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REVIEW REQUEST STATEMENT   
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2 

Executive Summary 
ERECTION OF DWELLING HOUSE (20/00756/FLL) ON LAND 30 METRES SOUTH OF  

MOUCUMS VIEW, HAYFIELD, LESLIE ROAD, SCOTLANDWELL KY13 9JE

� The application site, which measures 0.1055 hectares (1055 sq. metres) is located to the 
south of the dwelling house known as Moucums View (owned by applicant) and 
accessed, along with two other dwellings, from a private road/lane (Hayfield) off Leslie 
Road, in Scotlandwell. The site is currently occupied by a single garage; it is bounded 
to the south by agricultural land (also owned by applicant); to the east by an approved 
housing plot; and to the west by garden ground relating to a property in Bankfoot Park. 

� Planning Permission was granted for the erection of a two-storey dwelling house on the 
plot to the east of the application site Pg bVS :]c\QWZka C]QOZ HSdWSe 9]Rg ]\ -0th

August 2015 under Planning Permission Reference Number 14/01482/FLL (also owned 
by applicant). Permission was subsequently granted (Section 42 application) on 29th

June 2017 under Planning Permission Reference Number 16/00680/FLL for the 
removal of Condition No. 2 on 14/01482/FLL which had required visibility splays of 
2.4m x 43 m to be provided at the junction of Hayfield with Leslie Road.  The 
permissions for the dwelling house referred to remain live.  

� The application submitted to the Council under Planning Application Reference 
Number 20/00756/FLL had sought detailed planning permission for the erection of a 
modern contemporary designed two-storey dwelling house with an integral garage set 
at a lower ride height.  The overall height of the dwelling house proposed is equal in 
height to that approved for the house on the adjacent plot to the east under Planning 
Permission Numbers 14/01482/FLL and 16/00680/FLL. Materials proposed include 
natural slate on the roof and smooth white rendered walls with natural stone and 
timber features. The site will be accessed off Hayfield which it will share with three 
existing dwelling houses and the dwelling house approved under the terms of Planning 
Permission Reference Numbers 14/01482/FLL and 16/00680/FLL. 

� The application was refused by the Appointed Planning Officer for a total of four 
reasons but relating to two specific issues namely, design and access.  

Design  

(1) That the two-storey dwelling proposed was out of character with the single storey 
and 1 ½ storey dwelling houses within the immediate vicinity of the site and as a 
consequence would not positively contribute to the surrounding built environment 
in terms of appearance, height, scale and massing; and   

Access  

(2) That the existing access arrangements at the junction of Hayfield with Leslie Road 
had inadequate visibility splays to cope with the additional traffic generated by the 
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dwelling house proposed and could not be provided with visibility splays of 2.4m x 
43m in both directions.   

� The reasons for the refusal of the application are contested on the following grounds: 

Design  

- Although there are no two storey dwelling houses within the immediate vicinity of 
the proposed dwelling house, two storey properties are a scale of domestic 
architecture that is represented in other locations within the village including 
properties directly opposite the site access on Leslie Road.  

- As shown in the images below the dwelling house proposed is entirely respectful to 
and in keeping with the siting, height, scale and massing of the dwelling house 
approved on the adjacent site under the terms of Planning Permission Reference 
Numbers 14/01482/FLL and 16/00680/FLL. 

Access  

- The National Roads Development Guide clearly states that private roads can serve 
up to five dwelling houses.   

- The Council, in granting permission under the terms of Planning Permission 
Reference Number 16/00680/FLL, considered that the existing visibility splays were 
of a sufficient standard to service four dwelling houses notwithstanding the fact that 
they did not meet the 2.4m x 43m standards now being sought.  The traffic 
generated by one additional dwelling house to the four referred to, does not, in our 
opinion, present a safety hazard to road users on either Hayfield or Leslie Road; 

- jDesigning Streets c a Policy Statemen] OX[ DLX]UJWMe states, inter-alia and in the 
context of the setback dimension from the public road, d]QJ] J VRWRV^V XO -V VJb
be considered in some very lightly trafficked and slow speed situations.e  Given the 
20mph speed limited presently existing or the 30-mph limit existing previously 
along with the associated traffic calming measures within the village, the 
application of the 2m rather than 2.4m requirement is considered appropriate in 
this instance;  

- Good levels of visibility exist to the east and west along Leslie Road at its junction 
with Hayfield from a point measured 2m back from the carriageway as shown in 
the images below; and   
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        Clear visibility exists to east and west along Leslie Road from a point 2 metres back from the road edge.  

- An examination of Crash Data (www.crashmap.co.uk) reveals that there have been 
no reported accidents at the junction of Leslie Road/Hayfield between 1999-2020 
(data only available to June 2020).  There is consequently no evidence to suggest 
that the existing junction is unsafe. 

� In view of the considerations outlined it is evidently clear that the reasons for the refusal 
of the application do not stand up to scrutiny.  It is respectfully requested, as a 
consequence of that, bVOb bVWa `S_cSab b] `SdWSe bVS GZO\\W\U FTTWQS`ka RSQWaW]\ PS
upheld and that planning permission be granted for the proposal as applied for.   
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 REVIEW REQUEST 
ERECTION OF DWELLING HOUSE (20/00756/FLL) ON LAND 30 METRES SOUTH OF  

MOUCUMS VIEW, HAYFIELD, LESLIE ROAD, SCOTLANDWELL KY13 9JE

1. INTRODUCTION

1.1 This statement has been prepared by Derek Scott Planning, Chartered Town Planning and 

Development Consultants (Edinburgh & Dunfermline) in association with Shand Architecture 

(Architect j Crook of Devon, Kinross).   It is in support of a request to review the decision of 

the Appointed Planning Officer in relation to a planning application (See JB Document 2)

which had sought detailed planning permission for the erection of a dwelling house on land 30 

metres to the south of Moucums View, Hayfield, Leslie Road, Scotlandwell.

1.2 The application was refused permission by the Appointed Planning Officer via delegated 

powers on 01st March 2021 under Planning Application Reference Number 20/00756/FLL (See 

JB Documents 3 & 4).  This Review Request has been prepared on behalf of the applicant, Mr. 

John Beales, who is the owner of the application site. 
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2. Site Location and Description 

2.1 The application site, which measures 0.1055 hectares (1055 sq. metres) is located to the south 

of the dwelling house known as Moucums View (owned by applicant) and accessed, along with 

two other dwellings, from a private road/lane (Hayfield) off Leslie Road, in Scotlandwell. The 

site is currently occupied by a single garage (blue); it is bounded to the south by agricultural 

land (also owned by applicant); to the east by an approved housing plot; and to the west by 

garden ground relating to a property in Bankfoot Park.   
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2.2 Planning Permission was granted for the erection of a  two-storey dwelling house on the housing 

_[^c c^ cWT TPbc Qh cWT :^d]RX[lb C^RP[ HTeXTf 9^Sh ^] .1th August 2015 under Planning 

Permission Reference Number 14/01482/FLL (See JB Document 6) (also owned by applicant); 

Permission was subsequently granted (Section 42 application) on 29th June 2017 under Planning 

Permission Reference Number 16/00680/FLL (See JB Document 7) for the removal of 

Condition No. 2 on 14/01482/FLL which had required visibility splays of 2.4m x 43 m to be 

provided at the junction of Hayfield with the Leslie Road.   

Approved Site Plan relating to Planning Permission Reference Number 14/01482/FLL to east of site. 

2.3 8RR^aSX]V c^ P kNotice of Initiation of Commencement of ;TeT[^_\T]cl form submitted to the 

Council (See JB Document 6f), development works in implementation of the permission 

granted under the terms of Planning Permission Reference Number 14/01482/FLL were 

commenced on 25th July 2017.  The permission granted under the terms of Planning Permission 

Reference Number 16/00680/FLL was due to expire on 28th June 2020 but due to extensions 

granted under Emergency Covid Powers implemented by the Scottish Government does not 

now expire until 31st March 2022.  

South elevation of dwelling house approved under Planning Permission Reference Number 14/01482/FLL to east of Site. 
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View of Application site from the Causeway to the south of Scotlandwell  

2.4 The application site is visible to the south of Scotlandwell from the Causeway set against rising 

land to the north and a mixture of single and two storey houses as shown in the image above. 
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3. Description of Proposed Development  

3.1 The application submitted and subsequently refused by the Appointed Planning Officer had 

sought detailed planning permission for the erection of a modern contemporary designed two-

storey dwelling house with an integral garage set at a lower ride height.  The overall height of 

the dwelling house proposed is equal in  height to that approved on the adjacent plot to the east 

under Planning Permission Numbers 14/01482/FLL and 16/00680/FLL.  Accommodation 

proposed within the ground floor of the proposed dwelling includes a living room, 

kitchen/dining area, utility, office and WC; and on the first floor 3 bedrooms (2 en-suite) and a 

bathroom.  Materials proposed include natural slate on the roof and smooth white rendered 

walls with natural stone and timber features.  

Site Plan 
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3.2 The site will be accessed off Hayfield which it will share with three existing dwelling houses 

and the dwelling house approved under the terms of Planning Permission Reference Numbers 

14/01482/FLL and 16/00680/FLL.  

North Elevation  

South Elevation 
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East Elevation  

West Elevation  

Dwelling proposed under 20/00756/FLL beside Dwelling approved under 14/01482/FUL & 16/00680/FLL 
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4. Assessment of Development Proposals  

4.1 Section 25 of the Town and Country Planning (Scotland) Act 1997 (as amended), hereinafter 

aTUTaaTS c^ Pb kThe Act,l states that: 

kfWTaT in making any determination under the planning Acts, regard is to be had to the 

development plan, the determination shall be made in accordance with the development plan 

d][Tbb \PcTaXP[ R^]bXSTaPcX^]b X]SXRPcT ^cWTafXbT*l

4.2 In the context of the above Xc Xb f^acW \PZX]V aTUTaT]RT c^ cWT ?^dbT ^U C^aSlb AdSVT\T]c ^]

the case of the City of Edinburgh Council v the Secretary of State for Scotland 1998 SLT120.  

It sets out the following approach to deciding an application under the Planning Acts: 

� identify any provisions of the development plan which are relevant to the decision;  

� interpret them carefully, looking at the aims and objectives of the plan as well as 

detailed wording of policies;  

� consider whether or not the proposal accords with the development plan;  

� identify and consider relevant material considerations, for and against the proposal; and  

� assess whether these considerations warrant a departure from the development plan. 

4.3 The relevant development plan for the area comprises the Strategic Development Plan for 

Dundee, Angus, Perth and North Fife (Tay Plan) and the adopted Perth and Kinross Local 

Development Plan 2.  Other key material considerations in the determination of the application 

include Scottish Planning Policy, the National Roads Development Guide, Consultation 

Responses, Third Party Representations and Planning History.  

Tay Plan  
4.4 The Strategic Development Plan for Dundee, Angus, Perth and North Fife (Tay Plan) was 

approved by Scottish Ministers in October 2017 and sets out proposals for the development of 
the region in the period between 2016 and 2036. This plan provides the strategic framework for 
the determination of planning applications and the preparation of local development plans.  
Whilst the plan contains no specific policies or proposals which are considered to be of direct 
relevance to either the site or the proposed development it is worth citing the overall vision  of 
the document which is as follows: 

kBy 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 

338



15 

of first choice where more people choose to live, work, study and visit and where businesses 
choose to invest and RaTPcT Y^Qb*l

The dwelling house propsoed does not conflict in any way with the overall vision within the 
Plan referred to.  

Perth and Kinross Local Development Plan 2 
4.5 The Perth and Kinross Local Development Plan 2 was adopted by Perth and Kinross Council 

in November 2019.  The application site (identified in red below) lies within the Scotlandwell 
Settlement Envelope where the principle of residential development is acceptable.  

4.6 Key polices within the Plan which are of relevance to the determination of the application 
include the following:  

� Policy 1A j Placemaking  
� Policy 1B j Placemaking  
� Policy 5 j Infrastructure Contributions 
� Policy 17 j Residential Areas   
� Policy 32 j Embedding Low & Zero Carbon Generating Technologies in New 

Development  
� Policy 60B j Transport Standards and Accessibility Requirements j New Development 

Proposals  

4.7 Policies 1A and 1B, Q^cW ^] cWT bdQYTRc ^U kG[PRT\PZX]Vl state the following: 
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kDevelopment 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 
R^]cTgc P]S cWT bRP[T P]S ]PcdaT ^U cWT STeT[^_\T]c*l (Policy 1A)

k8[[ _a^_^bP[b bW^d[S \TTc P[[ cWT U^[[^fX]V _[PRT \PZX]V RaXcTaXP6

(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. 

(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, climate change and 
resource efficiency 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 to promote active travel and 
make connections where possible to blue and green networks 

(i) Provision of satisfactory arrangements for the storage and collection of refuse and 
recyclable materials (with consideration of communal facilities for major 
developments). 

(j) IdbcPX]PQ[T STbXV] P]S R^]bcadRcX^]*l (Policy 1B)

4.8 As noted previously the application seeks permission for the erection of a predominantly two 
storey dwelling house on the site in a modern contemporary design.  Whilst the existing 
dwellings immediately adjoining and surrounding the site are a mixture of single and 1.5 storey 
units there are other two storey dwellings existing in the settlement, including properties on 
Leslie Road opposite the site entrance. These render this scale of domestic architecture 
appropriate to and in keeping with its wider setting.  Whilst the dwelling house applied for in 
the current application is two storeys, it is the same height as the 1.5 storey dwelling house 
approved under Planning Permission Reference Numbers 14/01482/FLL and 16/00680/FLL.  
As a consequence of this, both dwellings will complement each other when viewed from the 
south where they can be seen in the wider settlement context and against a background of rising 
land to the north.  As far as siting and locational considerations are concerned the dwelling 
proposed occupies a central location on the site respecting both the established pattern of 
development on Highfield and the building line established through the granting of planning 
permission for the dwelling house on the plot to the east.  The materials proposed are also 
considered to be entirely appropriate, comprising, as noted previously, smooth white render, 
stone/timber cladding and a slate roof.   As a consequence of these considerations it is our 
considered opinion that the proposal complies with the terms of Policies 1A and 1B in the Local 
Development Plan.  
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Two storey houses existing on Leslie Road which add diversity and interest to Street Scene  

4.9  G^[XRh 1 ^] k@]UaPbcadRcdaT :^]caXQdcX^]bl states the following 

kMWTaT cWT Rd\d[PcXeT X\_PRc ^U ]Tf STeT[^_\T]cb fX[[ TgPRTaQPcT P RdaaT]c ^a VT]TaPcT P
future 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. In calculating the impact of new developments the 
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Council will look at the cumulative long-term effect of new development. Contributions will be 
sought for: 

(a) the provision of on-site facilities necessary in the interests of comprehensive planning; 
and/or 

(b) the provision, or improvement of, off-site facilities and infrastructure where existing 
facilities or infrastructure will be placed under additional pressure. 

Wherever possible, the requirements of this policy will be secured by planning condition. 
Where a legal agreement is required, the possibility of using an agreement under other 
legislation such as the Local Government (Scotland) Act 1973 will be considered. Only where 
successors in title need to be bound will a planning obligation be required. In all cases, the 
Council will consider the economic viability of proposals alongside options of phasing or 
staging payments. 

The Council currently seeks specified developer contributions towards Primary Education, 
Auchterarder A9 Junction Improvements and Transport Infrastructure. Other contribution 
requirements will be assessed on a case-by-case basis. 

Perth City Centre Zone 
Within the Perth City Centre Zone, proposals for fewer than 20 dwellings will not be required 
to contribute towards Primary Education or Transport Infrastructure. Where a proposal is for 
20 or more dwellings, the contribution requirement will be assessed on a case-by-case basis. 

Primary Education and New Housing Development 
Primary Education contributions will be sought from residential proposals for the primary 
bRW^^[ RPcRW\T]c PaTPb bRWTSd[TS fXcWX] cWT :^d]RX[lb Id__[T\T]cPah >dXSP]RT* JWXb bRWTSd[T
is based upon schools that are currently operating at or above 80% of total capacity and where 
the cumulative impact of extant planning permissions and Local Development Plan allocations 
would result in the school projected to be operating at or above 100% of total capacity. 

Where the Council has invested in primary schools to support future development a 
contribution will be sought from new residential development within the relevant primary 
school catchment area. The areas where contributions are to be required will be reviewed 
P]]dP[[h P]S _dQ[XbWTS X] cWT :^d]RX[lb Iupplementary Guidance. 

In assessing new development against the Primary Education contribution requirement, the 
following principles will apply. 

Applies to: 

� dwellings with two or more bedrooms; 
� change of use to create a dwelling house with two or more bedrooms. 

Exemptions for: 

� affordable and Council housing; 
� applications for dwellings which are not likely to place an additional burden on the existing 

schools, for example student accommodation linked to a college/university or holiday 
accommodation; 

� single bedroom dwellings; 
� sheltered housing. 

Auchterarder A9 Junction Improvements 
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All new development proposals within the Auchterarder A9 Junction Improvement Area may be 
required to contribute towards the junction improvements. 

In assessing new development against the Auchterarder A9 Junction Improvement contribution 
requirement the following principles will apply. 

Applies to: 

� residential dwellings; 
� non-residential development where a transport assessment is required; 
� development outwith the Auchterarder A9 Junction boundary, within the Strathearn 

Housing Market Area, which is identified to have a significant impact on the junctX^]*l

4.10 Our client has no difficulty in principle with meeting any request for developer contributions 
provided such requests are demonstrated as being essential to enable the development to 
proceed and meets all of the tests outlined in Circular 3/2,-. ^] kPlanning Agreements and 
Good Neighbour Developments.l  Setting that aside it is our understanding from the Report of 
Handling on the application that in this particular instance no such contributions would be 
required.  

4.11 Policy 17 ^] kHTbXST]cXP[ 8aTPbl states the following: 

kThe Plan identifies areas of residential and compatible uses inside settlement boundaries 
where existing residential amenity will be protected and, where possible, improved. Changes 
away from ancillary uses such as employment land, local shops and community facilities, 
for example pubs and restaurants will be resisted unless there is demonstrable market evidence 
that the existing use is no longer viable as commercial venture or community-run enterprise. 

Generally, encouragement will be given to proposals which fall into one or more of the 
following categories of development and which are compatible with the amenity and character 
of the area: 

(a) Infill residential development at a density which represents the most efficient use of the 
site while respecting its environs. 

(b) Improvements to shopping facilities where it can be shown that they would serve local 
needs of the area. 

(c) Proposals which will improve the character and environment of the area or village. 
(d) Business, homeworking, tourism or leisure activities. 
(e) Proposals for improvements to community and educational facilities.l
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4.12 The application site lies within an established residential area within the settlement boundary 
where the principle of residential development of the nature proposed in the application should 
be considered acceptable.  The dwelling is located centrally within the plot with a minimum 
distance of nine meters maintained between widows and the boundaries of adjacent gardens to 
the east, west and north.  Areas of private open space exceeding those required as outlined in 
the Supplementary Placemaking Guidance have also been provided. As noted previously in 
Paragraph 4.8 the scale, massing and height of the building proposed is considered to be in 
character with the surrounding architectural context and will not result in adverse visual effects.   

4.13 Policy 32 on k<\QTSSX]V C^f P]S OTa^ :PaQ^] >T]TaPcX]V JTRW]^[^VXTb X] ETf
;TeT[^_\T]cbl states the following: 

kProposals for all new buildings will be required to demonstrate that at least 10% of the current 
carbon emissions reduction set by Scottish Building Standards will be met through the 
installation and operation of low and zero-carbon generating technologies. A statement will be 
required to be submitted demonstrating compliance with this requirement. The percentage will 
increase at the next review of the local development plan. 

This requirement will not apply to the following developments: 

� Alterations and extensions to buildings. 
� Change of use or conversion of buildings. 
� Ancillary buildings that stand alone and cover an area less than 50 square metres. 
� Buildings which will not be heated or cooled, other than by heating provided solely for 

frost protection. 
� 9dX[SX]Vb fWXRW WPeT P] X]cT]STS [XUT ^U [Tbb cWP] cf^ hTPab*l

4.14 Our client has no difficulty in confirming that at least 10% of the current carbon emissions 
reduction set by Scottish Building Standards will be met through the installation and operation 
of low and zero carbon technologies.  

4.15 G^[XRh 2,9 ^] kTransport Standards and Accessibility Requirements j New Development 
Ga^_^bP[bl states the following:  

kAll development proposals that involve significant travel generation should be well served by, 
and easily accessible to all modes of transport.  In particular the sustainable modes of walking, 
cycling and public transport should be considered, prior to private car journeys. The aim of all 
development should be to reduce travel demand by car, and ensure a realistic choice of access 
and travel modes is available, including opportunities for active travel and green networks. 

All development proposals (including small-scale proposals) should: 

(a) be designed for the safety and convenience of all potential users; 
(b) incorporate appropriate mitigation on-site and/or off-site, provided through developer 

contributions where appropriate, which might include improvements and 
enhancements to the walking/cycling network and public transport services including 
railway and level crossings, road improvements and new roads; 

(c) incorporate appropriate levels of parking provision not exceeding the maximum 
parking standards laid out in SPP, including application of maximum on-site parking 
standards to help encourage and promote a shift to the more sustainable modes of 
travel of walking, cycling and public transport; 

(d) fit with the strategic aims and objectives of the Regional Transport Strategy and the 
Tay Cities Deal; 
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(e) support the provision of infrastructure necessary to support positive changes in Low 
and Ultra Low Emission Vehicle transport technologies, such as charging points for 
electric vehicles, hydrogen refuelling facilities and car clubs, including for residential 
development. 

In certain circumstances developers may be required to: 

(a) prepare and implement travel plans to support all significant travel generating 
developments; 

(b) prepare a Transport Assessment and implement appropriate mitigation measures 
where required. 

Development for significant travel generating uses in locations which would encourage 
reliance on the private car will only be supported where: 

(a) direct links to the core paths networks are or can be made available; 
(b) access to local bus routes with an appropriate frequency of service which involve 

walking no more than 400m are available; 
(c) it would not have a detrimental effect on the safe and efficient operation of the strategic 

road and/or rail network including level crossings; 
(d) the transport assessment identifies satisfactory mechanisms for meeting sustainable 

transport requirements, including the implementation of a site travel plan. 

Developers should include consideration of the impact of proposals on the core paths network 
and local and strategic transport network. 

Cycling and Walking 
New developments should provide access from the development to off-road walking and cycling 
provision as part of the green network, and contribute to its enhancement and improved 
connectivity. Existing active travel routes will be safeguarded and incorporated into 
development. Cycle parking facilities should be provided. 

Car Parking 
Development proposals should not exceed maximum on-site parking standards, including 
disabled parking, to help encourage and promote a shift to the more sustainable modes of travel 
of walking, cycling and public transport. 

Where an area is well served by sustainable transport modes, more restrictive standards may 
be considered appropriate. In rural areas where public transport is infrequent, less restrictive 
standards may be applied. 

Developers of town centre sites will be required to contribute to the overall parking requirement 
U^a cWT RT]caT X] [XTd ^U X]SXeXSdP[ _PaZX]V _a^eXbX^]*l

4.16 The application site, being located within the settlement envelope, is accessible via a choice of 
means of transport.  Its proximity to Leslie Road which is a public transport (bus based) corridor 
is of particular note in this regard.  The proposal itself provides for generous parking and turning 
areas within the site in addition to an integral double garage.  

4.17 The existing access road serving the site (Hayfield) serves three dwelling houses at present with 
a fourth dwelling house to the east of the current application site granted under the terms of  
Planning Permission Reference Numbers 14/01482/FLL and 16/00680/FLL.  The original 
permission approved for the dwelling house referred to (14/01482/FLL) contained,  inter-alia, 
a condition in relation to visibility splays and  stated the following: 

345



22 

kJWT TgXbcX]V PRRTbb fX[[ QT _a^eXSTS fXcW eXbXQX[Xch b_[Phb ^U .*0\ g 0/\ \TPbdaTS Ua^\ cWT
centre line of the new access in both directions along the nearside channel of the public road 
prior to the commencement of the development and thereafter maintained free from any 
obstruction of a height exceeding 1.05 metres above the adjacent road channel level. 

 Reason j In the X]cTaTbcb ^U _TSTbcaXP] P]S caPUUXR bPUTch P]S X] cWT X]cTaTbcb ^U UaTT caPUUXR U[^f*l

This condition  was subsequently removed under the terms of Planning Permission Reference 
Number 16/00680/FLL.  In commenting on that particular application to remove the condition 
the Transportation Officer, at the time, stated the following within his consultation response 
(See JB Document 7d): 

kFurther to my previous comments, I have now had a site visit and discussions with the 
P__[XRP]cbl PVT]c P]S subsequently the applicant has provided information demonstrating that 
the existing visibility is the maximum that can be achieved using land within their control. 

MWX[T cWT eXbXQX[Xch S^Tb]lc Ud[[h R^\_[h fXcW cWT ]^a\P[ bcP]SPaS( Xc Xb bcX[[ bdUUXRXT]c for the 
limited additional traffic that will be generated by the development taking into account the 
typical speeds and volume of traffic in the vicinity. 

JWTaTU^aT( @ WPeT ]^ ^QYTRcX^] c^ cWT aT\^eP[ ^U cWXb R^]SXcX^]*l

Good visibility exists to east and west along Leslie Road from a point 2 metres back from the road edge  

4.18 The 2.4m x 43m visibility splay referred to is derived from Pages 33-35 of  k;TbXV]X]V IcaTTcb
j A Policy Statement for Scotland*l (See JB Document 8).  These particular visibility splays 
relate to urban situations where the speed limit is 30 mph.  Page 34 of Designing Streets states 
inter-alia, and in the context of the setback dimension from the public road kcWPc P \X]X\d\ ^U
2m may be R^]bXSTaTS X] b^\T eTah [XVWc[h caPUUXRZTS P]S b[^f b_TTS bXcdPcX^]b*l  Leslie Road 
in Scotlandwell is presently subject to a 20 mph speed limit introduced to support physical 
distancing measures for an eighteen month period from 17th August 2020.  At other times it is 
subject to a 30 mph speed limit.   It is possible that the reduced speed limit in place will be 
extended permanently.  KXbXQX[Xch b_[Phb fXcW P .\ kMl SXbcP]RT P]S P kNl SXbcP]RT X] TgRTbs of 
43 metres can be achieved at the junction and in that respect the arrangements as existing should 
be considered satisfactory and safe.  

4.19 Key considerations supporting the access arrangements as existing as a means of servicing  the 
dwelling house proposed in compliance with the terms of Policy 60B include the following: 

� The National Roads Development Guide, addressed in Paragraph 4.29 below, clearly 
states that private roads can serve up to five dwelling houses.   

� The Council in granting permission under the terms of Planning Permission Reference 
Number 16/00680/FLL considered that the existing visibility splays were of a sufficient 
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standard to service four dwelling houses notwithstanding the fact that they did not meet 
the 2.4m x 43m standards now being sought.  The traffic generated by one additional  
dwelling house to the four referred to does not, in our opinion,  present a safety hazard 
to road users on either Hayfield or Leslie Road; 

� kDesigning Streets j a PolXRh IcPcT\T]c U^a IR^c[P]Sl states, inter-alia and in the 
context of the setback dimension from the public road, kcWPc P \X]X\d\ ^U .\ \Ph QT
R^]bXSTaTS X] b^\T eTah [XVWc[h caPUUXRZTS P]S b[^f b_TTS bXcdPcX^]b*l  Given the 20mph 
speed limit presently existing or the 30 mph limit existing previously along with the 
associated traffic calming measures within the village,  the application of the 2m rather 
than 2.4m requirement is considered appropriate in this instance;  

� Good visibility exists to the east and west along Leslie Road at its junction with 
Hayfield from a point measured 2m back from the carriageway as shown in the images 
below; and   

    Good  visibility exists to east and west along Leslie Road from a point 2 metres back from the road edge.  

� An examination of Crash Data (www.crashmap.co.uk) reveals that there have been no 
reported accidents at the junction of Leslie Road/Hayfield between 1999-2020 (data 
only available to June 2020).  There is consequently no evidence to suggest that the 
existing junction is unsafe. 

20mph speed limit and traffic calming results in slow vehicle speeds along Leslie Road  
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4.20 In light of the considerations outlined within Paragraphs 4.5-4.19 of this statement we are of 
the view that the proposal complies with the terms of the development plan.  

Other material considerations  
4.21 As noted previously, in addition to the development plan, due cognisance must also be given 

in the determination of planning applications to other material considerations including Scottish 
Planning Policy, the National Roads Development Guide, Consultation Responses, Third Party 
Representations and Planning History as noted below.  

Scottish Planning Policy  

4.22 The current version of Scottish Planning Policy was published by the Scottish Government in 
2014 and updated in December 2020.  Its purpose is to set out national planning policies which 
aTU[TRc IR^ccXbW DX]XbcTabl priorities for the operation of the planning system and for the 
development and use of land. The SPP aims to promote consistency in the application of policy 
across Scotland whilst allowing sufficient flexibility to reflect local circumstances. It directly 
relates to:

� the preparation of development plans;
� the design of development, from initial concept through to delivery; and 
� the determination of planning applications and appeals 

4.23 The SPP introduces a presumption in favour of sustainable development.  Paragraph 28 of the 
SPP states that kthe planning system should support economically, environmentally and socially 
sustainable places by enabling development that balances the costs and benefits of a proposal 
over the longer term. The aim is to achieve the right development in the right place; it is not to 
allow development Pc P]h R^bc*l

4.24 Paragraph 29 of SPP states the following: 

kPlanning policies and decisions should support sustainable development. For the purposes of 
this policy, to assess whether a policy or proposal supports sustainable development, the 
following principles should be taken into account: 

� giving due weight to net economic benefit; 
� responding to economic issues, challenges and opportunities, as outlined in local 

economic strategies; 

348



25 

� supporting good design and the six qualities of successful places; 
� making efficient use of existing capacities of land, buildings and infrastructure 

including supporting town centre and regeneration priorities; 
� supporting delivery of accessible housing, business, retailing and leisure 

development; 
� supporting delivery of infrastructure, for example transport, education, energy, 

digital and water; 
� supporting climate change mitigation and adaptation including taking account of 

flood risk; 
� improving health and well-being by offering opportunities for social interaction and 

physical activity, including sport and recreation; 
� having regard to the principles for sustainable land use set out in the Land Use 

Strategy; 
� protecting, enhancing and promoting access to cultural heritage, including the 

historic environment; 
� protecting, enhancing and promoting access to natural heritage, including green 

infrastructure, landscape and the wider environment; 
� reducing waste, facilitating its management and promoting resource recovery; and 
� avoiding over-development, protecting the amenity of new and existing development 

and considering the implications of development for water, air and soil quality.l

4.25 Paragraph 32 of the SPP advises that kThe presumption in favour of sustainable development 
does not change the statutory status of the development plan as the starting point for decision-
making. The 1997 Act requires planning applications to be determined in accordance with the 
development plan unless material considerations indicate otherwise. Proposals that accord 
with development plans should be considered acceptable in principle and consideration should 
U^Rdb ^] cWT STcPX[TS \PccTab PaXbX]V*l

4.26 Paragraph 33 of the SPP advises that kProposals that do not accord with the development plan 
should not be considered acceptable unless material considerations indicate otherwise. Where 
a proposal is for sustainable development, the presumption in favour of sustainable 
development is a material consideration in favour of the proposal. Whether a proposed 
development is sustainable, development should be assessed according to the principles set out 
X] _PaPVaP_W .5*l

4.27 The proposed development of the site is considered to contribute to sustainable development 
when assessed against the principles outlined in Paragraph 29 of the SPP for the reasons stated 
below: 

� giving due weight to net economic benefit; 

The proposed development will generate socio-economic benefits 
by providing housing choice, stimulating job creation and 
boosting economic investment.  

� supporting good design and the six qualities of successful 
places; 

The design proposals for the dwelling house are of a high quality 
and support the six qualities of successful places.  The proposals 
are distinctive, safe and pleasant, welcoming, adaptable, resource 
efficient and easy to move around.   

349



26 

� making efficient use of existing capacities of land, buildings and infrastructure 
including supporting town centre and regeneration priorities; 

The dwelling house is proposed on a site lying within the Scotlandwell settlement envelope as 
defined in the Perth and Kinross Local Development Plan.  Developing sites of this nature and 
these characteristics is preferable to the development of green field sites outside settlements 
and should on that basis be supported.  

� supporting delivery of accessible housing, business, retailing and leisure development; 

The development proposed will facilitate the development of a bespoke 
individually designed dwelling house.  The site is in an inherently 
accessible location within Scotlandwell benefitting from existing 
facilities and services within and in close proximity to it including access 
to public transport, footpaths and cycle ways.     

� supporting delivery of infrastructure, for example transport, education, energy, digital 
and water; 

It is intended that the dwelling proposed will maximise the use of innovative design technology 
to ensure that it is inherently sustainable and energy efficient. The site enjoys good access to 
public transport services with bus stops in close proximity.  

� supporting climate change mitigation and adaptation including taking account of flood 
risk; 

The proposed development will introduce a range of measures which will support climate 
change mitigation.  This will be achieved through enhanced levels of insulation and efficient 
heating systems/low carbon energy sources.  The location of the house and its relationship to 
the village will contribute to sustainable transport movements all of which supports climate 
change mitigation. The site is not at risk of flooding.  

� improving health and well-being by offering opportunities for social interaction and 
physical activity, including sport and recreation; 

The site enjoys good access to the existing public path network and therefore ease of access to 
sport and recreational facilities.  

� having regard to the principles for sustainable land use set out in the Land Use 
Strategy; 

The application proposals have been developed in due cognisance of the principles of 
sustainable land use with particular reference to the following: 

- the proposal will deliver a number of benefits including the development of a bespoke 
family home. 

- The land on which the development is being proposed lies within the settlement.  It is 
not presently used for any particular purpose and its proposed use for the development 
of a new house is not significant in land use terms.  

- The proposals for the site, have evolved through a thorough understanding and 
P__aTRXPcX^] ^U cWT PaTPlb TR^-system. 
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- The development proposal will appear as an integral part of the existing settlement and 
well related to other dwelling houses within it (existing and proposed).  

� protecting, enhancing and promoting access to cultural heritage, including the historic 
environment; 

The development of the site will not result X] P] PSeTabT TUUTRc ^] cWT PaTPlb Rd[cdaP[ WTaXcPVT*

� protecting, enhancing and promoting access to natural heritage, including green 
infrastructure, landscape and the wider environment; 

The retention of existing landscape features and the provision of further planting and 
landscaping will ensure that the character and appearance of the area is improved and its 
biodiversity credentials enhanced.  

� reducing waste, facilitating its management and promoting resource recovery;  

Recycling and refuse facilities will be incorporated into the design.  Collection of waste will be 
undertaken in line with local authority procedures.  Every effort will be made to ensure that 
waste is minimised on site and recycled in accordance with sound principles of sustainability 
where possible.  

� avoiding over-development, protecting the amenity of new and existing development 
and considering the implications of development for water, air and soil quality. 

The site will be developed at an appropriate density befitting of the locality and the 
landscape/townscape context within which it is proposed.  The amenity of existing development 
bordering the site will be protected in accordance with Council standards with particular 
reference to issues such as privacy, overlooking, loss of light, overshadowing etc.  

4.28 In view of the above, the application proposals are considered to represent a sustainable form 
of development; a consideration to which significant weight should be given to in the 
determination of this review request.  

National Roads Development Guide  
4.29 The National Roads Development Guide which supports kDesigning Streets j a Policy 

Statement for Scotlandl has been produced by the Society for Chief Officers of Transport in 
Scotland, supported by Transport Scotland and Scottish Government Planning and Architecture 
Division.   
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Paragraph 2.1.4 ^U cWT >dXST bcPcTb cWPc k>T]TaP[[h 1 ^a UTfTa SfT[[X]Vb &\^aT XU P kQa^f]UXT[S
sitel( T.g. aTSTeT[^_TS Ua^\ bcTPSX]Vb' fX[[ QT bTaeTS Qh P k_aXePcT PRRTbbl fWXRW( Pb cWTaT Xb ]^
right of public access, will not require Construction Consent and will not be available for 
adoption. Such layouts should provide adequate turning facilities and a satisfactory junction 
with a public road.l

Hayfield, in the event of the current application being approved will serve a total of five 
dwellings and as such is compliant with the terms of the paragraph outlined.  

Consultation Responses  
4.30 According to the Report of Handling on the application consultations have been undertaken 

with the following departments/services within the Council: 

(Portmoak) j Scottish Gliding Centre 
Transport Planning  
Scottish Water  
Development Contributions Officer.  

4.31 The Scottish Gliding Centre did not respond within time but in any event the application is 
within the Scotlandwell Settlement envelop adjacent to existing and approved dwelling houses 
and as such should present no issues of concern. Transport Planning have objected to the 
application on the grounds that the existing junction (Hayfield/Leslie Road) cannot support the 
additional traffic that would be generated from the house as a result of inadequate visibility 
splays.  As outlined within Paragraphs 4.18-4.19 above and Paragraph 5.2 below that stance 
has been contested.  Scottish Water have no objections to the application.  The Councills 
Development Contribution Officer has advised that no contributions are required in association 
with the proposal.  

Third Party Objections  
4.32 Two letters of representation have been submitted to the Council opposing the development 

proposal.  Grounds of objection and our responses to them are outlined below: 

Adverse effect on Visual Amenity  

Response j The application seeks consent for the erection of a modern contemporary designed 
two storey dwelling with an integral garage at a lower ridge height.  Whilst there are no two 
storey dwellings (two storeys with no accommodation in the roof space) surrounding the site 
there are two storey houses at other locations in Scotlandwell including some in close proximity 
thereby rendering this to be an acceptable form of domestic architecture in the settlement. It 
should also be noted that the dwelling house on the plot adjacent which was approved under 
Planning Application Reference Numbers 14/01482/FLL and 16/00680/FLL, whilst 1.5 storeys 
in height, is the same as the dwelling proposed in the current application.  Given these 
considerations and when the site is viewed from the south in the context of the existing 
settlement and the rising hills to the north it is not considered that the proposal will result in an 
adverse effect on visual amenity.  

Contrary to Development Plan Policy  

Response j As demonstrated within Paragraphs 4.4-4.20 previously we are of the view that the 
proposal complies with Development Plan Policy as contained within Tay Plan and the Perth 
and Kinross Local Development Plan.  
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Road Safety Concerns 

Response j As demonstrated within Paragraphs 4.18-4.19 we do not consider that the addition 
of one further dwelling house accessed off Hayfield raises safety concerns sufficient to justify 
the refusal of the application.   

Private Road Ownership  

Response j The ownership status of the road is not a material planning consideration. The 
National Roads Development Guide clearly states that it is quite acceptable to serve up to five 
dwelling houses via a private road.  

;^Tb]lc aTb_TRc QdX[SX]V _PccTa]

Response - The dwelling house proposed is entirely respectful to the established building 
pattern in the area.  Of particular note in this regard is the fact that the site is within the 
settlement and it respects the building line established through the C^d]RX[lb TPa[XTa VaP]cX]V ^U

permission for the erection of the dwelling house on the plot to the east.  

Dwelling height too high  

Response j As noted previously the proposed dwelling, at two storeys in height, is an 
appropriate form of domestic architecture in Scotlandwell where there are other two storey 
houses existing.  Furthermore, it is the same height as the dwelling house approved on the 
adjacent plot to the east.   

Planning History  
4.33 Attention has been drawn on numerous occasions within this appeal statement to the permission 

granted for the erection of a dwelling house on the adjacent plot to the east under Planning 
Permission Reference Numbers 14/01482/FLL and 16/00680/FLL.  The permissions referred 
to establish an important precedent in favour of permitting dwelling houses on similarly located 
plots within the settlement boundary and in that respect it lends considerable support to the 
granting of planning permission for our clientls proposal on this site.  

4.34 Having considered the proposal against the terms of the development plan and all other material 
considerations we are firmly of the view that the application should not have been refused by 
the Planning Officer and should now be granted permission by the Local Review Body.  
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5. Response to Reasons for Refusal 

5.1 The planning application was refused for a total of four reasons.  The first and second reasons 
relate to design considerations and the third and fourth reasons relate to access considerations.  
The said reasons and our responses to them are outlined below: 

1.  The proposal is contrary to Policies 1A and 1B(c) of Perth & Kinross Local Development 
Plan 2 (2019) and the supplementary Placemaking Guidance 2020 as the proposal by 
virtue of the design and height of the dwelling is not considered to positively contribute to 
the surrounding built environment in terms of design, appearance, height, scale and 
massing.

2. The proposal is contrary to Policy 17 of the Perth and Kinross Local Development Plan 2 
(2019) as the design and height of the dwelling would not ensure that the proposal 
contributes positively to the quality of the surrounding built environment by respecting the 
design, character, appearance and amenity of the place.

5.2 JWT UXabc P]S bTR^]S aTPb^]b U^a cWT aTUdbP[ ^U cWT P__[XRPcX^] aT[PcT c^ kdesignl XbbdTb P]S Pb P

R^]bT`dT]RT ^U cWXb fT PaT aTb_^]SX]V c^ Q^cW c^VTcWTa* GPVT / ^U cWT G[P]]X]V FUUXRTalb HT_^ac
on the application states the following in relation to design and layout considerations which 
forms the basis for the design related reasons of refusal.  It states the following: 

kThe dwelling is proposed centrally within the site.  It is a two-storey dwelling with an integral 
garage which is set at a lower ridge height.  The finish materials are smooth white render, 
stone/timber cladding and a slate roof.   

The surrounding dwellings are mostly single storey and 1 ½ storey, the plot approved to the 
east is 1 ½ storey.  Where properties in the vicinity have more than one storey the 
accommodation is either fully contained within the roof space or served by dormer windows.  
The proposal has the upper floor windows which are not contained within the roof.  There are 
2 storey dwellings within Scotlandwell but none within close proximity of the site.  I consider 
that the erection of a two storey dwelling on this edge of settlement site adjacent to a single 
storey dwelling is out of character and therefore the design and density of does not complement 
its surrounding in terms of appearance, height, scale and massing contrary to Policy 1 
Placemaking, Policy 17 Residential Areas and the supple\T]cPah G[PRT\PZX]V >dXSP]RT*l

It is apparent from the above cWPc cWT G[P]]X]V FUUXRTalb concerns on design issues relate to the 
relationship between the two storey dwelling proposed and the adjacent single storey dwelling 
to the north (Moucums View).  In making that comparison the Planning Officer does not give 
appropriate cognisance in his determination of the application to the 1.5 dwelling storey 
dwelling house to the east which has been granted under Planning Permission Reference 
Numbers 14/01482/FLL and 16/00680/FLL.  As previously noted, the dwelling house proposed 
in this application is smaller in terms of its footprint and is of the same height to that dwelling.  
It will not result in a massing of development that is out of character with its immediate 
neighbour to the east or the wider area.   

Whilst we acknowledge that there are no two storey dwelling houses within the immediate 
vicinity of the dwelling house proposed it nonetheless represents a scale of domestic 
architecture present within the wider settlement and as a consequence should be considered 
appropriate.  JWXb Xb _PacXRd[Pa[h TeXST]c X] eXTfb ^U cWT bXcT Ua^\ kJWT :PdbTfPhl to the south 
of Scotlandwell where the development proposed will be seen in the wider context of the 
surrounding settlement and the backdrop of the hills to the north.  As a consequence of these 
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considerations the dwelling house, as proposed, will not detract from the surrounding built 
environment in terms of design, appearance, height, scale or massing and furthermore will not 
detract from the design, character, appearance or amenity of the place as the reasons for refusal 
allege.

3. The proposal is contrary to the Perth and Kinross Local Development Plan 2 2019, Policy 
60B: New Development Proposals as the development is not designed for the safety and 
convenience of all potential users due to the proposed increase in traffic and that the 
existing junction cannot support the additional traffic and that the applicant is not in 
ownership of the land required to provide the necessary visibility splay.

4. The proposal fails to comply with the visibility splay standards set out in Designing Streets: 
A Policy Statement for Scotland (The Scottish Government: 22 March 2010; Page 33), 
which states for a 30mph street, a visibility splay of 2.4 metres by 43 metres shall be 
provided. The applicant has failed to provide supporting evidence to show the available 
visibility splay for Hayfield nor what improvements can be made to support the additional 
traffic.

5.3  The third and fourth reasons for the refusal of the planning application relate to access issues 
P]S b_TRXUXRP[[h c^ ^da R[XT]clb X]PQX[Xch c^ _a^eXST eXbXQX[Xch b_[Phb \TPbdaX]V .*0\ g 0/\ Pc
the junction of Hayfield with Leslie Road.  As noted in Paragraph 4.19 previously there are a 
number of considerations to be taken into account in the assessment of the application insofar 
as traffic safety is concerned including the following: 

(i) The National Roads Development Guide clearly states that private roads can 
serve up to five dwelling houses.   

(ii) The Council, in granting permission under the terms of Planning Permission 
Reference Number 16/00680/FLL, considered that the existing visibility splays 
were of a sufficient standard to service four dwelling houses notwithstanding 
the fact that they did not meet the 2.4m x 43m standards now being sought.  
The traffic generated by one additional  dwelling house to the four referred to 
does not, in our opinion,  present a safety hazard to road users on either 
Hayfield or Leslie Road; 

(iii) kDesigning Streets j P G^[XRh IcPcT\T]c U^a IR^c[P]Sl states, inter-alia and in 
the context of the setback dimension from the public road, kcWPc P \X]X\d\ ^U
2m may be considered in some very lightly trafficked and slow speed 
bXcdPcX^]b*l  Given the 20mph speed limited presently existing or the 30 mph 
limit existing previously along with the associated traffic calming measures 
within the village,  the application of the 2m rather than 2.4m requirement is 
considered appropriate in this instance;  
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(iv) Good visibility exists to the east and west along Leslie Road at its junction with 
Hayfield from a point measured 2m back from the carriageway; and   

(v) An examination of Crash Data (www.crashmap.co.uk) reveals that there have 
been no reported accidents at the junction of Leslie Road/Hayfield between 
1999-2020 (data only available to June 2020).  There is consequently no 
evidence to suggest that the existing junction is unsafe. 

5.3 In light of the considerations outlined above we do ]^c PRRT_c cWT G[P]]X]V FUUXRTalb reasons 
for the refusal of the application.   
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6. Summary and Conclusions  

6.1 Having considered the proposed development against the terms of both the development plan 
and other material considerations, as required under the terms of the Town and Country 
Planning (Scotland) Act 1997 (as amended), we have demonstrated and are very firmly of the 
opinion that the application/review request should be upheld and planning permission granted 
for the dwelling house applied for.  Our position on this appeal can be summarised as follows: 

� The application site, which measures 0.1055 hectares (1055 sq. metres) is located to the 
south of the dwelling house known as Moucums View (owned by applicant) and accessed, 
along with two other dwellings, from a private road/lane (Hayfield) off Leslie Road, in 
Scotlandwell. The site is currently occupied by a single garage; it is bounded to the south 
by agricultural land (also owned by applicant); to the east by an approved housing plot; 
and to the west by garden ground relating to a property in Bankfoot Park. 

� Planning Permission was granted for the erection of a two-storey dwelling house on the 
_[^c c^ cWT TPbc ^U cWT P__[XRPcX^] bXcT Qh cWT :^d]RX[lb C^RP[ HTeXTf 9^Sh ^] .1th August 
2015 under Planning Permission Reference Number 14/01482/FLL (also owned by 
applicant). Permission was subsequently granted (Section 42 application) on 29th June 
2017 under Planning Permission Reference Number 16/00680/FLL for the removal of 
Condition No. 2 on 14/01482/FLL which had required visibility splays of 2.4m x 43 m to 
be provided at the junction of Hayfield with Leslie Road.  The permissions for the dwelling 
house referred to remain live.  

� The application submitted to the Council under Planning Application Reference Number 
20/00756/FLL had sought detailed planning permission for the erection of a modern 
contemporary designed two-storey dwelling house with an integral garage set at a lower 
ride height.  The overall height of the dwelling house proposed is the same as that approved 
for the house on the adjacent plot to the east under Planning Permission Numbers 
14/01482/FLL and 16/00680/FLL. Materials proposed include natural slate on the roof and 
smooth white rendered walls with natural stone and timber features. The site will be 
accessed off Hayfield which it will share with three existing dwelling houses and the 
dwelling house approved under the terms of Planning Permission Reference Numbers  
14/01482/FLL and 16/00680/FLL. 

� The application was refused by the Appointed Planning Officer for a total of four reasons 
but relating to two specific issues namely, design and access.  

Design  

(1) That the two storey dwelling proposed was out of character with the single storey 
and 1 ½ storey dwelling houses within the immediate vicinity of the site and as a 
consequence would not positively contribute to the surrounding built 
environment in terms of appearance, height, scale and massing; and   

Access  

(2) That the existing access arrangements at the junction of Hayfield with Leslie 
Road had inadequate visibility splays to cope with the additional traffic 
generated by the dwelling house proposed and could not be provided with 
visibility splays of 2.4m x 43m in both directions.   
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� The reasons for the refusal of the application are contested on the following 
grounds: 

Design  

- Although there are no two storey dwelling houses within the immediate vicinity 
of the proposed dwelling house, two storey properties are a scale of domestic 
architecture that is represented in other locations within the village including 
properties directly opposite the site access on Leslie Road.  

- The dwelling house proposed is entirely respectful to and in keeping with the 
siting, height, scale and massing of the dwelling house approved on the adjacent 
site under the terms of Planning Permission Reference Numbers  14/01482/FLL 
and 16/00680/FLL. 

Access  

- The National Roads Development Guide clearly states that private roads can serve 
up to five dwelling houses.   

- The Council in granting permission under the terms of Planning Permission 
Reference Number 16/00680/FLL considered that the existing visibility splays 
were of a sufficient standard to service four dwelling houses notwithstanding the 
fact that they did not meet the 2.4m x 43m standards now being sought.  The traffic 
generated by one additional  dwelling house to the four referred to does not, in our 
opinion,  present a safety hazard to road users on either Hayfield or Leslie Road; 

- kDesigning Streets j P G^[XRh IcPcT\T]c U^a IR^c[P]Sl states, inter-alia and in the 
context of the setback dimension from the public road, kcWPc P \X]X\d\ ^U .\ \Ph
be considered in some very lightly trafficked and slow speed bXcdPcX^]b*l  Given 
the 20mph speed limited presently existing or the 30 mph limit existing previously 
along with the associated traffic calming measures within the village,  the 
application of the 2m rather than 2.4m requirement is considered appropriate in 
this instance;  

- Clear visibility exists to the east and west along Leslie Road at its junction with 
Hayfield from a point measured 2m back from the carriageway; and  

- An examination of Crash Data (www.crashmap.co.uk) reveals that there have been 
no reported accidents at the junction of Leslie Road/Hayfield between 1999-2020 
(data only available to June 2020).  There is consequently no evidence to suggest 
that the existing junction is unsafe. 

6.2 In view of the considerations outlined it is evidently clear that the reasons for the refusal of the 
application do not stand up to scrutiny and that this application should not have been refused 
planning permission.  It is respectfully requested, as a consequence of that, that this request to 
review the Planning OUUXRTalb STRXbX^] QT d_WT[S P]S cWPc _[P]]X]V _Ta\XbbX^] QT VaP]cTS U^a

the proposal as applied for.  We reserve the right to respond to any submissions on the review 
request from either the Appointed Officer, Consultees or Third Parties.  
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Signed 

                         Derek Scott 

Date       19th May 2021 
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REPORT OF HANDLING 

DELEGATED REPORT 

Ref No 20/00756/FLL

Ward No P8- Kinross-shire

Due Determination Date 15th August 2020

Draft Report Date 24th February 2021

Report Issued by JF Date 01/03/2021

PROPOSAL: Erection of a dwellinghouse

LOCATION: Land 30 Metres South Of Moucums View 

Hayfield Leslie Road Scotlandwell  

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:  Transport Planning visited site 2020 and officer has 
been to site previously  

SITE  PHOTOGRAPHS 
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BACKGROUND AND DESCRIPTION OF PROPOSAL 

The application is for the erection of a dwellinghouse at land 30m south of 
Moucums View Hayfield, Leslie Rd, Scotlandwell.  The site is located to the 
south of the Q``\YSQ^djc property and is bound by agricultural land to the south, 
an approved house plot to the east and a dwelling to the west.   

The plot to the east of the site which uses the same access was approved 
after a Local Review Body appeal ref 14/01482/FLL for the erection of a 
dwelling house.  In 2016 an application was submitted for removal of a 
condition related to visibility splays as the applicant did not own the land at the 
junction and could not achieve the required visibility.  At this time Transport 
Planning considered that this condition could be removed for the one house 
approved.  

The 2016 application was approved on 29th June 2017 but the development 
has not commenced expiring June 2020 however due to Covid-19 the 
duration of planning permissions has been extended so this permission is still 
live.   

The application submitted is for the erection of a two-storey dwelling and field 
access.  

SITE HISTORY 

No history in relation to this site.  

PRE-APPLICATION CONSULTATION 

Pre application Reference: N/A 

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 2 (2019). 

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 
X,W (')* SGD <+?OK@M @QD@ VHKK AD RTRS@HM@AKD% LNQD @SSQ@BSHUD% BNLODSHSHUD
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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 
INAR&Y

Perth and Kinross Local Development Plan 2 \ Adopted November 2019 

The Local Development Plan 2 (LDP2) is the most recent statement of 
Council policy and is augmented by Supplementary Guidance. 

The principal policies are: 

Policy 1A: Placemaking   
Policy 1B: Placemaking   
Policy 5: Infrastructure Contributions   
Policy 17: Residential Areas   
Policy 32: Embedding Low & Zero  Carbon Generating Technologies in New 
Development 
Policy 60B: Transport Standards and  Accessibility Requirements: New 
Development Proposals 

OTHER POLICIES 

Placemaking Supplementary Guidance 2020  
Designing Streets: A Policy Statement for Scotland

CONSULTATION  RESPONSES 

(Portmoak) Scottish Gliding Centre   No response within time, site located 

within the existing settlement.   

Transport Planning  Objection to proposal  

Scottish Water No objection  

Development Contributions Officer No contributions required  

REPRESENTATIONS 

The following points were raised in the 2 representations received: 

� Adverse Effect on Visual Amenity 
� Contrary to Development Plan Policy 
� Road Safety Concerns 
� Private road ownership 
� ;_Uc^jd bUc`USd building pattern 
� Dwelling height too high 

379



4 

These issues are addressed in the appraisal section of the report apart from 
the private road ownership concerns which is not a material planning 
consideration.   

ADDITIONAL STATEMENTS 

Screening Opinion  Not Required 

Environmental Impact Assessment (EIA): 

Environmental Report 

Not applicable 

Appropriate Assessment Habitats Regulations AA Not 
Required 

Design Statement or Design and Access 

Statement 

Not Required

Report on Impact or Potential Impact eg Flood 

Risk Assessment 

Not Required

APPRAISAL 

Sections 25 and 37 (2) of the Town and Country Planning (Scotland) Act 1997 
require that planning decisions be made in accordance with the development 
plan unless material considerations indicate otherwise.  The Development 
Plan for the area comprises the approved TAYplan and the adopted LDP2. 

In this instance, section 14(2) of the Planning (Listed Buildings and 
Conservation Areas) (Scotland) Act 1997 places a duty on planning 
authorities in determining such an application as this to have special regard to 
the desirability of preserving the building or its setting or any features of 
special architectural or historic interest which it possesses.  Section 64(1) of 
the Planning (Listed Buildings and Conservation Areas) (Scotland) Act 1997 is 
relevant and requires planning authorities to pay special attention to the 
desirability of preserving or enhancing the character or appearance of the 
designated conservation area.

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 the settlement boundary of Scotlandwell and the principle of 
development is considered under Policy 17 Residential Areas.  The details of 
the proposal are further considered under Policy 1 Placemaking and the 
associated Placemaking Guidance 2020.  

The proposal follows on the pattern of approved development on the same 
building line as the dwelling approved under the 2014 permission, where the 
LRB considered development in this location out with the existing building line 
the erection of a dwelling was acceptable.  The principle of development is 
therefore considered to be acceptable however there are concerns over the 
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design and resultant height of the dwelling.  This is considered in the 
subsequent section.  

The access to the dwelling has also been considered under Policy 60B and 
supplementary guidance, the proposal is considered to be contrary to this 
policy and is discussed later in the Roads and Access section of the report.  

Design and Layout 

The dwelling is proposed centrally within the site.  It is a two-storey dwelling 
with an integral garage which is set at a lower ridge height.  The finish 
materials are smooth white render, stone/timber cladding and a slate roof.   

The surrounding dwellings are mostly single storey and 1 ½ storey, the plot 
approved to the east is 1 ½ storey.  Where properties in the vicinity have more 
than one storey the accommodation is either fully contained within the roof 
space or served by dormer windows.  The proposal has the upper floor 
windows which are not contained within the roof.  There are 2 storey dwellings 
within Scotlandwell but none within close proximity of the site.  I consider that 
the erection of a two storey dwelling on this edge of settlement site adjacent to 
a single storey dwelling is out of character and therefore the design and 
density of does not complement its surrounding in terms of appearance, 
height, scale and massing contrary to Policy 1 Placemaking, Policy 17 
Residential Areas and the supplementary Placemaking Guidance.   

Residential Amenity 

The dwelling is located centrally within the plot and 9metres has been 
maintained for windows which face the neighbouring property boundaries to 
the east, west and north.  The amenity space provided within the plot is in 
excess of the minimum standards outlined within the Supplementary 
Placemaking Guidance.  

The field access has been removed from the proposal which reduces the 
potential impact of the use of the access by farm vehicles on residential 
amenity.   

Roads and Access 

Hayfield is a vehicle access that provides access to three residential 
properties, with consent for an additional property to be constructed, as 
considered in application 14/01485/FLL.  This application is now applying for 
one further property and a field access. 

Initially, the consented property considered in application 14/01482/FLL was 
refused and the Local Review Board approved the application, resulting in the 
condition below being applied to the Local Review Board decision notice: 

The existing access will be provided with visibility splays of 2.4m x 43m 
measured from the centre line of the new access in both directions along the 
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nearside channel of the public road prior to the commencement of the 
development and thereafter maintained free from any obstruction of a height 
exceeding 1.05 metres above the adjacent road channel level. 

In 2016, the applicant applied to have the above condition removed, 
submitting application 16/00680/FLL.  The supporting evidence provided by 
the applicant's agent highlighted that the vehicle access was adequate to 
cope with the additional traffic likely to be generated by one house.  At the 
point of the application in 2016, it was stated that only one additional house 
was being added.  The application was approved to remove the condition 
acknowledging that the applicant could not fully comply with the visibility splay 
condition but the splay available would be sufficient for the limited additional 
traffic that will be generated by the property consented by the Local Review 
Body.   

The applicant has now applied for one further house and an access to the 
field to the south of the properties, using Hayfield to access both.  No 
supporting evidence has been provided by the applicant to show the available 
visibility splay for Hayfield or what improvements can be made to the current 
visibility splay to support the additional traffic.  The current vehicle access, 
only provides access to residential properties and to have agricultural vehicles 
passing residential properties, is a cause of concern, as this access is 
currently only being used for vehicles associated with the residential 
properties.  The current vehicle access to the field is from the B920 to the 
south of the properties Cragton Villa and Casa. 

Transport Planning have consulted with colleagues in Road Safety, their view, 
after reviewing the previous information is that the access to Hayfield from the 
public road network was considered suitable to support the residential 
property approved by the Local Review Body in application 14/01482/FLL.  
However, this application now proposes to increase traffic further and the 
Road Safety team have stated that to support the additional traffic, the 
junction should be upgraded to support the additional traffic and the applicant 
should show the visibility splay detailed in the condition above can be 
provided to support this application.  As detailed the applicant has no control 
over the land at the junction and condition would be unable to be 
implemented.  

The agent has since removed the field access and highlighted further points 
referring to the introduction of a 20mph speed limit and that the junction safety 
would not change no matter what the number of dwellings.  

The temporary 20mph speed restriction is currently in place to support 
physical distancing measures, but as this is temporary road traffic order, any 
vehicle access onto the public road network must be designed to the 
permanent speed limit of 30mph until a road traffic order is promoted and in 
place to permanently change the speed limit. In relation to the existing 
visibility it was considered sufficient for the limited additional traffic generated 
by a single dwellinghouse it is considered that any further increase would 
impact the safety at this junction.  
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It is considered that due to the restrictions on visibility at the junction and that 
the applicant cannot improve visibility the planning authority cannot support 
any additional traffic at the junction.  The proposal is therefore considered to 
be contrary to Policy 60 B and additionally Designing Streets: A Policy 
Statement for Scotland (The Scottish Government: 22 March 2010; Page 33), 
which states for a 30mph street, a visibility splay of 2.4 metres by 43 metres 
shall be provided.   

Drainage and Flooding 

No drainage or flooding implications.   

Developer Contributions 

If the proposal had been considered acceptable no Developer Contributions 
would be required as the local; primary school is not operating above 
capacity.  

Economic Impact 

The economic impact of the proposal is likely to be minimal and limited to the 
construction phase of the development. 

VARIATION OF APPLICATION UNDER SECTION 32A  

This application was varied prior to determination, in accordance with the 
terms of section 32A of the Town and Country Planning (Scotland) Act 1997, 
as amended.  The variations incorporate changes to remove the field access 
from the proposal.   

PLANNING OBLIGATIONS AND LEGAL AGREEMENTS 

None required.   

DIRECTION BY SCOTTISH MINISTERS 

None applicable to this proposal. 

CONCLUSION AND REASONS FOR DECISION 

To conclude, the application must be determined in accordance with the 
adopted Development Plan unless material considerations indicate otherwise.  
In this respect, the proposal is considered to be contrary to the Development 
Plan.  Account has been taken of the relevant material considerations and 
none has been found that would justify overriding the adopted Development 
Plan. 

Accordingly, the proposal is refused on the grounds identified below: 
. 
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Reasons  

1 The proposal is contrary to Policies 1A and 1B(c) of Perth & Kinross 
Local Development Plan 2, 2019 and the supplementary Placemaking 
Guidance 2020 as the proposal by virtue of the design and height of the 
dwelling is not considered to positively to the surrounding built environment in 
terms of design, appearance, height, scale and massing. 

2 The proposal is contrary to Policy 17 of the Perth and Kinross Local 
Development Plan 2 2019 as the design and height of the dwelling would not 
ensure that proposal contributes positively to the quality of the surrounding 
built environment by respecting the design, character, appearance and 
amenity of the place. 

3 The proposal is contrary to the Perth and Kinross Local Development 
Plan 2 2019,  Policy 60B: New Development Proposals as the development is 
not designed for the safety and convenience of all potential users due to the 
proposed increase in traffic and that the existing junction cannot support the 
additional traffic and that the applicant is not in ownership of the land required 
to provide the necessary visibility splay. 

4 The proposal fails to comply with the visibility splay standards set out in 
Designing Streets: A Policy Statement for Scotland (The Scottish 
Government: 22 March 2010; Page 33), which states for a 30mph street, a 
visibility splay of 2.4 metres by 43 metres shall be provided.  The applicant 
has failed to provide supporting evidence to show the available visibility splay 
for Hayfield nor what improvements can be made to support the additional 
traffic. 

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 

N/A 

Procedural Notes 

Not Applicable. 

PLANS AND DOCUMENTS RELATING TO THIS DECISION 

20/00756/1 
20/00756/2 
20/00756/3 
20/00756/5 
20/00756/6 
20/00756/7 
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20/00756/8 
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Mr John Beales 
c/o Shand Architecture 
Stuart Shand 
Studio One 
Crook Of Devon 
Kinross 
KY13 0UL 

Pullar House 
35 Kinnoull Street 
PERTH   
PH1  5GD 

Date of Notice: 1st March 2021

TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 

Application Reference: 20/00756/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 16th June 2020 for Planning 
Permission for Erection of a dwellinghouse Land 30 Metres South Of Moucums View 
Hayfield Leslie Road Scotlandwell   

David Littlejohn 
Head of Planning and Development 

Reasons for Refusal 

1 The proposal is contrary to Policies 1A and 1B(c) of Perth & Kinross Local Development 
Plan 2 (2019) and the supplementary Placemaking Guidance 2020 as the proposal by 
virtue of the design and height of the dwelling is not considered to positively contribute to 
the surrounding built environment in terms of design, appearance, height, scale and 
massing. 

2 The proposal is contrary to Policy 17 of the Perth and Kinross Local Development Plan 2 
(2019) as the design and height of the dwelling would not ensure that the proposal 
contributes positively to the quality of the surrounding built environment by respecting the 
design, character, appearance and amenity of the place. 

3 The proposal is contrary to the Perth and Kinross Local Development Plan 2 2019,  
Policy 60B: New Development Proposals as the development is not designed for the 
safety and convenience of all potential users due to the proposed increase in traffic and 
that the existing junction cannot support the additional traffic and that the applicant is not 
in ownership of the land required to provide the necessary visibility splay. 
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4 The proposal fails to comply with the visibility splay standards set out in Designing 
Streets: A Policy Statement for Scotland (The Scottish Government: 22 March 2010; 
Page 33), which states for a 30mph street, a visibility splay of 2.4 metres by 43 metres 
shall be provided.  The applicant has failed to provide supporting evidence to show the 
available visibility splay for Hayfield nor what improvements can be made to support the 
additional traffic. 

 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 There are no relevant Informatives 

Notes 

The plans and documents relating to this decision are listed below and are 
KPYWSH^LK VU @LXZO HUK ;PUXVYY 3V[UJPSaY ]LIYPZL HZ www.pkc.gov.uk _?USPUL
@SHUUPUN 1WWSPJHZPVUY` WHNL

Plan Reference 

20/00756/1 

20/00756/2 

20/00756/3 

20/00756/5 

20/00756/6 

20/00756/7 

20/00756/8 
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Joanne Ferguson

From: Lachlan MacLean

Sent: 01 December 2020 09:02

To: Joanne Ferguson

Subject: RE: 20/00756/FLL Proposed House south of Moucums, Hayfield, Scotlandwell

Attachments: FW: 20/00756/FLL - Erection of a dwellinghouse, Land 30 Metres South Of 

Moucums View Hayfield, Leslie Road, Scotlandwell; 814982.pdf

Morning Joanne, 

I have looking at the email below.  I have attached the correspondence that I had with Daryl from Road Safety and I 

do not feel there has been any material change in the view put forward, so have summarised below. 

I’m not sure what Stuart means by Public Service Vehicles and I think we should ask him to clarify.  For background, 

the Public Passenger Act 1981 gives a definition of a Public Service Vehicle 

https://www.legislation.gov.uk/ukpga/1981/14/part/I/crossheading/definition-and-classification-of-public-service-

vehicles/enacted

Might be worth us having a quick chat before sending out, just in case we want to add anything further. 

Thanks and best regards, 

Lachlan 

From: Joanne Ferguson <   

Sent: 19 November 2020 10:57 

To: Lachlan MacLean  

Subject: FW: 20/00756/FLL Proposed House south of Moucums, Hayfield, Scotlandwell 

Can we discuss? I’m in a meeting now but free from 11.30 

From: Stuart Shand <stuart@shandarchitecture.co.uk>  

Sent: 18 November 2020 16:10 

To: Joanne Ferguson <  

Subject: 20/00756/FLL Proposed House south of Moucums, Hayfield, Scotlandwell 

Hi Joanne 

I have had several discussions with my client regarding his application for a new house in Scotlandwell. Below is a 

summary of the points discussed: 
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1. The condition placed on his previous, approved, application regarding visibility splays were not enforceable as he 

does not own the splay obstructions. JF to comment on history.  Transport Planning had requested that the visibility 

splay was applied to the vehicle access to support the development. 

2. The safety of this access will not differ whether three, four or five households use it for access.  The supporting 

information supplied for application 16/00680/FLL does not support this view, indeed, the submission states that 

the existing access can cope with the “additional traffic likely to be generated by one house.”  The view at that time 

was that the existing visibility was considered sufficient for the limited additional traffic generated by a single 

dwellinghouse and the application was subsequently approved, there has been no material change.

3. Public and private service vehicles use the Hayfield access on a regular basis. Please provide details of public 

service vehicles that use the Hayfield access.

4. The Community Council, we understand, are supportive of further traffic calming within the village, including a 

20mph speed limit. Do you know if this is imminent? A temporary 20mph speed restriction is currently in place to 

support physical distancing measures, but as this is temporary road traffic order, any vehicle access onto the public 

road network must be designed to the permanent speed limit of 30mph until a road traffic order is promoted and in 

place to permanently change the speed limit.  Details of the temporary 20mph speed restriction are detailed below.
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5. My client offered to remove the obstructions causing restricted visibility at his own cost, but this was rejected by 

the owners.  Noted.

6. The agricultural field access shown on my site plan is not essential. I have removed this from my drawing and 

attach a revised copy (19-09-06D). Noted.

Note that a precedent has been set for vehicular access in and out of Hayfield. The road has been in continuous use 

since 1985. 
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Can you advise me if these comments will be considered by Roads and also the query regarding the enhanced traffic 

calming? If further traffic calming is to take place we will consider withdrawing the application pending the works 

being carried out. 

Let me know your thoughts. 

Regards 

Stuart 

--  

Stuart Shand

Architect RIBA RIAS

Tel.: 01577-840 202

Mobile: 07734-680 502

Shand Architecture, Studio One, Crook of Devon, Kinross KY13 0UL

www.shandarchitecture.co.uk
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Our Ref: TCP/11/16(339) 

REVIEW DECISION NOTICE 
 __________________________________________________________________  

Decision by Perth and Kinross Local Review Body (the PKLRB) 

Site Address: Moucums View, Leslie Road, Scotlandwell 

Application for Review by Mr J Beales against decision by an appointed officer of 
Perth and Kinross Council. 

Application Ref: 14/01482/FLL 

Application Drawings: 14/01482/1 14/01482/2 14/01482/3 14/01482/4 
14/01482/5 14/01482/6 

Date of Review Decision Notice  25 August 2015 
 __________________________________________________________________  

Decision 

The PKLRB overturned the decision to refuse planning permission for the 
reasons given below and allowed the review, subject to the imposition of 
appropriate conditions. 

1 Introduction 

1.1 The above Application for Review was first considered by the PKLRB at a 
meeting on 31 March 2015.  The Review Body resolved that: 
(i) having regard to the material before the Local Review Body and 

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

(ii) the Transport Planning Officer be requested to provide further 
information to the Local Review Body with regard to: 
 The visibility possible at the junction (how much of the 2.4m by 43m 

specified can be provided?) 
 The width of the road (could it accommodate a fire engine?) 
 The proximity of the access track to the existing dwellinghouse (and 

clarification of the minimum distance required). 
(iii) the agent, interested parties and the Development Quality Manager be 

invited to comment on the further information received from the 
Transport Planning Officer; 

(iv) following receipt of all further information and responses the application 
be brought back to a future meeting of the Local Review Body. 

1.2 Following receipt of the requested information, the PKLRB convened on 
30 June 2015.  The Review Body comprised Councillor J Giacopazzi, 
Councillor I Campbell and Councillor D Cuthbert. 
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1.3 The following persons were also present at the meeting: 
C Elliott, Legal Adviser; D Harrison, Planning Adviser; and P Frazer, 
Committee Officer.  

Also attending: 
C Brien, G Peebles and K Stirton (all The Environment Service); members of 
the public, including agents and applicants. 

2 Proposal 

2.1 The proposal is for the erection of dwellinghouse, land 50 metres south east 
of Moucums View, Leslie Road, Scotlandwell.  The application was refused 
consent in terms of a decision letter dated 28 October 2014. 

3 Preliminaries 

3.1 The PKLRB was provided with copies of the following documents: 

(i) the drawings specified above; 
(ii) 
(iii) the refusal notice dated 28 October 2014; 
(iv) the Notice of Review and supporting documents; 
(v) consultation responses and representations to the planning application 

and notice of review; 
(vi) further information requested from Transport Planning; 
(vii) comments  on the further information 

received. 

3.2 The Planning Adviser described the proposals, the locality of the site, 
explained the reasons for refusal, and the grounds for the Notice of Review. 

3.3 The PKLRB was shown projected photographs taken by the Planning Adviser, 
who had visited the site.  These showed the application site from various 
angles. 

3.4 Having regard to the material before them, the PKLRB resolved that the 
Review of the decision to refuse could be determined without further 
procedure. 

4 Findings and Conclusions  

4.1 The PKLRB, by majority decision, decided that, notwithstanding the limitations 
of the access arrangements, the site, which lies within the settlement 
boundary, was sufficiently large to accommodate the proposal without undue 
loss of amenity or privacy to adjoining properties.  It was also recognised that 
other development of a similar character and pattern had taken place in the 
locality.  Consequently, the proposal was viewed as being in accordance with 
Perth and Kinross Local Development Plan 2014 regarding Policies PM1A, 
PM1B and RD1.  
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4.2 Having regard to the Development Plan, the material considerations set out in 
the Report of Handling, the other papers before it, and, in particular, the 
conclusion set out in the preceding paragraph, the PKLRB determined to 
uphold the application and grant planning permission subject to the following 
conditions: 

(1) The proposed development must be carried out in accordance with the 
approved drawings and documents, unless otherwise provided for by 
conditions imposed on the planning permission. 

Reason  To ensure that the development is carried out in accordance 
with the plans approved. 

(2) The existing access will be provided with visibility splays of 2.4m x 43m 
measured from the centre line of the new access in both directions 
along the nearside channel of the public road prior to the 
commencement of the development and thereafter maintained free 
from any obstruction of a height exceeding 1.05 metres above the 
adjacent road channel level.

Reason  In the interests of pedestrian and traffic safety and in the 
interests of free traffic flow. 

(3) Prior to the occupation or use of the approved development turning 
facilities shall be provided within the site to enable all vehicles to enter 
and leave in a forward gear. 

Reason  In the interests of pedestrian and traffic safety and in the 
interests of free traffic flow. 

(4) Prior to the occupation or use of the approved development a minimum 
of 2 No. car parking spaces shall be provided within the site. 

Reason  In the interests of pedestrian and traffic safety and in the 
interests of free traffic flow. 

Informatives  

1. This planning permission will last only for three years from the date of 
this decision notice, unless the development has been started within 
that period. (See section 58(1) of the Town and Country Planning 
(Scotland) Act 1997 (as amended). 

2. Under section 27A of the Town and Country Planning (Scotland) Act 
1997 (as amended) the person undertaking the development is 
required to give the planning authority prior written notification of the 
date on which it is intended to commence the development. A failure to 
comply with this statutory requirement would constitute a breach of 
planning control under section 123(1) of that Act, which may result in 
enforcement action being taken. 
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3. As soon as practicable after the development is complete, the person 
who completes the development is obliged by section 27B of the Town 
and Country Planning (Scotland) Act 1997 (as amended) to give the 
planning authority written notice of that position. 

4. No work shall be commenced until an application for building warrant 
has been submitted and approved. 

5. Please consult the Street Naming and Numbering Officer, The 
Environment Service, Perth and Kinross Council, Pullar House, 
35 Kinnoull Street, Perth PH1 5GD 

4.3 The minority view of Councillor Cuthbert was that the proposed development 
did not respect the existing building line and was not convinced that concerns 
regarding road access and visibility could be adequately addressed. 
Councillor Cuthbert therefore considered the application should be refused for 
the reasons outlined by the Appointed Officer. 

Gillian Taylor 
Clerk to the Local Review Body 
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TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 1997  

Notification to be sent to applicant on determination by the Planning Authority 
of an application following a review conducted under Section 43A(8) 

Notice Under Regulation 22 of the Town and Country Planning (Schemes of 
Delegation and Local Review Procedure) (Scotland) Regulations 2013.  

1  If the applicant is aggrieved by the decision of the planning authority to refuse 
permission or approval required by a condition in respect of the proposed 
development, or to grant permission or approval subject to conditions, the 
applicant may question the validity of that decision by making an application to 
the Court of Session. An application to the Court of Session must be made 
within 6 weeks of the date of the decision notice.  

2  If permission to develop land is refused or granted subject to conditions and 
the owner of the land claims that the land has become incapable of 
reasonably beneficial use in its existing state and cannot be rendered capable 
of reasonably beneficial use by the carrying out of any development which has 
been or would be permitted, the owner of the land may serve on the planning 
authority a purchase notice requiring the purchase of the owner of the land's 
interest in the land in accordance with Part V of the Town and Country 
Planning (Scotland ) Act 1997.  
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PERTH AND KINROSS COUNCIL 

Mr John Beales 
c/o RT Hutton Planning Consultant 
The Malt Kiln 
2 Factors Brae 
Limekilns 
Fife 
KY11 3HG

Pullar House 
35 Kinnoull Street 
PERTH   
PH1  5GD 

Date 29 June 2017 

Town and Country Planning (Scotland) Acts.  

Application Number 16/00680/FLL 

I am directed by the Planning Authority under the Town and Country Planning (Scotland) 
Acts currently in force, to grant your application registered on 15th April 2016 for planning 
permission for Removal of condition 2 (visibility splays) of permission 14/01482/FLL 
for the erection of a dwellinghouse at Land 50 Metres South East Of Moucums View 
Leslie Road Scotlandwell subject to the undernoted conditions. 

Interim Head of Planning 

Conditions referred to above 

1     The development hereby approved must be carried out in accordance with the 
approved drawings and documents, unless otherwise provided for by conditions 
imposed by this decision notice. 

Reason - To ensure the development is carried out in accordance with the approved 
drawings and documents. 

2     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. 

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. 

3     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. 

Reason - In the interests of road safety; to ensure the provision of adequate off-street 
car parking facilities. 
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Justification 

The proposal is in accordance with the Development Plan and there are no material 
reasons which justify departing from the Development Plan. 

Informatives 

1       This planning permission will last only for three years from the date of this decision 
notice, unless the development has been started within that period (see section 58(1) 
of the Town and Country Planning (Scotland) Act 1997 (as amended). 

2       Under section 27A of the Town and Country Planning (Scotland) Act 1997 (as 
amended) the person undertaking the development is required to give the planning 
authority prior written notification of the date on which it is intended to commence the 
development. A failure to comply with this statutory requirement would constitute a 
breach of planning control under section 123(1) of that Act, which may result in 
enforcement action being taken.  

3       As soon as practicable after the development is complete, the person who completes 
the development is obliged by section 27B of the Town and Country Planning 
(Scotland) Act 1997 (as amended) to give the planning authority written notice of that 
position. 

4       No work shall be commenced until an application for building warrant has been 
submitted and approved. 

5       Please consult the Street Naming and Numbering Officer, The Environment Service, 
Perth and Kinross Council, Pullar House, 35 Kinnoull Street, Perth PH1 5GD for a 
new postal address.  The form is downloadable from www.pkc.gov.uk and should be 
returned to snn@pkc.gov.uk 

The plans and documents relating to this decision are listed below and are 
www.pkc.gov.uk

Plan and Document Reference 

16/00680/1 

16/00680/2 

16/00680/3 

16/00680/4 

16/00680/5 

16/00680/6 
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REPORT OF HANDLING 

DELEGATED REPORT 

Ref No 16/00680/FLL

Ward No N8- Kinross-shire

Due Determination Date 14.06.2016

Case Officer Joanne Ferguson

Report Issued by Date

Countersigned by Date

PROPOSAL: Removal of condition 2 (visibility splays) of 

permission 14/01482/FLL for the erection of a 

dwellinghouse

LOCATION: Land 50 Metres South East Of Moucums View 

Leslie Road Scotlandwell  

SUMMARY: 

This report recommends approval of the application as the development is 
considered to comply with the relevant provisions of the Development Plan and 
there are no material considerations apparent which outweigh the Development 
Plan. 

DATE OF SITE VISIT:  12 May 2016 

SITE  PHOTOGRAPHS 

BACKGROUND AND DESCRIPTION OF PROPOSAL 

The application is for the removal of condition 2 (visibility splays) of 
permission 14/01482/FLL for the erection of a dwellinghouse at Land 50 
Metres South East Of Moucums View, Leslie Road, Scotlandwell.  The site is 
located within the settlement boundary of Scotlandwell bound by residential 
development to the north and areas of open space to the east/west (within 
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settlement boundary) and an open field (outwith the settlement boundary) to 
the south. 
SITE HISTORY 

14/01482/FLL Erection of dwellinghouse 30 October 2014  

PRE-APPLICATION CONSULTATION 

Pre application Reference: various discussions 

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 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 

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 

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. 

OTHER POLICIES 
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Roads Development Guide  
CONSULTATION  RESPONSES 

Portmoak Community Council Initial objection removed 

Transport Planning  No objection  

REPRESENTATIONS 

The following points were raised in the 3 representations received (which 
included one letter from the Community Council and one from the Kinross-
shire Civic Trust): 

 Concerns for public safety/road safety  

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 

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 

Developments of this scale relating to an existing access and the addition of 
one house to the existing access are considered to be acceptable in principle 
and would not raise any significant policy concerns.  
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Nevertheless, detailed consideration must be given to the specific details of 
the proposal within the context of the application site, and whether it would 
have an adverse impact on road traffic safety or public amenity. 

Roads and Access 

The condition applied to consent 14/01482/FLL of a visibility splay of 2.4m x 
43m is the standard applied to junctions where the speed limit is 30mph. To 
reduce this standard, the applicant would need to demonstrate that the 85th 
percentile wet weather speeds are lower that this in which case a lower 
visibility requirement would be applicable (as per page 33 of designing 
streets).  

The applicant originally  supplied any supporting information and did not 
indicate what current visibility exists and what they could achieve.  

A visit to the site was undertaken with the agent and Transport Planning. The 
applicant has also provided information demonstrating that the existing 
visibility is the maximum that can be achieved using land within their control.  

While the visibility doesn't fully comply with the normal standard, it is still 
sufficient for the limited additional traffic that will be generated by the 
development taking into account the typical speeds and volume of traffic in the 
vicinity.  

In addition, some of the current impairment to achieving a fully compliant 
visibility splay from hedge growth and planting is within the public road 
boundary and therefore would be a matter to be addressed through the Roads 
(Scotland) Act.  

Therefore Transport Planning have no objection to the removal of this 
condition.  

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 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 
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the adopted Development Plan. On that basis the application is recommended 
for approval subject to conditions.

APPLICATION PROCESSING TIME 

The recommendation for this application has not been made within the 
statutory determination period due to the requirements to meet on site and 
request further information from the agent/applications. 

LEGAL  AGREEMENTS 

None required. 

DIRECTION BY SCOTTISH MINISTERS 

None applicable to this proposal. 

RECOMMENDATION   

Approve the application 

Conditions and Reasons for Recommendation 

 1    The development hereby approved must be carried out in accordance 
with the approved drawings and documents, unless otherwise provided for by 
conditions imposed by this decision notice. 

Reason - To ensure the development is carried out in accordance with the 
approved drawings and documents. 

 2    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. 

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. 

 3    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. 

Reason - In the interests of road safety; to ensure the provision of adequate 
off-street car parking facilities. 

Justification 

The proposal is in accordance with the Development Plan and there are no 
material reasons which justify departing from the Development Plan. 
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Informatives 

1      This planning permission will last only for three years from the date of 
this decision notice, unless the development has been started within that 
period (see section 58(1) of the Town and Country Planning (Scotland) 
Act 1997 (as amended). 

2      Under section 27A of the Town and Country Planning (Scotland) Act 
1997 (as amended) the person undertaking the development is required 
to give the planning authority prior written notification of the date on 
which it is intended to commence the development. A failure to comply 
with this statutory requirement would constitute a breach of planning 
control under section 123(1) of that Act, which may result in enforcement 
action being taken.  

3      As soon as practicable after the development is complete, the person 
who completes the development is obliged by section 27B of the Town 
and Country Planning (Scotland) Act 1997 (as amended) to give the 
planning authority written notice of that position. 

4      No work shall be commenced until an application for building warrant 
has been submitted and approved. 

5      Please consult the Street Naming and Numbering Officer, The 
Environment Service, Perth and Kinross Council, Pullar House, 35 
Kinnoull Street, Perth PH1 5GD for a new postal address.  The form is 
downloadable from www.pkc.gov.uk and should be returned to 
snn@pkc.gov.uk 

Procedural Notes 

Not Applicable. 

PLANS AND DOCUMENTS RELATING TO THIS DECISION 

16/00680/1 
16/00680/2 
16/00680/3 
16/00680/4 
16/00680/5 
16/00680/6 

Date of Report   29.06.17
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4(iv)(b) 
LRB-2021-19 

 
 
 
 

  

 LRB-2021-19 
Planning Application – 20/00756/FLL – Erection of a 
dwellinghouse, land 30 metres south of Moucums View, 
Hayfield, Leslie Road, Scotlandwell 

 

  
 
 
 
 

 

 PLANNING DECISION NOTICE (included in 

applicant’s submission, pages 387-388) 
 

   

 REPORT OF HANDLING (included in applicant’s 

submission, pages 377-385) 
 

   

 REFERENCE DOCUMENTS (included in 

applicant’s submission, pages 369-375) 
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4(iv)(c) 
LRB-2021-19 

 
 
 
 

  

 LRB-2021-19 
Planning Application – 20/00756/FLL – Erection of a 
dwellinghouse, land 30 metres south of Moucums View, 
Hayfield, Leslie Road, Scotlandwell 

 

  
 
 
 
 

 

 REPRESENTATIONS  
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Local Planner 
Planning and Development 
Perth and Kinross Council 
Perth 
PH1 5GD 
 
 
 
 
 
 
 
 
Dear Sir/Madam 
 
 
SITE: 30M S Of Moucums View Hayfield, Leslie Road, Hayfield, KY13 9JP 
PLANNING REF:  20/00756/FLL  
OUR REF: DSCAS-0016945-5QW 
PROPOSAL: Erection of a dwellinghouse 
 
 

Please quote our reference in all future correspondence 
 

 

Audit of Proposal 

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 Capacity Assessment 
 
Scottish Water has carried out a Capacity review and we can confirm the following: 
 

 There is currently sufficient capacity in the GLENFARG Water Treatment Works to 
service your development. However, please note that further investigations may be 
required to be carried out once a formal application has been submitted to us. 

 
 

Waste Water Capacity Assessment 
 

 There is currently sufficient capacity for a foul only connection in the LEVENMOUTH 
PFI Waste Water Treatment works to service your development. However, please 
note that further investigations may be required to be carried out once a formal 
application has been submitted to us. 

 

 
 

Please Note 

 

 

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. 

 

 
 

 
Asset Impact Assessment  
 
According to our records, the development proposals impact on existing Scottish Water 
assets.  
 
The applicant must identify any potential conflicts with Scottish Water assets and contact our 
Asset Impact Team via our Customer Portal to apply for a diversion.  
 
The applicant should be aware that any conflict with assets identified may be subject to 
restrictions on proximity of construction. Please note the disclaimer at the end of this 
response.  
 
 

Surface Water 
 
For reasons of sustainability and to protect our customers from potential future sewer 
flooding, Scottish Water will not 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 
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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 information on how to submit application to Scottish Water at our 
Customer Portal. 

 
 

Next Steps:  
 

 All Proposed Developments 
 
All proposed developments require to submit a Pre-Development Enquiry (PDE) 
Form to be submitted directly to Scottish Water via our Customer Portal 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 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 the discharge from your premises is 

likely to be trade effluent, please contact us on 0800 778 0778 or email 
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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 here. 

 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 

 

I trust the above is acceptable however if you require any further information regarding this 
matter please contact me on 0800 389 0379 or via the e-mail address below or at 
planningconsultations@scottishwater.co.uk.  
 
 
Yours sincerely,  
 
 
Planning Application Team 
Development Operations Analyst 
developmentoperations@scottishwater.co.uk 
 

 

 

 

 

 
 
Scottish Water Disclaimer:  
 
“It is important to note that the information on any such plan provided on Scottish Water’s 
infrastructure, is for indicative purposes only and its accuracy cannot be relied upon.  When the 
exact location and the nature of the infrastructure on the plan is a material requirement then 
you should undertake an appropriate site investigation to confirm its actual position in the 
ground and to determine if it is suitable for its intended purpose.  By using the plan you agree 
that Scottish Water will not be liable for any loss, damage or costs caused by relying upon it or 
from carrying out any such site investigation." 
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Comments to the Development Quality Manager on a Planning Application 

Planning 
Application ref. 

20/00756/FLL Comments 
provided 
by 

Lucy Sumner 
 

Service/Section Strategy & Policy 
 
 

Contact 
Details 

Development Contributions 
Officer: 
Lucy Sumner 
 

Description of 
Proposal 

Erection of a dwellinghouse 
 
 

Address  of site Land 30 Metres South Of Moucums View Hayfield Leslie Road Scotlandwell 
 

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 at over 80% and is likely to be operating 
following completion of the proposed development, extant planning 
permissions and Local Development Plan allocations, at or above 100% 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 
returned 

01 July 2020 
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Comments for Planning Application 20/00756/FLL

 

Application Summary

Application Number: 20/00756/FLL

Address: Land 30 Metres South Of Moucums View Hayfield Leslie Road Scotlandwell

Proposal: Erection of a dwellinghouse

Case Officer: Joanne Ferguson

 

Customer Details

Name: Mr Stewart Arbuckle

Address: 

 

Comment Details

Commenter Type: Neighbour

Stance: Customer objects to the Planning Application

Comment Reasons:

  - Adverse Effect on Visual Amenity

  - Contrary to Development Plan Policy

  - Road Safety Concerns

Comment:I wish to object on the following points;

 

Road Safety. Currently Hayfield is a quiet cul-de-sac and increased traffic from the proposed

house and previously approved house will totally change this. This will have an adverse affect on

the safety of kids playing outside.

 

Road Access. Hayfield is a private road shared between the three owners. The proposed access

shows the access road travelling over our land for with no consent being given for this.

 

Hayfield Junction. Vehicles exiting Hayfield is challenging at best with very restricted viewing of

approaching vehicles and further traffic wont help matters. The traffic calming measures add no

assistance for the speed of approaching vehicle speeds. The road within Hayfield is also single

carriageway with no passing places. Additional vehicle numbers therefore have no where to pass

and reversing back onto Leslie Road is particularly awkward . Equally there is no turning space at

the proposed dwelling for delivery vehicles to turn.

 

Field Access. At the present time there is no pedestrian or vehicle access from Hayfield to the

field. The proposed gate therefore opens the private road up to any manner of other vehicles using

the private road for access or for further housing opportunity with the land belonging to the

applicant.
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KINROSS-SHIRE CIVIC TRUST 
Helping protect, conserve and develop a better built and natural environment 

President – Professor David Munro MBE. Chairman – Mr Alistair Smith. 
Secretary – Mrs Eileen Thomas. Treasurer – Mr Ken Miles. 

 
 

 
 
Planning and Development Management 
Perth & Kinross Council 

by email to: developmentmanagement@pkc.gov.uk 
 

17 July 2020 
 

Dear Sir/Madam 
 
20/00756/FLL Erection of a dwelling house at land 30m South of Moucum’s View, Hayfield, 
Leslie Road, Scotlandwell 
 
Kinross-shire Civic Trust objects to the above application. 

The proposal does not respect the existing building line and is therefore contrary to Local 
Development Plan Policy 1B (Placemaking) part d. 

The proposed dwelling for application 20/00756/FLL appears to be 1.75 storeys high and out of 
keeping with the height, scale and massing of surrounding properties. The proposal is therefore 
contrary to LDP Policy 1B (Placemaking) part c. 

We note the proposed field access and submit that it would be incompatible and undesirable to 
have farm machinery accessing a narrow lane in a residential area, particularly as the field must, 
presumably, have another access point currently. We consider this aspect of the proposal to be 
contrary to LDP Policy 17 (Residential Areas). 

A second proposed dwelling is indicated to the east of application 20/00756/FLL’s development 
site. There is a high hedge separating the second proposed dwelling from the field. The hedge is 
an important landscape feature and should be preserved. In this context, should the council be 
minded to approve application 20/00756/FLL, we suggest that a planting scheme is conditioned 
which continues the strong line of hedging along the south boundary of the development site to 
meet the hedging on the south boundary of the indicative plot to the east. 
 
Yours faithfully 
 
 
 
Kinross-shire Civic Trust 
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Comments to the Development Quality Manager on a Planning Application 

Planning 
Application ref. 

20/00756/FLL Comments 
provided by 

Lachlan MacLean 
Project Officer – Transport Planning 

Service/Section Transport Planning 
 
 

Contact 
Details 

TransportPlanning@pkc.gov.uk 

Description of 
Proposal 

Erection of a dwellinghouse 

Address  of site Land 30 Metres South Of Moucums View Hayfield, Leslie Road, Scotlandwell 

Comments on 
the proposal 
 
 

Hayfield in Scotlandwell is a vehicle access that provides access to three residential 
properties, with consent for an additional property to be constructed, as considered 
in application 14/01485/FLL.  This application 20/00756/FLL is now applying for one 
further property and a field access. 
 
Initially, the consented property considered in application 14/01482/FLL was refused 
for not complying with the Local Development Plan 2014.  This decision was then 
appealed by the applicant and the Local Review Board approved the application, 
resulting in the condition below being applied to the Local Review Board decision 
notice: 
 
The existing access will be provided with visibility splays of 2.4m x 43m measured 
from the centre line of the new access in both directions along the nearside channel 
of the public road prior to the commencement of the development and thereafter 
maintained free from any obstruction of a height exceeding 1.05 metres above the 
adjacent road channel level. 
 
Reason – In the interests of pedestrian and traffic safety and in the interests of free 
traffic flow. 
 
In 2016, the applicant applied to have the above condition removed, submitting 
application 16/00680/FLL.  The supporting evidence provided by the applicant’s 
agent highlighted that the vehicle access was adequate to cope with the additional 
traffic likely to be generated by one house.  At the point of the application in 2016, it 
was stated that only one additional house was being added.  The application was 
approved to remove the condition acknowledging that the applicant could not fully 
comply with the visibility splay condition but the splay available would be sufficient 
for the limited additional traffic that will be generated by the property consented by 
the Local Review Board.   
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The applicant has now applied in this application 20/00756/FLL for one further house 
and an access to the field to the south of the properties, using Hayfield to access 
both.  No supporting evidence has been provided by the applicant to show the 
available visibility splay for Hayfield or what improvements can be made to the 
current visibility splay to support the additional traffic.  The current vehicle access, 
only provides access to residential properties and to have agricultural vehicles 
passing residential properties, is a cause of concern, as this access is currently only 
being used for vehicles associated with the residential properties.  The current 
vehicle access to the field is from the B920 to the south of the properties Cragton 
Villa and Casa. 
 
Having consulted with colleagues in Road Safety, their view, after reviewing the 
previous information is that the access to Hayfield from the public road network was 
considered suitable to support the residential property approved by the Local 
Review Board in application 14/01482/FLL.  However, this application 20/00756/FLL 
now proposes to increase traffic further and the Road Safety team have stated that 
to support the additional traffic, the junction should be upgraded to support the 
additional traffic and the applicant should show the visibility splay detailed in the 
condition above can be provided to support this application. 
 
A site visit to view the available visibility splays has been undertaken.  Photographs 
have been taken from 2.4m back from the edge of the carriageway to demonstrate 
the concerns with the current visibility splays.  Photograph have been taken to the 
right and left of the access as shown in Figure 1 and Figure 2. 

 
Figure 1:- Visibility to the right of the vehicle access at 2.4m back from the carriageway 

 
Figure 1, clearly shows that the vegetation is significantly reducing available visibility 
splay to the right of the vehicle access, to the extent that the vehicle behind the 
silver van is obscured. 
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Figure 2:- Visibility to the left of the vehicle access at 2.4m back from the carriageway 

 
Figure 2 shows that the visibility splay to the left of the vehicle access is also 
constrained. 
 
The current vehicle access does not give any access to the fields behind the property, 
as demonstrated in Figure 3. 

 
Figure 3:- End of Private Access 
 
Figure 3 shows that there is currently no vehicle access into the field to the rear of 
Moucums View. 
 
The roads team are not able to support the current application in its current form. 

Recommended 
planning 
condition(s) 

 

Recommended 
informative(s) 
for applicant 

 

Date 
comments 
returned 

19 August 2020 
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