’s submission, see pages 385-386)

REPORT OF HANDLING (included in applicant’s
submission, see pages 387-396)

REFERENCE DOCUMENTS (included in applicant’s
submission, see pages 409-440)

4(vii)(b)
TCP/11/16(523)
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TCP/11/16(523) – 17/01749/FLL – Erection of a
dwellinghouse and stables on land 90 metres west of
Findatie Farm, Kinross

REPRESENTATIONS

4(vii)(c)
TCP/11/16(523)
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24/10/2017

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

Dear Local Planner

KY13 Kinross Findate Farm Land 90 Metres West Of
PLANNING APPLICATION NUMBER:  17/01749/FLL
OUR REFERENCE:  752610
PROPOSAL:  Erection of a dwellinghouse and stables

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 

 This proposed development will be fed from Glendevon Water Treatment Works. 
Unfortunately, Scottish Water is unable to confirm capacity at this time so to allow us 
to fully appraise the proposals we suggest that the applicant completes a Pre-
Development Enquiry (PDE) Form and submits it directly to Scottish Water. The 
applicant can download a copy of our PDE Application Form, and other useful 
guides, from Scottish Water’s website at the following link 
www.scottishwater.co.uk/business/connections/connecting-your-property/new-
development-process-and-applications-forms/pre-development-application 

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.

752610_Local Planner_P2 DOM Capacity Available_Applicant_09-27-41.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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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 
has been granted, we will review the availability of capacity at that time and advise the
applicant accordingly.

Surface Water

For reasons of sustainability and to protect our customers from potential future sewer 
flooding, Scottish Water will not normally accept any surface water connections into our 
combined sewer system.

There may be limited exceptional circumstances where we would allow such a connection 
for brownfield sites only, however this will require significant justification from the customer 
taking account of various factors including legal, physical, and technical challenges.

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

General notes:

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

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

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

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

752610_Local Planner_P2 DOM Capacity Available_Applicant_09-27-41.doc
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 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-
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 

752610_Local Planner_P2 DOM Capacity Available_Applicant_09-27-41.doc
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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

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

752610_Local Planner_P2 DOM Capacity Available_Applicant_09-27-41.doc
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Comments to the Development Quality Manager on a Planning Application

Planning 
Application ref.

17/01749/FLL Comments 
provided by

Dean Salman
Development Engineer

Service/Section Transport Planning Contact 
Details

Description of 
Proposal

Erection of a dwellinghouse and stables

Address  of site Land 90 Metres West
Of Findate Farm, Kinross

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 01 November 2017
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200 Lichfield Lane
Berry Hill
Mansfield
Nottinghamshire
NG18 4RG

Email: planningconsultation@coal.gov.uk

Web: www.gov.uk/coalauthority

Tel: 01623 637 119 (Planning Enquiries)

The Coal Authority Recommendation to the LPA

For the Attention of: Ms Persephone Beer

Perth and Kinross Council

[By Email: developmentmanagement@pkc.gov.uk ]

03 November 2017

Dear Ms Persephone Beer

The Coal Authority Response: Material Consideration

I can confirm that the above planning application has been sent to us incorrectly for
consultation.

The application site does not fall with the defined Development High Risk Area and
is located instead within the defined Development Low Risk Area. This means that
there is no requirement under the risk-based approach that has been agreed with the
LPA for a Coal Mining Risk Assessment to be submitted or for The Coal Authority to
be consulted.

In accordance with the agreed approach to assessing coal mining risks as part of the
development management process, if this proposal is granted planning permission, it
will be necessary to include The Coal Authority’s Standing Advice within the Decision
Notice as an informative note to the applicant in the interests of public health and
safety.

PLANNING APPLICATION: 17/01749/FLL

Erection of a dwellinghouse and stables; LAND 90 METRES WEST OF
FINDATIE FARM, KINROSS, KY13 9LY

Thank you for your consultation notification of the 20 October 2017 seeking the
views of The Coal Authority on the above planning application.

Rachael A. Bust
Chief Planner / Principal Manager
Planning and Local Authority Liaison

sincerelyYours

B.Sc.(Hons), MA, M.Sc., LL.M., AMIEnvSci., MInstLM, MRTPI

Protecting the public and the environment in mining areas457
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Comments to the Development Quality Manager on a Planning Application

Planning 
Application ref.

17/01749/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 stables

Address  of site Land 90 Metres West Of Findate Farm, Kinross

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 Portmoak Primary School. 

Education & Children’s Services have no capacity concerns in this catchment 
area at this time.

Recommended 
planning 
condition(s)

Summary of Requirements

Education: £0

Total: £0

Recommended 
informative(s) for 
applicant

Date comments 08 November 2017
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M e m o r     
To Development Quality Manager

Your ref PK17/01749/FLL

Date 14 November 2017

The Environment Service

a n d u m
From Regulatory Service Manager

Our ref LJ

Tel No

Pullar House, 35 Kinnoull Street, Perth PH1 5GD

Consultation on an Application for Planning Permission

PK17/01749/FLL RE: Erection of a dwellinghouse and stables Land 70m west of 
Findatie Farm Kinross for Ms Shonagh Kinnaird

I refer to your letter dated 20 October 2017 in connection with the above application and 
have the following comments to make.

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

Informative

An inspection of the proposed development site did not raise any real concerns, although the 
site is adjacent to a farm steading which used to contain a sheep wash area. The applicant is 
advised that, given the current and historical use of the adjacent land, there may be potential 
for contamination within the site.  Should any contamination be found during the approved 
works, works should cease and the Land Quality team should be contacted on 01738 
475000 or es@pkc.gov.uk for further advice.

461



462



TCP/11/16(501) – 17/01337/FLL – Erection of stable
buildings (in retrospect) at Dollar Equestrian, Blairingone,
Dollar, FK14 7ND

INDEX

(a) Papers submitted by the Applicant (Pages 465-492)

(b) Decision Notice (Pages 495-496)

Report of Handling (Pages 497-507)

Reference Documents (Pages 509-513)

(c) Representations (Pages 515-558)

(d) Further Information (Pages 559-580)

5(i)
TCP/11/16(501)
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TCP/11/16(501) – 17/01337/FLL – Erection of stable
buildings (in retrospect) at Dollar Equestrian, Blairingone,
Dollar, FK14 7ND

PAPERS SUBMITTED
BY THE

APPLICANT

5(i)(a)
TCP/11/16(501)
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COPY OF LETTER INCLUDED WITHIN THE APPLICANTS
SUPPORTING STATEMENT ABOVE
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TCP/11/16(501) – 17/01337/FLL – Erection of stable
buildings (in retrospect) at Dollar Equestrian, Blairingone,
Dollar, FK14 7ND

PLANNING DECISION NOTICE

REPORT OF HANDLING

REFERENCE DOCUMENTS

5(i)(b)
TCP/11/16(501)
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PERTH AND KINROSS COUNCIL

Dollar Equestrian
c/o RT Hutton Planning Consultant
The Malt Kin
2 Factors Brae
Limekilns
Fife
KY11 3HG

Pullar House
35 Kinnoull Street
PERTH  
PH1  5GD

Date 9th October 2017

TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 

Application Number: 17/01337/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 7th August 
2017 for permission for Erection of stable buildings (in retrospect) Dollar 
Equestrian Blairingone Dollar FK14 7ND   for the reasons undernoted.  

Interim Head of Planning

Reasons for Refusal

1.  The proposal is contrary to Policy EP8 'Noise Pollution' of the adopted Perth and 
Kinross Local Development Plan 2014 as the permanent retention of the timber 
stables does not provide a satisfactory residential environment for the 
neighbouring house plot due to the proximity of the existing equestrian use and 
stables where there is the potential for future residents at this site to suffer 
annoyance from noise and odour.

2.  The proposal is contrary to Policy PM1 'Placemaking' of the adopted Perth and 
Kinross Local Development Plan 2014 as the permanent retention of the timber 
stable buildings would not contribute positively to the quality of the surrounding 
area in terms of character or amenity, particularly in relation to the residential 
amenity of the neighbouring house plot immediately to the east.
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Justification

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

Notes

The plans relating to this decision are listed below and are displayed on Perth and 
Kinross Council’s website at www.pkc.gov.uk “Online Planning Applications” page

Plan Reference

17/01337/1

17/01337/2

17/01337/3

17/01337/4

17/01337/5

2
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REPORT OF HANDLING

DELEGATED REPORT

Ref No 17/01337/FLL
Ward No P8- Kinross-shire
Due Determination Date 06.10.2017
Case Officer Persephone Beer
Report Issued by Date
Countersigned by Date

PROPOSAL: Erection of stable buildings (in retrospect)

LOCATION: Dollar Equestrian Blairingone Dollar FK14 7ND 

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:  5 October 2017

SITE  PHOTOGRAPHS
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BACKGROUND AND DESCRIPTION OF PROPOSAL

This application relates to the recently constructed equestrian development 
known as 'Dollar Equestrian' on land to the north of Cairnfold Farm. In March 
2012 the Development Control Committee granted planning permission for the 
development of a commercial equestrian centre on the site (Ref: 
11/01839/FLL). The permission comprised of the erection of a large steel 
portal framed building containing 24 stables and an indoor riding arena. The 
permission also included the erection of a large dwellinghouse with a 
detached double garage which was justified on the basis of operational need.

To date the applicant has completed the construction of the building 
containing the stables and arena.  However, whilst the applicant did initially 
operate an equestrian business for a brief period, unfortunately due to 
personal circumstances the applicant has ceased operating the equestrian 
facility and this is now leased to a third party.  

In July 2014 the applicant was granted consent for the removal of the 
occupancy condition (Ref: 14/00705/FLL) that tied the house to the equestrian 
business. The justification for the removal of the occupancy condition was 
based on the difficulty in obtaining the funding from banks due to the 
occupancy restriction. The applicant has since sold the house plot to a third 
party who is not associated or connected in any way to the operation of the 
equestrian facility or the timber stables.  This house is currently under 
construction.

In 2011, prior to gaining planning permission for the equestrian centre, the 
applicant constructed four timber buildings containing 7 stables and storage 
space for hay and tack on an area of land close to the entrance of the site. 
These stables were initially constructed as a temporary measure for housing 
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the applicants own horses in advance of the equestrian centre becoming 
operation. At that time the applicant was not aware that the stables required 
planning permission and they advised that it was their intention to remove the 
stable upon completion of the equestrian centre.

In 2014 the applicant was granted planning consent to retain the stable 
buildings for a temporary period of two years (Ref: 14/00278/FLL). The 
justification for the timber stables was largely based of the use being restricted 
to the applicants own horses and given that the original permission envisaged 
that the applicant would be developing the house plot, this seemed 
reasonable. 

The conditions of the consent restricted the use of the stables to the 
applicants own personal use and the two year period was to enable the 
Council to review the traffic situation once the applicant's main equestrian 
business was fully operational. Unfortunately, as outlined above, the 
equestrian business is no longer operating and the house plot has been sold 
to a third party.

In 2016 an application was made to retain the timber stables on a permanent 
basis (16/01743/FLL).  This application was refused in January 2017.  The applicant 
chose not seek a review of the decision.

This current application is very similar to the 2016 application and again seeks 
to retain the stable buildings.  

SITE HISTORY

14/00278/FLL Erection of stable building (temporary for two years) (in 
retrospect) 27 June 2014 Application Permitted

14/00705/FLL Removal of condition 3 (occupancy) of permission 
11/01839/FLL (Erection of an indoor horse arena building for equestrian 
business and erection of a dwellinghouse and garage) 18 July 2014 
Application Permitted

16/00878/FLL Renewal of permission 14/00278/FLL (erection of stable 
building) (for a temporary period) (in retrospect) for a further temporary period 
30 June 2016 Application Withdrawn

16/01743/FLL Erection of stable buildings (in retrospect) 31 January 2017 
Application Refused

PRE-APPLICATION CONSULTATION

Pre application Reference: None.

NATIONAL POLICY AND GUIDANCE
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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 2012-2032 and the Perth and Kinross Local Development 
Plan 2014.

TAYplan Strategic Development Plan 2012 – 2032 - Approved June 2012

Whilst there are no specific policies or strategies directly relevant to this 
proposal the overall vision of the Tay Plan should be noted.   The vision states 
“By 2032 the TAYplan region will be sustainable, more attractive, competitive 
and vibrant without creating an unacceptable burden on our planet. The 
quality of life will make it a place of first choice, where more people choose to 
live, work and visit and where businesses choose to invest and create jobs.”

Perth and Kinross Local Development Plan 2014 – Adopted February 
2014

The Local Development Plan is the most recent statement of Council policy 
and is augmented by Supplementary Guidance.

The principal policies are, in summary:

Policy PM1A - Placemaking  
Development must contribute positively to the quality of the surrounding built 
and natural environment, respecting the character and amenity of the place.  
All development should be planned and designed with reference to climate 
change mitigation and adaption.

Policy PM1B - Placemaking  
All proposals should meet all eight of the placemaking criteria.

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

OTHER POLICIES

None.

CONSULTATION  RESPONSES

Internal
Environmental Health (private water)
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No objection but recommend informative note relating provision of an 
adequate and consistently wholesome water supply.

Environmental Health
No objection but recommend that conditions with regard to noise and odour 
are attached to any consent.

Transport Planning
No objection.

External

Fossoway Community Council
Object to application.  Concerns, as before, with increased traffic and road 
safety on the shared access road.  No new information to support the 
application.  The stables were always meant to be temporary and should 
remain temporary.

The Coal Authority
Not within a High Risk Area in terms of Coal Authority consultation.

BP Consultations
No impact on pipeline.  No comment.

REPRESENTATIONS

9 representations, including one from Fossoway Community Council, have 
been received and include the following concerns:

 Previously refused and nothing has changed
 Increase in traffic / impact on road safety
 Lack of justification / requirement for timber stables
 Unclear as to relationship to the equestrian centre
 Visual impact
 Lack of proper waste management
 Landscaping not completed in accordance with 2011 consent
 No parking for the stables

The above points are addressed the report below.

ADDITIONAL INFORMATION RECEIVED:
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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

Supporting statement submitted 

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 2012 and the adopted 
Perth and Kinross Local Development Plan 2014.  

The determining issues in this case are whether; the proposal complies with 
development plan policy; or if there are any other material considerations 
which justify a departure from policy.

Policy Appraisal

The main relevant policies of the local development plan are placemaking 
policies PM1A and PM1B and policy EP8 ‘Noise Pollution’. 

Policies PM1A & B seek to ensure that all development respects the character 
and amenity of the place and contributes positively to the quality of the 
surrounding built environment.

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

The information submitted as part of the application seeks to respond to some 
of the reasons for refusal previously given however the nature of the proposal 
has not changed and it is still considered that the retention of the existing 
stable buildings cannot be supported due to the impact on neighbouring 
residential amenity which has arisen primarily due to the site being broken up 
into separate plots creating irreconcilable issues. The position of the stable 
buildings also impacts on the approved landscaping scheme for the wider site, 
approved under the 2011 consent and creates issues with visual amenity. 
This is discussed in greater detail below. 

Design and Layout
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The application relates to four existing stable buildings that were constructed 
as temporary buildings.  The buildings are constructed in timber and measure 
3 metres to the top of the ridge.  Three of the buildings (Type 1 stable) 
contains two stalls.  One building (Type 2 stable) contains one stall plus space 
for straw.  Both types of design measures around 7.5 metres in length by 
around 3.6 metres wide. They are enclosed by timber post and wire fencing.  
Land around the site is not within this application site but is used for parking 
horse boxes and cars associated with the stables.

Residential Amenity

As noted above, the neighbouring house plot was granted on the basis of 
operational need associated with the development and ongoing operation of 
the equestrian facility which has been completed and is fully functional, albeit 
presently vacant. Had it not been for the operational requirements associated 
with the equestrian use the house plot would not have been granted consent 
due to the inherent issues in relation to residential amenity given its proximity 
to the main stable and arena building. 

The same issue also applies to the temporary stable buildings that were only 
approved for the use of the applicants own horses, which during the 
assessment of the 2014 application seemed reasonable  and did not raise any 
concerns in relation to residential amenity given that the applicant was 
intending on the living the proposed house.

The decision to sell this house to a third party raises some substantial 
concerns in relation to the residential amenity of the occupants. The proposed 
house plot has been purchased by the third party who will have no 
involvement in the operation of the stables and I have quite significant 
concerns regarding the living environment for the occupants should be 
equestrian centre become fully operation given that the stables and arena 
building will be just 9 metres from the proposed house. That said there is little 
that can be done to prevent this as the occupancy condition has been 
removed but in my view the temporary timber stables located directly opposite 
the entrance to the site further compounds matters. If these stables were 
approved on a permanent basis the occupants of the proposed house would 
not only be affected by the noise and odours from the operation of the main 
equestrian centre but also from the 7 stables sited just 60 metres to the west. 
It is also noted that concerns have been raised by objectors regarding the 
handling and disposal of manure and the fact that the equestrian centre and 
timber stables will be run by different parties also further exacerbates matters.   

Planning control has a duty to future occupiers not to create situations of 
potential conflict between neighbours. An acceptable level of amenity for the 
neighbouring house plot is required and in this case cognisance of the 
surrounding land uses has to be taken into account. As such it is considered 
that whilst the original intention of the timber stables may have initially been 
supported the substantial change in circumstance, namely the sale of the 
adjacent house plot to a third party, means that the retention of the stables on 
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a permanent basis would not be acceptable due to the impact that it will have 
on the amenity of the neighbouring plot.

Visual Amenity / Landscaping

A number of concerns have been expressed regarding the visual impact of the 
timber stables and the lack of structured landscaping as per the approved 
plans for wider site.

The stables were initially constructed as a temporary measure for housing the 
applicants own horses in advance of the equestrian centre becoming 
operational. The applicants were then granted a temporary consent with a 
view to becoming permanent once the business was established and house 
completed.

Unfortunately the stables have been erected within an area of the site which 
under the approved landscaping scheme for the wider site is to be planted 
with trees. Whilst the applicant is yet to fully implement the landscaping for the 
site it still forms a critical part of the approved plans given the exposed nature 
of the site and the Council would not be supportive of any proposals which 
reduce or impact on the approved landscaping strategy for the site. This point 
has been raised with the applicant who has suggested that it is their intention 
to alter the landscaping plans for the site to take account of the timber stables 
but in the absence of any revised planting scheme concerns still remain 
regarding the impact that the permanent retention of the stable could have on 
structured landscaping for the wider site.

In regards to the outward appearance of the stables I note concerns were 
previously expressed about the condition of the stables.  However at the time 
of my site visit the stables appeared to be in a reasonable condition.  However 
the area round the site was unkempt with long grass and weeds.  The 
numerous parked horse boxes around the stables also added to the general 
clutter around the site detracting from the wider visual amenity of the area.

Roads and Access

A number of objections have been received which raise concerns that the 
existing road is not suitable for the type of traffic generated by the equestrian 
business and that the retention of the timber stables will further increase traffic 
on the road.

As per the conditions of the consent for the main commercial equestrian 
business, the applicant has formed three passing places along public road on 
the western approach to the site. In addition, Perth & Kinross Council has also 
undertaken improvement works on the local road network to add a further 
three passing places on the western approach to the site. It is also noted that 
a further single passing place has been formed on the public road to the east 
of the site which is within the Fife Council boundaries. This passing place was 
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required as part of a separate application for private stables on neighbouring 
land at Cairnfold House (Ref: 13/00117/FLL).

As such, a total of seven passing places have been formed along the public 
road that the serves the application site.  The Transport Planning Officer has 
been consulted and has no objections to this application.  However the 
stables were originally approved on a temporary basis in order to assess the 
situation once the equestrian centre was fully operational.  As the equestrian 
use has never really become fully established it has not been possible to draw 
any conclusions in terms of traffic generation. Furthermore, now that the 
applicant is no longer going to operate the equestrian centre or live on site it is 
only reasonable to conclude the traffic will increase to some extent given that 
they will need to travel to tend to their horses. 

Another matter relates to the multiple parties now sharing the existing access 
onto the public road. The original consent intended that the site would be used 
solely for the purposes of serving the equestrian centre and the associated 
accommodation. Now there will effectively be three different parties using the 
same access which could potentially create issues in future and certainly was 
not a scenario that had been envisaged when the original consent was 
granted in 2011.

Drainage and Flooding

There are no known issues in relation to drainage or flooding associated with 
this site.

Developer Contributions

The Developer Contributions Guidance is not applicable to this application 
and therefore no contributions are required in this instance.

Economic Impact

The refusal of this application will not result in any significant economic 
impact.

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 does not comply with the approved TAYplan 2012 
and the adopted Local Development Plan 2014.  I have taken account of 
material considerations and find none that would justify overriding the adopted 
Development Plan. On that basis the application is recommended for refusal.

APPLICATION PROCESSING TIME
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The recommendation for this application has been made within the statutory 
determination period.

LEGAL  AGREEMENTS

None required.

DIRECTION BY SCOTTISH MINISTERS

None applicable to this proposal.

RECOMMENDATION  

Refuse the application

Conditions and Reasons for Recommendation

 1    The proposal is contrary to Policy EP8 'Noise Pollution' of the adopted 
Perth and Kinross Local Development Plan 2014 as the permanent retention 
of the timber stables does not provide a satisfactory residential environment 
for the neighbouring house plot due to the proximity of the existing equestrian 
use and stables where there is the potential for future residents at this site to 
suffer annoyance from noise and odour.

 2 The proposal is contrary to Policy PM1 'Placemaking' of the adopted 
Perth and Kinross Local Development Plan 2014 as the permanent retention 
of the timber stable buildings would not contribute positively to the quality of 
the surrounding area in terms of character or amenity, particularly in relation 
to the residential amenity of the neighbouring house plot immediately to the 
east.

Justification

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

Informatives

None.

Procedural Notes

Not Applicable.

PLANS AND DOCUMENTS RELATING TO THIS DECISION
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17/01337/1

17/01337/2

17/01337/3

17/01337/4

17/01337/5

Date of Report   

6 October 2017
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TCP/11/16(501) – 17/01337/FLL – Erection of stable
buildings (in retrospect) at Dollar Equestrian, Blairingone,
Dollar, FK14 7ND

REPRESENTATIONS

5(i)(c)
TCP/11/16(501)
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 Amoco (U.K.) Exploration Company, LLC ARCO British Limited, LLC 

 a company formed with limited liability under Inc. with limited liability in 

 the laws of the State of Delaware, USA Delaware, USA, No. 722013007 

BP Exploration Operating Company Ltd and registered as an overseas company in Branch Reg. In England No.  BR001713 

Registered in England & Wales No. 305943 Scotland under Registered No. BR005086 and Branch Address: Chertsey Road,,  

Registered Office: Chertsey Road, its registered branch office at 1 Wellheads Sunbury on Thames, Middlesex TW16 7BP  

Sunbury on Thames, Middlesex TW16 7BP Avenue, Dyce, Aberdeen AB21 7PB  

  

 

  

Dear Mr. Brian 

 

Application Ref. APP/2017/1402 - Erection of stable buildings (in retrospect)  

Address: Dollar Equestrian Blairingone Dollar, FK14 7ND 

Grid Reference: 301371. 695448 

 

Thank you for your email of 8
th

 August, 2017 from Perth & Kinross Council in connection with 

the application above. 

  

We advise you that our position remains the same as outlined in our response to the 

previous related consultation, ref: 16/01743/FLL, whereby as the safety and engineering 

integrity of our BP Forties Pipeline will not be affected by the proposed development, we 

have no comment to make on the application.  

 

 

Yours sincerely, 

 

 

 

 

C R Johnson  C. Eng, MIChemE 

Wayleaves Team Leader 

Midstream 

C R Johnson 

 Wayleaves Team Leader 

 Midstream

Tuesday, 08 August 2017 

 

Nick Brian 

Development Quality Manager 

Perth & Kinross Council 

 

BP Exploration Operating Company Ltd 

Antonine House 

Callendar Business Park 

Callendar Road 

Falkirk 

FK1 1XR 

 

 

 

 

 

Direct +44 1324 320258 

Mobile +4407511532524 

Christopher.johnso@uk.bp.com 

www.bp.com 
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C R Johnson 
Wayleaves Team Leader  
Midstream 
  
 BP Exploration Operating 
 Company Limited 
 Antonine House 

Callendar Business Park 
Callendar Road 
Falkirk 
FK1 1XR 

 
 
 Direct:  +44 1324 320258 
 Mobile:  +4407511532524 
 christopher.johnson@uk.bp.com 
 Web:  www.bp.com 

Monday, 05 December 2016 
 
 
Nick Brian 
Development Quality Manager – Perth & Kinross Council  

 
 
Reference:  16/01743/FLL 
 
Dear Mr Brian 
 
 
Proposal: Erection of stable buildings (in retrospect) 
Address: Dollar Equestrian, Blairingone, Dollar, FK14 7ND 
Grid Reference: 301371 695448 
 
 
We thank you for your recent consultation regarding the above planning application and advise 
you that, as the safety and engineering integrity of our BP Forties Pipeline will not be affected, we 
have no comment to make on the proposal.  
 
Please note that your letter states that the proximity of this development to the BP Forties Pipeline 
is approx. 23m.  Examination of the documents available via www.pkc.gov.uk/publicaccess, shows 
that the development is actually approx. 470m to the west of the BP Forties Pipeline. 
 
The Developer should ensure that access and operations during construction and the routes for any 
services for the site take account of the BP Forties Pipeline servitude. 
 
 
Sincerely, 
 
 

 
 
 
C R Johnson  C. Eng, MIChemE 
Wayleaves Team Leader 
Midstream 

518



200 Lichfield Lane
Berry Hill
Mansfield
Nottinghamshire
NG18 4RG

Email: planningconsultation@coal.gov.uk

Web: www.gov.uk/coalauthority

Tel: 01623 637 119 (Planning Enquiries)

The Coal Authority Recommendation to the LPA

For the Attention of: Ms Persephone Beer

Perth and Kinross Council

[By Email: developmentmanagement@pkc.gov.uk ]

17 August 2017

Dear Ms Persephone Beer

The Coal Authority Response: Material Consideration

I can confirm that the above planning application has been sent to us incorrectly for
consultation.

The application site does not fall with the defined Development High Risk Area and
is located instead within the defined Development Low Risk Area. This means that
there is no requirement under the risk-based approach that has been agreed with the
LPA for a Coal Mining Risk Assessment to be submitted or for The Coal Authority to
be consulted.

In accordance with the agreed approach to assessing coal mining risks as part of the
development management process, if this proposal is granted planning permission, it
will be necessary to include The Coal Authority’s Standing Advice within the Decision
Notice as an informative note to the applicant in the interests of public health and
safety.

PLANNING APPLICATION: 17/01337/FLL

Erection of stable buildings (in retrospect); DOLLAR EQUESTRIAN,
BLAIRINGONE, DOLLAR, FK14 7ND

Thank you for your consultation notification of the 08 August 2017 seeking the views
of The Coal Authority on the above planning application.

Rachael A. Bust
Chief Planner / Principal Manager
Planning and Local Authority Liaison

sincerelyYours

B.Sc.(Hons), MA, M.Sc., LL.M., AMIEnvSci., MInstLM, MRTPI

Protecting the public and the environment in mining areas519
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M e m o r     
To Development Quality Manager

Your ref 17/01337/FLL

Date 11/08/2017

The Environment Service

a n d u m
From Regulatory Service Manager

Our ref ALS

Tel No       

Pullar House, 35 Kinnoull Street, Perth PH1 5GD

Consultation on an Application for Planning Permission

RE: Erection of stable buildings (in retrospect) Dollar Equestrian Blairingone Dollar
FK14 7ND for Dollar Equestrian

I refer to your letter dated 8 August 2017 in connection with the above application and have 
the following comments to make.

Water (assessment date – 11/08/17)

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

Comments

The development is for stables in a rural area with private water supplies known to serve 
properties in the vicinity.  To ensure the new development has an adequate and consistently 
wholesome supply of water for any human consumption please note the following 
informative.  No public objections relating to the water supply were noted at the date above.

Informative

The applicant shall ensure the private water supply used for human consumption for the 
development complies with the Water Scotland Act 1980 (Section 63) and the Private Water 
Supplies (Scotland) Regulations 2006.  Detailed information regarding the private water 
supply, including the nature, location and adequacy of the source, any storage tanks/ 
pipework and the filtration and disinfection treatment proposed to ensure provision of an 
adequate and consistently wholesome water supply shall be submitted to Perth and Kinross 
Council Environmental Health in line with the above act and regulations.
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Comments to the Development Quality Manager on a Planning Application

Planning 
Application ref.

17/01337/FLL Comments 
provided by

Tony Maric
Transport Planning Officer

Service/Section Transport Planning Contact 
Details

Description of 
Proposal

Erection of stable buildings (in retrospect)

Address  of site Dollar Equestrian
Blairingone
Dollar
FK14 7ND

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 23 August 2017
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Comments for Planning Application 17/01337/FLL

 

Application Summary

Application Number: 17/01337/FLL

Address: Dollar Equestrian Blairingone Dollar FK14 7ND

Proposal: Erection of stable buildings (in retrospect)

Case Officer: Persephone Beer

 

Customer Details

Name: Mrs Sheila Travers

Address: The Millhouse, Eastfield, Saline, Dunfermline KY12 9LW

 

Comment Details

Commenter Type: Member of Public

Stance: Customer objects to the Planning Application

Comment Reasons:

  - Contrary to Development Plan Policy

  - Road Safety Concerns

Comment:This application was refused by P&K before. Nothing has changed, no tree planting as

stated by P&K has been done. The applicants have not abided by any of the conditions laid down

and there is no reason to now reverse P&K's earlier decision. I object. Sheila Travers
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 M e m o r     
 To   Development Quality Manager

Your ref 17/01337/FLL

Date 29 August 2017

The Environment Service

a n d u m
From  Regulatory Services Manager

Our ref LRE 

Tel No       

Pullar House, 35 Kinnoull Street, Perth PH1 5GD

Consultation on an Application for Planning Permission
PK17/01337/FLL RE: Erection of stable buildings (in retrospect) Dollar Equestrian 
Blairingone Dollar FK14 7ND for Dollar Equestrian
I refer to your letter dated 16 August 2017 in connection with the above application and have 
the following comments to make.

Environmental Health (assessment date –29/08/17)
Recommendation
I have no objection in principle to the applicaton but recommend that the under noted 
condition be included on any given consent.

Comments
Previous application 14/00278/FLL for the erection of stable buildings  (in retrospect)  was 
approved for a temporary two year period after which time the buildings were to be removed. 
This Service made comment  with regards to noise and odour in memorandum dated 17 
March 2014.

A further application 16/01743/FLL for the stable buildings to  be retained on a permanent 
basis at the application site; the application was refused. This Service made comment at the 
time with regards to Private Water in memorandum dated dated 8 December 2016.

This application is for the the permanent siting of the  4 stable buildings (in retrospect), which 
will have seven stables in total and storage space.

The application site is in a rural area and there is a dwellinghouse CairnKnowe 
approximately 65 metres to the closest stable block  to the east of this application site.  Also 
to the North East there is a large agricultural building 11/01839/FLL approved for an 
equestrian with stables and arena  building approximately 99 metres away. 

To the south east within approximately 62 metres from the closest stable is another 
residentail property Cairnfold bungalow.

Both these properties are within close proximity to both the stables and the eqestrian centre 
and it is my contention that  there is the potential for these exisitng properties to be affected 
by odour from the stables and equestrian building which are both owned by the applicant.

Therefore I recommend and reiterate some of the conditions set in previous application 
14/00278/FLL
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There are three letters of representation at the time of writing this memorandum.

Condition
 An effective waste management plan for the stable building will be in place for the 

storage and removal of manure, to ensure that odour is kept to a minimum

 The stables shall be restricted to personal use only.    

 The delivery and collection of goods and horses at the premises shall take place 
between 0700 and 2100 Monday to Saturday and 0900 and 1900 on Sunday and at 
no other time.
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Comments for Planning Application 17/01337/FLL

 

Application Summary

Application Number: 17/01337/FLL

Address: Dollar Equestrian Blairingone Dollar FK14 7ND

Proposal: Erection of stable buildings (in retrospect)

Case Officer: Persephone Beer

 

Customer Details

Name: Mrs Judith Murray

Address: Cairnfold House, Blairingone, Perth And Kinross FK14 7ND

 

Comment Details

Commenter Type: Neighbour

Stance: Customer objects to the Planning Application

Comment Reasons:

  - Inappropriate Land Use

  - Lack or loss Of Car parking

  - Road Safety Concerns

Comment:We wish to object to this planning application for the erection of wooden stables in

retrospect.

 

1) Planning Permission was previously granted on this site for the erection of an equestrian centre,

garage/ gym and a large residential property. As part of this planning application the area where

the wooden stables are erected was to be used for parking. Adequate parking would have been

ine if the factors considered by planning in granting planning permission for the equestrian centre.

 

2) The nature of this application and the future use of the stables is unclear. The application is

being made by the company who own the equestrian centre but the supporting letter from the

agent infers they would be used for personal use.

As the equestrian centre is currently leased to a third party and at full capacity, will these stables

subsequently be leased to the third party if planning permission is granted.

 

The concerns of local residents on the effects on the local infrastructure of an increase in the

capacity of the equestrian centre are well documented. There is a potential increase of circa 30%

if another 7 stables are leased to the equestrian centre.

 

3) The garage/ gym had been sold to a third party not connected with the equestrian centre and is

currently being converted into a private dwelling. In purchasing this plot, the buyers would have

been expecting the wooden stables to be removed as temporary planning permission had been

granted while the main equestrian centre business was developed.
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Yours faithfully,

 

John and Judith Murray
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Local Review Body       2 Tethyknowe Steading 
Corporate and Democratic Services                                                                   Blairingone 
Perth and Kinross Council                                                                                    Dollar 
2 High Street        FK14 7ND 
PERTH 
PH1 5PH                                                                                                                 November 22nd 2017 
 
Dear Sirs 
 
TCP-11-16(501) Review of 17/01337/FLL Wooden Stables (in retrospect) 
 
Please find below our additional comments on the review requested in relation to the refusal of the 
above application. 
 
The applicant’s agent Mr Hutton has sought to challenge elements of the delegated report which 
refused permission for these stables. However he should consider elements of his report which are 
not supported by the facts from the previous history of applications relating to the equestrian centre 
as a whole. 
 
Site area 
 
It is very disingenuous to say that the trailers shown in the photographs in the Report of Handling 
are not part of the site. That is because the site plan is very restrictive. It is limited to the very small 
area surrounding the stables. The rest of the land behind/west of the wooden stables belongs to the 
applicants and is still under their management. They regularly use that area for the horses, 
presumably when they are cleaning out the stables and they also store hay in that area. Indeed the 
document goes on to refer to the 27 acres available to the applicants, which are not shown on the 
site plan but which are necessary to support elements of their proposal and indeed for the overall 
welfare of the horses. One must assume that it is unlikely that Mrs McLeish owns six trailers and 
hence they must belong to livery clients at the equestrian centre. Consequently this land is also 
being used for business purposes and not solely for Mrs McLeish’s own use. 
 
Original intentions for the stables 
 
Paragraph 2.2 states that it has always been the applicants’ intention that the stables should be 
retained for their own personal use. I would refer Mr Hutton back to the original planning 
application for the 24 stables equestrian centre and his own letter of December 1st 2011 where he 
said ‘with a maximum 24 horses under livery at any one time, (4 of which are owned by Mrs 
McLeish)’ and if he looks at the site plan submitted with that application he will see that there is no 
sign of any wooden stables and the area where they are currently located is shown as ‘hard core 
parking and turning area’. At that time, Mr and Mrs McLeish also advised PKC that they intended 
removing the wooden stables once the equestrian centre was built. So it may well have been their 
intention to retain the wooden stables but it was an intent they sought to hide from PKC Planning 
and the members of the Development Management Committee who considered the original 
equestrian centre application. 
 
Traffic 
 
Mr Hutton states that the equestrian centre has been fully operational since 2013. It may have been 
operational but under the applicant’s management it was never full. The maximum number of 
horses was 11 (including Mrs McLeish’s). The building is now full but not 100% livery because the 
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current lessee has a number of rescue horses. The increase in traffic has been exacerbated by the 
applicant splitting up the site for which they received planning permission – which was to run an 
equestrian centre with a house for themselves on the site in order to manage the business. They 
have since sold the house site which will generate its own traffic. The equestrian centre is leased but 
has no permanent living accommodation so that results in additional traffic in addition to that 
generated by the livery clients. The wooden stables then generate a third traffic element with at 
least daily visits to look after the horses. As residents we have seen a significant increase in traffic on 
this small road – from cars, horse transport, delivery lorries and horses being ridden on the road. The 
latter partly resulting from the applicants not having built the all-weather off road hacking trail that 
was promised. The passing places are inadequate for the traffic as evidenced by the fact that there 
are now big drops on either side and behind where vehicles have had to go off the road to allow 
another vehicle to pass. 
 
Noise 
 
The report states that horses themselves do not generate noise. In themselves that is correct but it is 
rather the comings and goings around a stable and the additional traffic which generate noise and 
disruption. The new owners of the house plot bought the plot knowing that the equestrian centre 
was there however at that time the wooden stables only had temporary permission and that 
permission clearly stated that they were to be removed at the end of that period. It was only after 
the sale of the plot was completed that the applicants applied for permanent permission to retain 
the wooden stables. There is a significant difference between having stables at one side of one’s 
property to being surrounded by them - which would result from the retention of the wooden 
stables. Mr Hutton has made reference to other wooden stables such as those of Mr and Mrs 
Murray. In that situation the stables were built by the owners of the house to which they belong and 
they are a significant distance from any other house from which they are visible and Mr and Mrs 
Murray have undertaken significant tree planting on their land. He has also referred to the wooden 
stables at Easter Muirhead farm but in fact those stables do not actually have planning permission to 
be there. 
 
Waste management plan 
 
In paragraph 3.4 Mr Hutton refers to the manure plan which the applicants have commissioned from 
the Scottish Agricultural College. If he refers back to the original equestrian centre application, 
11/01839, he will find that the applicants submitted exactly the same plan in April 2014. A plan 
which they never implemented, so why should we believe that they would do so now. However, if 
Mr Hutton would like to look at Mr and Mrs Murray’s application for their wooden stables, 
13/00117, he will find that in October 2013 (six months before the plan submitted by Mr and Mrs 
McLeish) they also submitted a waste management plan as required under their planning approval. 
Mr and Mrs McLeish’s plan, relating to bedding, storage and removal, is a word for word copy of the 
plan written, not by the Scottish Agricultural College, but by Mrs Murray herself. Mr and Mrs Murray 
have implemented their plan and were able to do so as they do have a bank behind the stables to 
cut into to act as a ‘muck heap, enclosed on three sides to minimise odour’. The equestrian centre 
has no such bank.  Ever since this equestrian centre started operation and to this day all that has 
ever happened is that the muck is just dumped on the ground in heaps. The plan also contradicts 
itself – stating that there is an arrangement with a local farmer to remove the muck heap weekly and 
then says that it will be spread over the 27 acres of land. As Dollar Equestrian never implemented its 
waste management plan, nor was it offered in either of the two applications to retain the wooden 
stables, why should we have any expectation that they will do so now. 
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Animal welfare 
 
We are somewhat mystified by the section relating to animal welfare. Mr Hutton appears to be 
suggesting that by refusing to allow Mr and Mrs McLeish permission to convert the garage to living 
accommodation associated with the business this was in some way inhibiting them from providing 
appropriate welfare to their horses. He appears to forget that they had received permission to build 
a large house to enable them to run their business of looking after horses. He then intimates that 
having sold the house plot and partly completed garage PKC contradicted that decision by allowing 
the new owner of the house plot to convert the garage into a house. He completely misses the point 
that this latter planning permission removes the right to build the original separate house. What PKC 
have ensured is that there is still only one dwelling on this site. Mr and Mrs McLeish were trying to 
have two separate dwellings. 
 
Landscaping 
 
Mr Hutton refers to a photograph showing excessive weed growth on the south side. Whilst part of 
the weeds visible are on the verge it is equally clear that some are on the applicants’ side of the 
fence. 
 
A landscaping plan has been submitted with this appeal.  A condition of the original equestrian 
centre approval (11/01839) was that the landscaping plan that was included should have been 
implemented within the first planting season following commencement of development. This plan 
included significant tree planting around the boundary of the whole of the original site area. This 
landscaping is now five years overdue so yet again, why should any credence be given to a landscape 
plan being submitted now. Some limited planting was carried out, after pressure from PKC, but what 
little that was done has failed to thrive and should have been replaced – again a condition of the 
original planning permission. The boundary planting would have included the area to the south of 
the wooden stables (referred to above) so had that planting been undertaken there would already 
be five years of growth. So all that is actually being offered now is an additional 11 trees to the 
north, which provides no screening benefit to any nearby properties. No planting is proposed to the 
east, because there is no room to do so, which might in years to come provide screening from the 
nearest properties such as the new house and the Tethyknowe houses. 
  
Summary 
 
In summary, these wooden stables were originally built without planning permission. PKC planning 
decided to take no action in relation to this whilst the equestrian centre planning application was 
being considered and then whilst the stables were being built. At that point the wooden stables 
should have been removed. Instead temporary permission was given for two years. Since then a 
permanent application to retain the stables has been refused twice. These stables have been in 
place for seven years and for only two of those years have they had (temporary) permission to be 
there. Their status throughout that time has therefore been temporary and hence no specific 
comments, other than via the planning process, have been made by local residents about their 
impact as we have been waiting patiently for their removal. 
 
In previous applications they have contradicted themselves about whether these stables were for 
personal or business use and the fact that this application is made in their business name only adds 
to that confusion. Added to all the other contradictory and misleading information as detailed above 
it is difficult to have faith in this application or the appeal documents. 
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Mr and Mrs McLeish still own stabling for 24 horses which they have chosen to rent out. That is their 
choice. Had they not done so they would have adequate space for their own horses. They have 
created all their own problems by selling the house plot separately from the business as was pointed 
out to them, in writing, by PKC.  
 
Yours faithfully 
 
 
 
 
Jan and Graham Pye 
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CHX Planning Local Review Body - Generic Email Account

From: John Anderson

Sent: 26 November 2017 11:06

To: CHX Planning Local Review Body - Generic Email Account

Cc: Councillor Callum Purves; Councillor Michael Barnacle; Councillor Richard Watters;

Councillor William Robertson

Subject: Fwd: LRB reference 17/01337/FLL and TCP-11-16(501) Dollar Equestrian.

Sent from my iPad

Begin forwarded message:

From: John Anderson
Date: 26 November 2017 at 10:53:21 GMT
To: planninglrb@gov.co.uk
Cc: Willie Robertson <wbrobertson@pkc.gov.uk>, Richard Watters
<RWatters@pkc.gov.uk>, Callum Purves <CPurves@pkc.gov.uk>, Mike Barnacle
<mbarnacle@pkc.gov.uk>
Subject: LRB reference 17/01337/FLL and TCP-11-16(501) Dollar Equestrian.

We objected to this application 17/01337/FLL when it was refused and see no change in the
circumstances despite the lengthy submission complete with inaccuracies from the applicants
agent. Any hardship here is of the applicants own making. 24 excellent quality loose boxes
belonging to the applicant exist right alongside the 3 rather tired stable buildings being
considered in this review. The 24 have been let to a tenant. As the status of the 3 stables has
always been temporary perhaps the applicant should have looked ahead and retained a
portion of the main building for their own use.
There appears to be no coherent policy being applied here. The stables have been let, the
house site has been sold off, tree screening should have been planted in the 1st planting
season and is still outstanding some years later. Frankly, the site is a mess and should have
been landscaped as required by the planning conditions. Removing the 3 stable blocks would
be the first step towards improving the situation. I believe the new owner of the house site
has every intention of landscaping and screening and it only seems fair to him to tidy the
surrounding area. Please support your planning officer and confirm the application
refusal. John and Sheila Anderson.

Wester Cairnfold,
Blairingone,
FK147ND

Sent from my iPad
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CHX Planning Local Review Body - Generic Email Account

From: Diana Johnson

Sent: 26 November 2017 18:29

To: CHX Planning Local Review Body - Generic Email Account

Subject: Review of 17?01337/FLL Wooden Stables (in retrospect)

Dear Sir,

TCP-11-16 (501) Review of 17/01337/ FLL Wooden Stables ( in
retrospect)

Additional comments to the above application are as follows:-

1. The delegated report Refused permission for these stables.
2. These stables have remained for 7 years despite only ever having been
granted "temporary permission" for 2 years.
3. The applicant stated that these stables were for their own private use
while the large equestrian shed was built and would be removed upon
completion of the shed.
4. If these wooden stables remain it represents a growth in the horse
related business in the area which the local access road, already inadequate,
cannot support without even more inconvenience to other local residents.
All previous debate on this matter assumes that the maximum capacity for
equestrian activity was represented solely by the capacity of the 24 stables
within the large shed without any additional capacity as is now being
proposed.
5. Any increase in traffic on the single track road generated by more
traffic from an extra equestrian business will impact on the amenity of all
local residents who use this road. The passing places are inadequate in size
to cope as it is.
6 This appeal has submitted a landscape plan. A condition of the original
Equestrian Centre "approval" was that the submitted landscape plan
should be implemented within the first year. We are now 5 years on and
this has not happened. This large shed has no screening whatsoever and is
highly visible and impacting within the landscape to all neighbouring
properties.
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Diana and David Johnson
Cults Farm
Saline
Fife
KY12 9TB
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CHX Planning Local Review Body - Generic Email Account

From: R HUTTON <hutton874@btinternet.com>

Sent: 06 December 2017 16:26

To: CHX Planning Local Review Body - Generic Email Account

Cc: Charles McLeish

Subject: Re: TCP/11/16(501)

Thank you for forwarding the third party comments which I have discussed with my clients. Having discussed the
matter with Mr and Mrs McLeish we feel that no new issues of any relevance to this application are being raised, and
we therefore wish to offer no comment.

I look forward to hearing when the application will be considered by the LRB.

R Hutton
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TCP/11/16(501) – 17/01337/FLL – Erection of stable
buildings (in retrospect) at Dollar Equestrian, Blairingone,
Dollar, FK14 7ND

FURTHER INFORMATION

 Further information from Development Quality Manager,

requested by LRB on 9 January 2018

 Agent’s response to further information

5(i)(d)
TCP/11/16(501)
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M e m o r
To Local Review Body

Your ref 17/01337/FLL

Date 14 February 2018

The Environment Service

a n d u m
From Regulatory Services Manager

Our ref LRE

Tel No

Pullar House, 35 Kinnoull Street, Perth PH1 5GD

Consultation on an Application for Planning Permission
PK17/01337/FLL RE: Erection of stable buildings (in Retrospect) Dollar Equestrian
Blairingone Dollar

I refer to your email dated 7 February 2018 in connection with the above application and
have the following comments to make.

Environmental Health
Comments

Noise
The applicant has submitted an email from noise consultant Charlie Fleming Associates
dated 19 October 2017, in which he states that:

“I see no need whatsoever to carry out a noise impact assessment of the sound that
might emanate from stables.”

I agree with the consultant in this instance that it is not necessary for a noise impact
assessment for four stables which are for private use and are within a rural area.

The consultant is right in saying that the noise concerns are not necessarily from the horses
per say, but from the activities associated with an establishment; such as the movement of
horse vehicles on and off site, deliveries of feedstock, cleaning out of stables and removal of
waste. The aforementioned concerns are more pertinent when the establishment is a
commercial equine establishment.

As this application is not for commercial use it is my contention that the noise generated
from the aforementioned activities would be of a lesser degree and frequency.

Odour
The applicant has submitted a Manure Plan which was a recommendation by Environmental
Health in memorandum dated 29 August 2017 for the submission of a waste management
plan.

The Manure Plan dated November 2017 was prepared by SAC Consulting, Farm Business
Services and I have the following comments to make.
The plan states on page 351 under the heading Storage and Removal that:

“There is an agreement with a local farmer to remove the muck heap weekly.”
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However on page 353 under the heading Land Available for Spreading of Slurry, FYM and
Silage Effluent that:

“ The business owns 27 ha of land before development. As already stated the business
does not lie within the NVZ area. Assuming the 70 tons of manure were spread in one
application at 50 tons/ha the business would need 1.5 ha of land. In reality the manure
would be spread over a bigger area at a lower rate, however the calculation shows that
Dollar Equestrain has enough land to dispose of the manure it produces.”

The above therefore requires clarification with regards to the intentions of the applicant to
spread the manure on land owned by the applicant or as previously stated in document
removed by a second party (local farmer). Or it could be that the farmer is removing the
manure to spread on his own land or contracted to spread on the applicants land; this
should be clearly stated in the plan.

The plan submitted even for a small establishment in my opinion is lacking in substance, a
waste management plan should give clear guidelines on the procedures to be carried out
with regards to best practise for management of manure and other wastes, (urine build –up
in stalls can also cause odour), on the site which have the potential to cause odour nuisance
conditions.

The plan should state a programme for the cleaning of the intensive horsekeeping areas
such as the stables, small yards, any paddocks and any exercise areas (once a day or once
a week).

Detail such as:
 Manure should be collected daily and not allowed to accumulate in stalls and yards
 Collected manure should be stored in a dry area straight away
 Manure stored before removal off site should be covered to prevent fly breeding,

runoff and discharge to the ground
 Removal and replacing bedding

If the applicant intends to spread manure on their own land I would expect further details on
the procedures such as examples below:

 Composting of manure before spreading over paddocks to ensure it is stabilised
 Spreading of manure evenly over paddocks to help reduce odours, fly problems and

adverse impacts on water resources
 If manure is to be spread over paddocks this should be mainly carried out during

summer months (when rainfall is low)
 Avoid spreading manure over paddocks during wet months and low-lying areas prone

to waterlogging as this will increase the risk of nutrient leaching
 Avoid spreading manure late in the day as this might increase odours (instead spread

late in the morning)
 Avoid spreading manure on very hot days as this might increase odours
 Avoid spreading manure within 10 metres of waterlogged areas or watercourses
 Manure in paddock areas should be harrowed and spread out frequently to prevent

accumulation of manure in piles.
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The applicant could also have made reference to a code of good practice such as the
PEPFAA - Prevention of Environmental Pollution from Agricultural Activity (2005)

The plan should have more detail with regards to storage on site such as:
 The proposed location of the manure storage areas will be located …
 Ensure all surface water is diverted from the manure storage area
 The storage area is covered to ensure that the collected manure is kept dry and

inhibits the breeding of flies and helps to control their numbers.
 The storage area is located away from residences.
 The storage area should not be sited within 10m of a field drain or within 50m of a

well, spring or borehole.

Therefore it is my contention that the Waste Management Plan needs to be more
comprehensive with regards to the cleaning/ storage and removal/spreading of manure
procedures, with given timescales for each procedure.
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Manure Management Plan 

 

For 

 

Dollar Equestrian Limited 
 

 

 

 

 

 

 

 

 

Report prepared by:  

 

James Buchanan 

 

Farm Business Services 

SAC Consulting 

Sandpiper House  

Ruthvenfield Road 

Inveralmond Industrial Estate 

Perth  

PH1 3EE 

 

Tel: 01738 636611 

Email: James.Buchanan@sac.co.uk  

 

Updated: February 2018  

 

 

 

 

 

 

 

 
 

 

This report has been prepared exclusively for the use of Dollar Equestrian Ltd on the basis of information 

supplied, and no responsibility can be accepted for actions taken by any third party arising from their 

interpretation of the information contained in this document. No other party may rely on the report and if they do, 

then they rely upon it at their own risk. No responsibility is accepted for any interpretation which may be made of 

the contents of the report.  
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This is an update to the original Manure Management Plan, following feedback from Environmental Services to 

ref: PK17/01337/FLL   
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1. Waste Management Plan  

 

The nature of odours 

This site is very small in scale and the quantities of manure produced minor (see Table 1) 

but the housing of animals and land spreading of manure does have the potential to be 

sources of odour. Careful management of these aspects of the operation will help to reduce 

odours.  A high standard of cleanliness and best practice will be maintained on site to ensure 

any potential impact is minimised and manure managed accordingly.  

 

 

Soiled bedding from stables 

Bedding is either straw or propriety wood shavings, specifically produced for horses with no 

plans to change these. Rubber matting will be in place to help minimise bedding usage and 

as a result also minimise waste. Both types of bedding are biodegradable and suitable for 

muck spreading after a period of time.  

 

All spreading will be undertaken in compliance with the Prevention of Environmental 

Pollution from Agricultural Activity (2005) (PEPFAA code) and in accordance with agricultural 

best practice.  

 

Storage and removal 

An area to the rear of the stables has been cut out of the bank to act as a temporary muck 

heap. This is three sided and although open to the top and front, will help to minimise odour. 

The top of the heap can be covered to minimise rainfall and exposure to hot sun.  

Stables will be mucked out daily to ensure that it is not allowed to accumulate, as is common 

practice, and removed to the temporary storage area to minimise any potential odour issues 

arising form the stalls themselves. There is an agreement with a local farmer to empty the 

muck heap weekly and remove from site. Removing the manure weekly will also disrupt the 

fly breeding cycle, and therefore eliminates this potential nuisance. 

The storage area is out with 10 m of any watercourse. Any potential seepage, although 

minimal as a result of the relatively dry content of the manure, will be contained and will not 

be allowed to enter nearby drains or watercourses.  

All storage and removal will be undertaken in compliance with Section 4 of the PEPFAA 

code and in accordance with agricultural best practice.  

  

577



2. Quantities of Slurry, FYM and Silage effluent currently produced 

The low number of horses housed within the stables ensures that the quantity of manure 

produced is very low. Dollar Equestrian does not lie within a NVZ area and standard figures 

used in the NVZ plan have been used to calculate the amount of FYM produced.  All manure 

is collected as FYM.  All winter feed is hay, therefore no effluent is produced. Proposed 

Numbers are shown in Table 1 below: 

 

Table 1 - FYM Production Calculator, current system     

Type of 
livestock 

Number  
 
 
(Head) 

Body 
weight  
 
(kg) 

Days 
Occupancy 

Daily Excreta 
Production  
 
(Tonnes) 

Actual 
Production  
 
(Tonnes) 

Straw 
T/ild/6 
Months 
(Tonnes) 

Straw 
Total  
 
(Tonnes) 

Total 
Estimated 
FYM 
(Tonnes) 

Horses 5 500 365 0.03 54.75 1.5 15.0 70 

Calf 0 100 0 0.0008 0 0.5 0 0 

Finishing 
Cattle 

0 400 330 0.019 0 1 0 0 

Total 15.0 70 
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3. Land available for spreading of slurry, FYM and silage effluent 

 

As mentioned previously, a local farmer is contracted to remove manure on a weekly basis. 

This is incorporated into the second party farmers manure plan and spread on land 

elsewhere, according to crop requirements. The procedures used for spreading of manure 

will be in full compliance with those listed in Section 4 of the PEPFAA code, in particular 

section 4.100 and 4.101 to minimise impact on nearby dwellings and sensitive receptors.  

Composting of manure prior to spreading will not be undertaken as this liberates significant 

quantities of ammonia to the atmosphere, which should be avoided. 

 

All manure is removed from site on a weekly basis. None of the manure is spread to land 

owned by Dollar Equestrian Ltd, which is used solely for grazing. As a backup option, should 

the agreement with a second party fail to exist, the business (Dollar Equestrian Ltd) could 

utilise the land it owns; 27 ha of land before development.  As already stated the business 

does not lie within a NVZ area. Assuming the 70 tonnes of manure (Table 1) were spread in 

one application at 50 tonnes/ha the business would require 1.5 ha of land. In reality the 

manure would be spread over a bigger area at a lower rate, however the calculation shows 

that if ever required, Dollar Equestrian has enough land to dispose of the manure it 

produces. 
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4. Odour Complaint Form 
 
It is not anticipated there will be odour complaints as a result of the activities undertaken on 

this site, however any complaints will be recorded using the form below and records kept on 

site. 

 

Odour Complaint Report Form 

Dollar Equestrian Date recorded: 

Name and address of caller:  

Tel no. of caller:  

Location of caller in relation to Dollar 
Equestrian or manure spreading site: 

 

Time and date of complaint:  

Date, time and duration of odour:  

Callers description of odour, e.g. 
strong/weak, continuous, fluctuating: 

 

Has the caller any other comments about 
the odour? 

 

Weather conditions:  

Wind strength and direction:  

Any other complaints relating to the 
odour? 

 

Any other relevant information:  

Potential odour sources at the time of 
complaint: 

 

Operating conditions and production 
stage at the time of complaint: 

 

Follow up: 
Date and time caller contacted: 

 

Action taken:  

Amendments required to management 
plan: 

 

Form completed by: Signed: 
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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

641



2

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

656



5 UD JGRB RSK O -* ( . (

;PF H GF DX

2 ? 4

2JGELGF DX

3RCWKOI <CNG

=DKB ;E@G 3MDJKDGC

6 7@LBI% $ 2 8@EAHEF

AQQGR 2MPCO&

1UTGRCRFGR&

@EPT COF& A8

>6+ )>>&

3RCWKOI @TCTUS

3RCWKOI @ECMG

)-+(( . /)

3RCWKOI <UNDGR

)*,)&(*&)(&<BL0

?GVKSKPO

&0

3CTG

3CTG

?GVKSKPO 6KSTPRX

/<145>319
1312%+-%&,) ()1+*- $ ,.4 )-)0*5 &3+,(+-* 1/)'+%, 121

+* 1 FVJJ =Q DDQ$ 3RLMML ;1)* .76

2405,-6.12 /.5$.5$83 %&'(+ )%& +** 999 -6.12 /.5$.5$83

<DS1%
% 8MB@QHML NJ@LP RNC@QDC EMO @BBRO@BV
% <DC AMRLC@OV Q@IDL QM NRAJHB OM@C
% 5JMMO JDSDJP PGMTL ML DJDS@QHMLP

<DS2
% 3DPHFL PQ@QDKDLQ RNC@QDC&
% <DC JHLD AMRLC@OV RNC@QDC QM DUBJRCD K@PQ @OD@&
% 7MRPD JMB@QHML @KDLCDC&

NNNNCC UU GGGG PPPPPPPPRRRRGGGGST

/1+ -$0(

)* +

N G H RG TT

PRRRRRRRRRRRRRRRRRRRG

;CQQKOI EPOTGOTS $ % 2RPWO EPQX KIJ COF

FCTCDCSG RKIJTS *()/ =RFOCOEG @URVGX
?4>?=3A243 A<34? 9 24<24 <P
)(((-/-)(

( - )( )- *( *-
) -((

-(NGTRGS
) -((

( @ TG >MCO

RA

3HOQ I

4UHPQHLF =Q@AJDP

4UHPQHLF >DJDBMKKRLHB@QHMLP 9@PQ THQG G@OC J@LCPB@NHLF THQGHL QGD NDOHKDQDO EDLBD

8DFDLC

;MPQ @LC THOD EDLBHLF

4UHPQHLF QODDP THQG @NNOMUHK@QD JMB@QHML THQGHL QGD PHQD

'''''

((((((((...''

((--

3@ HL

()

''''''

'''

6@QD

?HOD PDBROHQV EDLBHLF

657



6
@

>
W
F
OMU

L
I
TC

I
TU

MR
Q

,
)
,
&'

&+
-
&(

'
'

?
T
I
N2

(
'

%
1

/
&7

&1

6
M

J
H
P
J
I

G
]

7
VF

[
NS

L
@

F
R

J

3
B

9
8

F?
B

A
5

@8
A

8
E

0
J

?E
F?

A
=

7
VF

[
NS

L
C

XF
XY

W

2A
5

DB
=

D<
E
E

7
VF

[
NS

L
C

H
F
QJ

(
,)

*
'
'

$
(
,(

'
'
'
'

7
VF

[
NS

L
@

Y
R

G
J

V

(
)
+
(

%'
)
%'

)
%6

<
H

-
B

J
Z
NW

NT
S

%
'

7
F

XJ

,
*
()

1
(+

)
*

0

B
J

Z
NW

NT
S

;
NW

XT
V]

A
VT

OJ
H
X

=
>

F
Z
J

V%
$

7
?

F
QH

T
QR

E
U
U
J

V
6

QT
F
S

%
4

Y
XJ

VF
VI

J
V%

A
J
VX

M
$

=
NS

VT
W
W
%

A
;

,
*
A

A
%

C
H
T

XQ
F
S

I
%
E

=

6
T

U
]
VN

L
M

X
4

B
6

;
<D

0
.

4
+
)

*
0

7
T

S
T

X
W
H
F

QJ
H
T
S

W
XV

Y
H
XN
T

S
I

NR
J

S
W
NT

S
W

KV
T
R

XM
NW

I
VF

[
NS

L
'
4

QQ

I
NR

J
S

W
NT

S
W

F
VJ

XT
G

J
Z
J

VN
2
(

'
,

-)
+
-

/+
&
+

*
.
/-

0
&
/)
+
*

$

@
T

XJ
W

#
)

$
&

'*
%

$
(

2
4

2
3
&

,.
&

'
-
*

)
*
2
,+

.
$

-
/

5
*
.

*
1

+
6

'
4

,-
)

,.
+

2
0

*
(

,&
-
,2

3
2

-
,

4
VL

]
QQ

C
XV

J
J

X%
7

Y
S

T
T
S

A
4

+
,

0
;

9
NS

KT
3

F
VH

M
NX
J

H
T

'H
T

'Y
P

)
*

,
/
2

0
)
*

2
1

1
[

[
[

'F
VH

M
NX
J

H
T
'H

T
'Y

P

B
J

Z
4

&
>

T
H
F

XN
T

S
U
QF

S
W

Y
U
I

F
XJ

I
KT

V
F
H
H
Y
VF

H
]

&
B

J
I

G
T

Y
S
I

F
V]

XF
P
J

S
XT

U
Y

G
QNH

VT
F

I
&

8
QT

T
V

QJ
Z
J
QW

W
M

T
[

S
T
S

J
QJ

Z
F
XN
T

S
W

B
J

Z
5

&
7

J
W
NL

S
W
XF

XJ
R

J
S
X

Y
U
I

F
XJ

I
'

&
B

J
I

QNS
J

G
T

Y
S
I

F
V]

Y
U
I

F
XJ

I
XT

J
\
H
QY

I
J

R
F

W
X

F
VJ

F
'

&
;

T
Y

W
J

QT
H
F

XN
T
S

F
R

J
S
I

J
I
'

;
E

S
S

MQ
K

G
R

Q
VI

Q
VU

$G
%

3
TR

Y
Q

G
R
S

[
TM

K
L

V
E

Q
H

H
E
VE

F
E
U
I

TM
K
L

VU
)

'
(

.
=

TH
Q

E
Q

G
I

@
W

TX
I
[

?
5

>
?

=
4

B
3

5
4

B
<

4
5

?
9

73
5

<
3

5
<

R
1

(
'
'

'
,

.
,
(

'

A
I

OI
G
R

P
P

W
Q

MG
E

VM
R

Q
;

E
U
V

5
Z
MU

VM
Q

K
@

VT
I
E

P

4
R

W
F

OI
JI

Q
G
I

Y
MV
L

S
E

VL
MQ

F
I
VY

I
I

Q

<

'
(
'

'
)
'

'
*
'

'
+
'

'
,
'

'
(

1(
'
'

'
'

(
1)

,
'
'

(
1)

,
'

'
'
&

@
MV
I

>
OE

Q

(
1(

'
'
'

'
'
&

9
R
G
E

VM
R
Q

658



7
<

;
M
A
FE
K
D
C
J=

C
JK

EI
H
#+

(
*
%&

%*
,
%'

&
&

;
P
E
J2

(
'

#%
1

.
&6

&2

3
I

F
D
L
F
E

#C
X

4
RB

W
JO

H
#<

B
N

F

1
@?

C
>

8
#0

=?
?

@#
$

#0
<@

A
B#

0
=?

?
@

5
=7

>
A

4
RB

W
JO

H
#?

TB
TU

S

3>
#5

@?
;

@9
A
A

4
RB

W
JO

H
#?

D
B
MF

(
,(

'
'

4
RB

W
JO

H
#<

U
N

C
F

R

(
)
+
(

%'
)
%'

*
>

F
V
JS

JP
O %

4
B

TF

+
)
'(

/
'*

(
)

.

>
F

V
JS

JP
O
#6

JS
TP

RX

=
RP

KF
D
T

8
#9

B
V
F

R%
#$

#4
#;

B
MD

P
MN

A
Q
Q
F

R#
3

MP
B
O

%#
2

U
TF

RB
RE

F
R%
#=

F
RT

I
#$

8
JO

RP
S
S
%#

=
6

+
#)

=
=
%#

?
D
P

TM
B
O

E
%#
A

8

3
P

Q
X
RJ

H
I

T#
2

>
3

6
7@

/
-

4
#*

(
)

.

4
P

#O
P

T#
S
D
B

MF
#D

P
O

S
TR

U
D
TJ
P

O
#E

JN
F

O
S
JP

O
S
#G

RP
N

#T
I

JS
#E

RB
W

JO
H
&#
2

MM

E
JN

F
O

S
JP

O
S
#B

RF
#T

P
#C

F
#V

F
RJ

2
(

'
#,

-)
+
-#

/+
#&

+
*
.
/-

0
&
/)
+
*

$

<
P

TF
S

(
2

*
-

.4
,

*
1

2
4

2
3
&

,.
&

'
-
*
#)

*
2
,+

.
#$

#-
/

5
#*

.
*
1

+
6

#'
4

,-
)

,.
+

#2
0

*
(

,&
-
,2

3
2

,
+

#2
RH

X
MM#

?
TR

F
F

T%
#4

U
O

P
P
O

#=
2

*
+

#.
6

5
JO

GP
1

B
RD

I
JT
F

D
P

&D
P

&U
L
##

#(
)

+
-
0

#.
(
)

#0
/

/
##
#W

W
W

&B
RD

I
JT
F

D
P
&D

P
&U

L

4
>

(
&

%&
-
-

(
%.

)
/

)%--&&%.,**%,')

3
3

#9
I

JL
D

$>
C

K
L#

5
FC

N
@

LE
I

H

5
D>

?>
DG

1
0
,

%.
*

'
#G

(

6
*

1
0

(
%+

*
,

#G
(

/
>D

8
=

;
A

#$
#+

>A
>A

<

1
0

)
/

%/
+

(
#G

(

0
>F

>A
<

#2
B

B
@

1
0
(

+
%-

,
-

#G
(

-
7
??

#$
#3

D>
7
C

1
0
'

*
%)

.
+

#G
(

3
DB

C;
1

0
&
%/

+
+

#G
(

3
DB

C;
1

0
(

%*
/
)

#G
(

-
7
??

1
0
)

%(
/
,

#G
(

)
7

D=
CB

B
@

1
0

+
%&

/
'
#G

(

)
;

9
CB

B
@

%

1
0

(
(

%-
-

+
#G

(

3
3

#9
I

JL
D

$>
C

K
L#

5
FC

N
@

LE
I

H

)
;

9
CB

B
@

#'
1

0
'

/
%*

(
,

#G
(

,
A

3
E

>D
;

1
0
*

%-
/

*
#G

(3
DB

C;
1

0
&
%-

.
*

#G
(

0
7

A
9

>A
<

#$
#3

D7
>C

1
0
'

&
%-

(
,

#G
(

)
;
9

CB
B

@
#&

1
0
'
'

%-
'

-
#G

(

<
8

?
#$

#&
/

'%*&&

&%-.&

<
8

?
#$

#&
.

'%*&&

&%-.&

<
8

?
#$

#'
&

'%*&&

&%-.&

<
8

?
#$

#&
(

'%*&&

&%-.&

&
'

(
)

*
+

'
0'

&
&

&
'

(
)

*
+

'
0'

&
&

'
0'

&
&

&
%#

7
JI

M
H
B

#6
FI

I
J

'
0'

&
&

'
%#

6
EJ
K
L#

6
FI

I
J

659



4
8

6
I
=
CB
G
A
?
F9

?
FG

BE
D
#,

)
+
&'

&+
-
&(

'
'

?
T
I
N2

(
'

#%
1

.
%5

%0

6
M

J
H
P
J
I

#G
\

7
VF

[
NS

L
#@

F
R

J

/
;7

A
6
@9

=
<

?

7
VF

[
NS

L
#C

XF
XY

W

1<
#3

>=
8

>7
?
?

7
VF

[
NS

L
#C

H
F
QJ

'
+'

&
&

7
VF

[
NS

L
#@

Y
R

G
J

V

'
(
*
'

$&
(
$&

)
$4

7
A

,
B

J
Z
NW

NT
S

%
&

7
F

XJ

,
*
()

1
(+

)
*

0

B
J

Z
NW

NT
S
#;

NW
XT

V\

A
VT

OJ
H
X

=
#>

F
Z
J

V%
#$

#7
#?

F
QH

T
QR

E
U
U
J

V#
6

QT
F
S

%#
5

Y
XJ

VF
VI

J
V%
#A

J
VX

M
#$

=
NS

VT
W
W
%#

A
;

,
#*

A
A
%#

C
H
T

XQ
F
S

I
%#
E

=

6
T

U
\
VN

L
M

X#
5

B
6

;
<D

/
-

2
#+

)
*

0

7
T

#S
T

X#
W
H
F

QJ
#H

T
S

W
XV

Y
H
XN
T

S
#I

NR
J

S
W
NT

S
W
#K

VT
R

#X
M

NW
#I

VF
[

NS
L
'#
5

QQ

I
NR

J
S

W
NT

S
W
#F

VJ
#X

T
#G

J
#Z

J
VN

2
(

'
#,

-)
+
-#

/+
#&

+
*
.
/-

0
&
/)
+
*

$

@
T

XJ
W

#
)

$
&

'*
%

$
(

2
4

2
3
&

,.
&

'
-
*
#)

*
2
,+

.
#$

#-
/

5
#*

.
*
1

+
6

#'
4

,-
)

,.
+

#2
0

*
(

,&
-
,2

3
2

-
,

#5
VL

\
QQ#

C
XV

J
J

X%
#7

Y
S

T
T
S

#A
5

+
,

#0
;

9
NS

KT
4

F
VH

M
NX
J

H
T

'H
T

'Y
P
##

#)
*

,
/
2

#0
)
*

#2
1

1
##
#[

[
[

'F
VH

M
NX
J

H
T
'H

T
'Y

P

B
J

Z
5

&
&#

>
T
H
F

XN
T

S
#U

QF
S
W
#Y

U
I

F
XJ

I
#K
T

V#
F
H
H
Y
VF

H
\

&#
B

J
I

#G
T

Y
S
I

F
V\

#X
F

P
J

S
#X
T

#U
Y

G
QNH

#V
T
F

I
&#

8
QT

T
V#

QJ
Z
J
QW

#W
M

T
[

S
#T

S
#J

QJ
Z
F
XN
T

S
W

%'
&,

-
,

%(
#3

E
I

D
>

<
HB
E

D
#3

CE
E

F

K
'
&'

'
'

'
#4

FE
I

D
>
#3

CE
E

F

$
)
&.

-
)

(
#3

BF
G
H#

3
CE

E
F

$
-
&/

0
/

)
#7

E
E
@#

6
C<

D

'&(,'

%'
&,

-
,

%(
#3

E
I

D
>

<
HB
E
D

#3
CE

E
F

K
'

&'
'

'

'
#4

FE
I

D
>
#3

CE
E
F

$
)

&.
-

)

(
#3

BF
G
H#

3
CE

E
F

$
-

&/
0

/

)
#7

E
E

@#
6

C<
D

'
(

)
*

+
,

(
1(

'
'

'
(

)
*

+
,

(
1(

'
'

(
1(

'
'

5
E

FH
A
%;

?
G
H#

2
C?

J
<
HB
E

D

(
1(

'
'

5
E
FH

A
%2

<
G
H#
2

C?
J
<

HB
E
D

8
NS

NW
M
J
I

#9
VT

Y
S
I
#>

J
ZJ

Q%
#7

F
XY

R
#3

#*
0
)

&)
'*

.
)

8
NS

NW
M
J
I

#9
VT

Y
S
I
#>

J
ZJ

Q%
#7

F
XY

R
#3

#*
0
)

&)
'*

.
)

660



4
7

5
H
<
BA
F
@
>
E8

>
EF

AD
C
#,

)
+
&'

&+
-
&(

'
'

?
T
I
N2

(
'

#%
1

.
%5

%0

6
M

J
H
P
J
I

#G
\

7
VF

[
NS

L
#@

F
R

J

/
;7

A
6
@9

=
<

?

7
VF

[
NS

L
#C

XF
XY

W

1<
#3

>=
8

>7
?
?

7
VF

[
NS

L
#C

H
F
QJ

'
+'

&
&

7
VF

[
NS

L
#@

Y
R

G
J

V

'
(
*
'

$&
(
$&

)
$4

7
A

,
B

J
Z
NW

NT
S

%
&

7
F

XJ

,
*
()

1
(+

)
*

0

B
J

Z
NW

NT
S
#;

NW
XT

V\

A
VT

OJ
H
X

=
#>

F
Z
J

V%
#$

#7
#?

F
QH

T
QR

E
U
U
J

V#
6

QT
F
S

%#
5

Y
XJ

VF
VI

J
V%
#A

J
VX

M
#$

=
NS

VT
W
W
%#

A
;

,
#*

A
A
%#

C
H
T

XQ
F
S

I
%#
E

=

6
T

U
\
VN

L
M

X#
5

B
6

;
<D

/
-

2
#+

)
*

0

7
T

#S
T

X#
W
H
F

QJ
#H

T
S

W
XV

Y
H
XN
T

S
#I

NR
J

S
W
NT

S
W
#K

VT
R

#X
M

NW
#I

VF
[

NS
L
'#
5

QQ

I
NR

J
S

W
NT

S
W
#F

VJ
#X

T
#G

J
#Z

J
VN

2
(

'
#,

-)
+
-#

/+
#&

+
*
.
/-

0
&
/)
+
*

$

@
T

XJ
W

#
)

$
&

'*
%

$
(

2
4

2
3
&

,.
&

'
-
*
#)

*
2
,+

.
#$

#-
/

5
#*

.
*
1

+
6

#'
4

,-
)

,.
+

#2
0

*
(

,&
-
,2

3
2

-
,

#5
VL

\
QQ#

C
XV

J
J

X%
#7

Y
S

T
T
S

#A
5

+
,

#0
;

9
NS

KT
4

F
VH

M
NX
J

H
T

'H
T

'Y
P
##

#)
*

,
/
2

#0
)
*

#2
1

1
##
#[

[
[

'F
VH

M
NX
J

H
T
'H

T
'Y

P

B
J

Z
5

&
&#

>
T
H
F

XN
T

S
#U

QF
S
W
#Y

U
I

F
XJ

I
#K
T

V#
F
H
H
Y
VF

H
\

&#
B

J
I

#G
T

Y
S
I

F
V\

#X
F

P
J

S
#X
T

#U
Y

G
QNH

#V
T
F

I
&#

8
QT

T
V#

QJ
Z
J
QW

#W
M

T
[

S
#T

S
#J

QJ
Z
F
XN
T

S
W

%'
&,

-
,

%(
#3

D
H
C

=
;

GA
D

C
#3

BD
D

E

J
'

&'
'
'

'
#4

ED
H

C
=

#3
BD

D
E

$
)

&.
-
)

(
#3

AE
F
G#

3
BD

D
E

$
-

&/
0
/

)
#6

D
D

?#
5

B;
C

%'
&,

-
,

%(
#3

D
H

C
=

;
GA
D

C
#3

BD
D

E

J
'

&'
'

'

'
#4

ED
H
C

=
#3

BD
D

E

$
)

&.
-

)

(
#3

AE
F
G#

3
BD

D
E

$
-

&/
0

/

)
#6

D
D

?#
5

B;
C

'
(

)
*

+
,

(
1(

'
'

'
(

)
*

+
,

(
1(

'
'

(
1(

'
'

7
D

H
G@

%2
;

F
G#
2

B>
I
;

GA
D

C

(
1(

'
'

7
D
H

G@
%9

>
F
G#

2
B>

I
;
GA
D

C

8
NS

NW
M
J
I
#9

VT
Y
S
I
#>

J
Z
J
Q%
#7

F
XY

R
#3

#*
0
)

&)
'*

.
)

8
NS

NW
M
J
I
#9

VT
Y
S
I
#>

J
Z
J
Q%
#7

F
XY

R
#3

#*
0

)
&)

'*
.
)

661



0
4

2
D
7
>=
B
<
9
A5

9
AB

=@
?

*
'

)
$%

$)
+
$&

%
%

;
P
E
J2

(
'

%
1

.
&5

&0

3
I

F
D
L
F
E

C
X

4
RB

W
JO

H
<

B
N

F

4
7
6
?9

<
;

>

4
RB

W
JO

H
?

TB
TU

S

1;
3

=<
8

=7
>
>

4
RB

W
JO

H
?

D
B
MF

(
,(

'
'
$

(
,*

'
'

4
RB

W
JO

H
<

U
N

C
F

R

(
)
+
(

%'
)
%'

+
>

F
V
JS

JP
O %

4
B

TF

+
)
'(

/
'*

(
)

.

>
F

V
JS

JP
O

6
JS

TP
RX

=
RP

KF
D
T

8
9

B
V
F

R%
$

4
;

B
MD

P
MN

A
Q
Q
F

R
3

MP
B
O

%
2

U
TF

RB
RE

F
R%

=
F
RT

I
$

8
JO

RP
S
S
%

=
6

+
)
=

=
%

?
D
P

TM
B
O

E
%
A

8

3
P

Q
X
RJ

H
I

T
2

>
3

6
7@

/
-

2
*
(

)
.

4
P

O
P

T
S
D
B

MF
D
P
O

S
TR

U
D
TJ
P

O
E

JN
F

O
S
JP

O
S

GR
P
N

TI
JS

E
RB

W
JO

H
&
2

MM

E
JN

F
O

S
JP

O
S

B
RF

TP
C

F
V
F

RJ
2
(

'
,

-)
+
-

/+
&
+

*
.
/-

0
&
/)
+
*

$

<
P

TF
S

#
)

$
&

'*
%

$
(

2
4

2
3
&

,.
&

'
-
*

)
*
2
,+

.
$

-
/

5
*
.

*
1

+
6

'
4

,-
)

,.
+

2
0

*
(

,&
-
,2

3
2

,
+

2
RH

X
MM

?
TR

F
F

T%
4

U
O

P
P
O

=
2

*
+

.
6

5
JO

GP
1

B
RD

I
JT
F

D
P

&D
P

&U
L

(
)

+
-
0

.
(
)

0
/

/
W

W
W

&B
RD

I
JT
F

D
P
&D

P
&U

L

%
&

'
(

)
*

&
,&

%
%

%
&

'
(

)
*

&
,&

%
%

%
&

'
(

)
*

&
,&

%
%

&
,&

%
%

-
4

9
8
C=
@

?

&
,*

%
%

3
@
@

;
2

>6
?

&
,&

%
%

.
4

9
8
C=
@

?

&
,&

%
%

/
4

9
8
C=
@
?

662



+
-

,
8
/
32
7
1
0
6.

0
67

25
4
#'

'
)
$%

$(
*
$&

%
%

;
P
E
J2

(
'

#%
1

,
%3

%.

3
I

F
D
L
F
E

#C
X

4
RB

W
JO

H
#<

B
N

F

2
7=

?
4
87
=

4
>7

;
9

4
RB

W
JO

H
#?

TB
TU

S

/9
#1

<;
6

<5
=
=

4
RB

W
JO

H
#?

D
B
MF

4
RB

W
JO

H
#<

U
N

C
F

R

'
(
)
'

$&
(
$&

*
>

F
V
JS

JP
O %

4
B

TF

*
*
'(

*
'*

(
)

.

>
F

V
JS

JP
O
#6

JS
TP

RX

=
RP

KF
D
T

8
#9

B
V
F

R%
#$

#4
#;

B
MD

P
MN

A
Q
Q
F

R#
3

MP
B
O

%#
2

U
TF

RB
RE

F
R%
#=

F
RT

I
#$

8
JO

RP
S
S
%#

=
6

+
#)

=
=
%#

?
D
P

TM
B
O

E
%#
A

8

3
P

Q
X
RJ

H
I

T#
2

>
3

6
7@

-
+

0
#*

(
)

.

4
P

#O
P

T#
S
D
B

MF
#D

P
O

S
TR

U
D
TJ
P

O
#E

JN
F

O
S
JP

O
S
#G

RP
N

#T
I

JS
#E

RB
W

JO
H
&#
2

MM

E
JN

F
O

S
JP

O
S
#B

RF
#T

P
#C

F
#V

F
RJ

2
(

'
#,

-)
+
-#

/+
#&

+
*
.
/-

0
&
/)
+
*

$

<
P

TF
S

#
)

$
&

'*
%

$
(

2
4

2
3
&

,.
&

'
-
*
#)

*
2
,+

.
#$

#-
/

5
#*

.
*
1

+
6

#'
4

,-
)

,.
+

#2
0

*
(

,&
-
,2

3
2

,
+

#2
RH

X
MM#

?
TR

F
F

T%
#4

U
O

P
P
O

#=
2

*
+

#.
6

5
JO

GP
1

B
RD

I
JT
F

D
P

&D
P

&U
L
##

#(
)

+
-
0

#.
(
)

#0
/

/
##
#W

W
W

&B
RD

I
JT
F

D
P
&D

P
&U

L

663



30+22/2. # ,-4/.2 45+51-25 $

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.
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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
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TCP/11/16(509)

671



672



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 

673



 
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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