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Perth and Kinross Council 
Development Control Committee – 29 August 2012 

 Report of Handling by Development Quality Manager 
 

Erection of a dwellinghouse on Land North of Winchester, Keltybridge 
 

Ref. No: 12/00851/FLL 
Ward No: 8 Kinross-shire 
 
Summary 
This report recommends approval of the application for the erection of a 
dwellinghouse as the development is considered to comply with the adopted 
Development Plan. 
 
BACKGROUND AND DESCRIPTION 
 
1 The application site is a 0.072 hectare infill site between 2 houses at 

Winchester on the west side of the road to the north end of Keltybridge.  The 
site slopes uphill from the road. The northern boundary is screened by a high 
leylandii hedge. There is hedging to the west boundary and a stone wall and 
hedging on the eastern/road boundary. There is a small grouping of category C 
(S) listed buildings to the north comprising a terrace of 2 storey houses.  

 
2 Planning consent was granted for a similar dwellinghouse on the site in 2005 

following a previous refusal for a larger house in 2004. In June 2008 planning 
consent was approved for a modern designed two storey three bedroomed 
property with glazing to the walls on the west and south elevations on a slightly 
smaller site than the present application site. (08/00853/FUL) 

 
3 This application is for the erection of a similar house as the previous 2008 

approval and consists of a modern designed two storey four bedroomed house 
with glazing to the walls on the west and south elevations. The house has a 
pitched roof and materials include slate to the roof, stone/smooth 
render/glazing to the walls and timber windows. The application differs from the 
previous 2008 consent in that the position of the house has been moved 
approximately 2 metres west within the site and the application site area has 
been extended to the south east to allow more suitable on-site parking. There 
are minor changes to the fenestration and elevational changes to the entrance 
and porch but it is essentially a similar dwelling to that previously approved with 
the same ridge height. 

 
NATIONAL POLICY AND GUIDANCE 
 

The Scottish Planning Policy 2010 
 
4 This SPP is a statement of Scottish Government policy on land use planning 

and contains: 
 

• the Scottish Government’s view of the purpose of planning, 
• the core principles for the operation of the system and the objectives for key 

parts of the system, 
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• statutory guidance on sustainable development and planning under Section 
3E of the Planning etc. (Scotland) Act 2006, 

• concise subject planning policies, including the implications for development 
planning and development management, and  

• the Scottish Government’s expectations of the intended outcomes of the 
planning system. 

 
5 Of relevance to this application is: 
 

 Paragraphs 66 - 91 : Housing 
 

 PAN 38 Housing Land 
 
6 The main aim is to provide advice on the availability of sites for development 

which supports sustainable options that can be delivered in a suitable time 
period to meet the present level of demand. 

 
PAN 67 Housing Quality 
 
7 A successful place in which to live is one which is distinctive, safe and pleasant,  

accessible, welcoming, adaptable and resource efficient. 
 
DEVELOPMENT PLAN 
 
8 The Development Plan for the area consists of TAYplan Strategic Development 

Plan 2012 – 2032 and the adopted Kinross Area Local Plan 2004. 
 

TAYplan Strategic Development Plan 2012 – 2032  Approved June 2012  
 
9 The principal relevant policy is in summary:-  
 
 Policy 5: Housing 
 
10 Ensure that the mix of housing type, size and tenure meets the needs and 

aspirations of a range of different households throughout their lives, including 
the provision of an appropriate level of affordable housing based on defined 
local needs. Local Development Plans (where applicable) will need to set 
affordable housing requirements for or within each housing market area. 

 
 Kinross Area Local Plan 2004 
 
11 The application site lies within the settlement of Keltybridge. 
 
12 The principal relevant policies are in summary: - 
 
 Policy 2  Kinross Development Criteria  
 
13 All developments within the Plan area will be judged against a series of criteria 

including a landscape framework, the scale, form, colour and density of 
development within the locality, compatibility with its surroundings in land use 
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terms and should not result in a significant loss of amenity to the local 
community, capacity of the local road and public transport network, sufficient 
spare capacity in drainage, water and education services to cater for the new 
development, buildings and layouts for new development should be designed 
so as to be energy efficient and be located in those settlements which are the 
subject of inset maps. 

 
 Policy 6  Design and Landscaping 
 
14 The Council will require high standards of design for all development in the 

Plan Area.  In particular encouragement will be given to the use of appropriate 
high quality materials, innovative modern design incorporating energy efficient 
technology and materials.  

 
15 The design principles set out in the Council’s Guidance on the Design of 

Houses in Rural Areas will be used as a guide for rural housing applications 
and where appropriate for other forms of built development. 

 
 Policy 7 Design and Landscaping 
 
16 Details of landscape treatment should be submitted with development 

proposals including where appropriate, boundary treatment, treatment of 
settlement edges, and impact on key views.   

 
 Policy 31: Listed Buildings 
 
17 The setting of listed buildings will be safeguarded.  
 
 Policy 81 Village Uses  
 
18 Residential amenity and village character will be retained and if possible 

improved. 
 

Some scope may exist for infill development but only where this will not 
adversely affect the density, character or amenity of the village. 

 
 The Perth and Kinross Proposed Local Development Plan 2012  
 
19 On 30 January 2012 the Proposed Plan was published. The adopted Local 

Plan will eventually be replaced by the Proposed Local Development Plan. The 
Council’s Development Plan Scheme sets out the timescale and stages leading 
up to adoption.  It has recently undergone a period of representation; the 
Proposed Local Development Plan may be modified and will be subject to 
examination prior to adoption. This means that it is not expected that the 
Council will be in a position to adopt the Local Development Plan before 
December 2014. It is therefore a material consideration in the determination of 
this application. 

 

37



20 Under the LDP the principal relevant policies are:- 
 
 Policy RD1: Residential Areas 
 
21 The Plan identifies areas of residential and compatible uses where existing 

residential amenity will be protected and where possible improved. 
 
 Policy HE2: Listed Buildings 
 
22 The layout, design, materials, scale, siting and use of any development which 

will affect a listed building or its setting should be appropriate to the buildings 
character, appearance and setting. 

 
OTHER POLICIES 
 
23 Education Contributions Planning Guidance Note  

Developer Contributions May 2009 
 
24 Across Scotland local authorities are having difficulty maintaining and 

developing infrastructure in order to keep up with the pressures of new 
development. Additional funding sources beyond that of the local authority are 
required to ensure that infrastructure constraints do not inhibit sustainable 
economic growth. 

 
SITE HISTORY 
 
25  Erection of a dwellinghouse was refused in October 2004 (04/01317/FUL) 
 
26  Erection of a dwellinghouse was approved in June 2005 (05/00578/FUL) 
 
27 Erection of a dwellinghouse was approved in October 2008 (08/00853/FUL) 
 
CONSULTATIONS 
 
28 Environmental Health have no objections to the proposal. 
 
29 Cleish And Blairadam Community Council objects to the proposal stating 

that the house is too large for the plot, leaving very little garden ground. The 
modern design and large areas of glazing are not sympathetic with the 
vernacular architecture.  The proposal will overlook neighbouring properties. 

 
30 The Coal Authority has no objections to the proposal subject to a condition on 

any consent for the submission of a Coal Mining Risk Assessment Report. 
 
31 Scottish Water has no objections to the proposal stating there is adequate foul 

drainage capacity at the local waste water treatment works. 
 
32 Education has no objections to the proposal. 
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REPRESENTATIONS 
 
33 10 letters of representation have been received objecting to the proposal. The 

main issues raised are as follows:- 
 

• Out of keeping with the historic hamlet 
• Overlooking to neighbours 
• Loss of trees 
• Excessive height 
• Contrary to local plan and structure plan 
• Unsafe access and traffic issues 
• Loss of visual amenity 
• Impact on setting of listed buildings 
• Loss of sunlight/daylight 
• overdevelopment 

 
ADDITIONAL STATEMENTS 
 
34 Environment Statement Not required 
 Screening Opinion Not required 
 Environmental Impact Assessment Not required 
 Appropriate Assessment Not required 
 Design Statement / Design and Access Statement None 
 Report on Impact or Potential Impact None submitted 

 
APPRAISAL 
 
 Policy  
 
35 Sections 25 and 37(2) of the Town & Country Planning (Scotland) Act 1997 (as 

amended) requires the determination of the proposal to be made in accordance 
with the provisions of the Development Plan, unless material considerations 
indicate otherwise. The determining issues here are whether the proposals 
comply with Development Plan policy or if there are other material 
considerations, which justify a departure from policy.  

 
36 The application site is situated within the settlement of Keltybridge where the 

principle of residential development is acceptable provided other material 
planning considerations can be met. There is also an extant consent for a 
similar house on the site under 08/00853/FUL which was granted in October 
2008 and expires in October 2013. Other material planning considerations will 
be looked at below. 

 
 Residential Amenity 
 
37 In terms of site planning the proposed house can be  accommodated on the 

site with adequate distances from the proposed house to the neighbouring 
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boundaries to the west and south. The northern boundary is screened by a high 
leylandii hedge. The site is relatively well contained and there will be no 
adverse impact on neighbouring property in terms of overlooking or 
overshadowing as previously demonstrated in the most recent planning 
consent. 

 
 Scale and design 
 
38 The proposed house is a relatively modern design with extensive fenestration 

to the south, west and east elevations. The materials proposed are of good 
quality and are acceptable within this context and similar to what was previously 
approved.  The general form, scale and orientation of the dwelling also remain 
substantially similar to the previously approved scheme and it is considered 
that it will not have any adverse impact on the setting of the nearby listed 
terraced housing as the proposal is essentially screened from them by the high 
hedging.  

   
 Education 
 
39 There is limited capacity at Cleish Primary School, however as a consequence 

of the previous planning approvals on the site the Council’s Education 
contribution policy cannot be applied to this proposal and there is therefore no 
requirement for an education contribution in this case.  

 
 Listed Buildings 
 
40 The general form, scale, orientation and detailing of the dwelling remains 

substantially similar to that which was previously approved and it’s impact on 
the setting of the nearby category C(S) listed buildings is therefore not 
significantly different from the previous scheme with the existing hedging 
screening the proposed house. There are no objections from the Conservation 
Section and it is considered that there will be no adverse impact on the 
character and setting of the listed terrace as a result of the proposed 
dwellinghouse. 

 
 Trees 
 
41 Following the previous consent the remaining trees within the site and close to 

the boundary were removed, some of them following a recommendation from 
Scottish Power as they were interfering with power lines. The trees on the site 
and adjacent to it were not of significant quality in any case. The hedges on the 
site remain intact and shall be protected by condition. It is recommended that 
further boundary tree planting is carried out by condition.   

 
 Road Safety 
  
42 The access arrangements proposed are the same as agreed under the 

previously consented application. There are no objections to the proposed 
house and access from the Council’s Transport Planners subject to conditions 
on access specification, gradient, turning facilities and on-site parking. 
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 Drainage and infrastructure 
 
43 It is intended that foul drainage will be to the public drainage network and the 

proposal makes provision for the sustainable drainage of surface water. There 
are no objections from Scottish Water who have stated that they have capacity 
to accommodate the development. 

 
 Sustainability 
 
44 Providing new housing in existing settlements is in accordance with national 

and development plan policy where it can take advantage of existing 
infrastructural and nearby community facilities. The application site is also in 
close proximity to public transport facilities.  

 
 Legal Agreements required 
 
45 No legal agreement is required for this proposal.  
 
 Direction by Scottish Ministers 
 
46 Under the Town and Country Planning (Development Management Procedure) 

(Scotland)Regulations 2008, regulations 30 – 32 there have been no directions 
by the Scottish Government in respect of an Environmental Impact Assessment 
screening opinion, call in or notification relating to this application. 

 
CONCLUSION AND REASONS FOR RECOMMENDATION 
 
47 The principle of a dwelling on the site is acceptable as the proposed 

development is within the settlement of Keltybridge and there is an extant 
consent for a similar type of house on the site which can be implemented. 
There were a number of objections to the proposal  over the impact on 
neighbouring amenity and the impact on the character of the village. It is 
considered that there will be no adverse impact on the residential amenity of 
neighbouring properties or the character and appearance of the village or 
nearby listed properties. The proposal is considered to be in accordance with 
the Development Plan and is therefore regarded as acceptable. 

 
RECOMMENDATION 
 
A Approve subject to the following conditions:  
 
1 The proposed development must be carried out in accordance with the 

approved plans, unless otherwise provided for by conditions imposed on the 
planning consent. 

 
2 Details of the specification and colour of the proposed external finishing 

materials to be used shall be submitted for the approval of the Planning 
Authority prior to the commencement of work on the approved house. The 
scheme as approved shall be implemented prior to the occupation and or use 
of the development. 
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3 The vehicular access shall be formed in accordance with the Council’s Roads 
Development Guide Type B Figure 5.6 access detail to the satisfaction of the 
Council as Planning Authority. 

 
4 The gradient of the access shall not exceed 3% for the first 5.00 metres 

measured back from the edge of the carriageway and the access shall be 
constructed so that no surface water is discharged to the public highway. 

 
5 Two off-street car parking spaces shall be provided within the curtilage of the 

site to the satisfaction of the Planning Authority prior to the occupation of the 
dwelling. 

 
6 Turning facilities shall be provided within the site to enable all vehicles to enter 

and leave in a forward gear to the satisfaction of the Council as Planning 
Authority. 

 
7 A fully detailed landscape plan, including details of all hard and soft surface and 

boundary treatments including tree planting shall be submitted to and approved 
in writing by the Planning Authority before work is commenced on the approved 
house.  The approved landscaping scheme shall be fully implemented within six 
months of the completion of the development and thereafter maintained by the 
applicant and/or their successors to the entire satisfaction of the Planning 
Authority. 

 
8 The hedging on the site shall be protected in accordance with the 

recommendations outlined in the Tree Survey and Arboricultural Report by 
Martin Langton dated March 2011. 

 
9 Prior to commencement of work on the approved house the applicant shall 

submit a Coal Mining Risk Assessment Report in consultation with the Coal 
Authority for the approval of the Planning Authority. 

 
 Reasons:- 
 
1 To ensure that the development is carried out in accordance with the plans 

approved. 
 
2 In the interests of visual amenity; to ensure a satisfactory standard of local 

environmental quality. 
 
3-6 In the interests of pedestrian and traffic safety and in the interests of free traffic 

flow. 
 
7-8 In the interests of visual amenity; to ensure a satisfactory standard of local 

environmental quality. 
 
9 In order to mitigate any risk to the development from past coal workings. 
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B JUSTIFICATION 
 
 The proposal is in accordance with the Development Plan and there are no 

material reasons which justify departing from the Development Plan 
 
C PROCEDURAL NOTES 
 
 None. 
 
D INFORMATIVES 
 
1 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. 

 
2 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. 

 
3 No work shall be commenced until an application for building warrant has been 

submitted and approved. 
 
4 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). 

 
5 The applicant is advised that in terms of Section 56 of the Roads (Scotland) 

Act 1984 he must obtain from the Council as Roads Authority consent to open 
an existing road or footway prior to the commencement of works.  Advice on 
the disposal of surface water must be sought at the initial stages of design from 
Scottish Water and the Scottish Environment Protection Agency. 

  
 

Nick Brian 
Development Quality Manager 

 
 

Background Papers: 10 letters of representation 
Contact Officer:  Mark Williamson – Ext 75355 
Date:   15 August 2012  
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If you or someone you know would like a copy of 
this document in another language or format, (On 
occasion only, a summary of the document will be 
provided in translation), this can be arranged by 

contacting the 
Customer Service Centre 

on 
01738 475000 

 

 

 
 

Council Text Phone Number 01738 442573 
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