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Alterations and change of use of outdoor centre to form a dwellinghouse and 

erection of a boat house at Fearnan, Aberfeldy 
 
    

 
Ref. No: 12/01132/FLL 
Ward No: 14 - Glenlyon and Loch Tay 
 

Summary 
This report recommends approval of the application for alterations and a change of use 
of an outdoor centre to form a dwellinghouse and erection of a boat house as the 
development is considered to comply with the adopted Development Plan. The outdoor 
centre is currently owned by Perth and Kinross Council.  
 

 
 
BACKGROUND AND DESCRIPTION 
 
1 The application site is the former outdoor centre and associated garden and an area 

of ground across the road comprising part of the bank and foreshore of Loch Tay, 
amounting to an area of approximately 0.18 hectares. The outdoor centre was 
formerly Fearnan Schoolhouse and is a traditional 2 storey stone built building with 
single storey outshots to the side and rear. There are no immediate neighbouring 
properties. 

 
2. This proposal is for alterations and a change of use of the outdoor centre to form a 
 dwellinghouse and for the erection of a timber boathouse on the lochside. The 
 alterations to the outdoor centre include extending the roof ridge on the northern 
 gable and tying in to a detached outhouse to the rear to provide a 4 bedroom 
 dwellinghouse. Materials include natural slate to the roof to match existing and 
 natural stone to the external walls to match the existing building. The boathouse 
 material include natural slate to the roof and vertical timber boarding to the external 
 walls.   
 
NATIONAL POLICY AND GUIDANCE 
 

The Scottish Planning Policy 2010 
 
3 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, 

4(3)(iii) 
12/425 
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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. 

 
4. Of relevance to this application are: 
 

 Paragraphs 66 - 91 : Housing 
 

PAN 38 Housing Land 
 
5. 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 
 
6. A successful place in which to live is one which is distinctive, safe and pleasant,  

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

2012 – 2032 and the adopted Highland Area Local Plan 2000. 
 

TAYplan Strategic Development Plan 2012 – 2032  Approved June 2012  
 
 Under the TAYPlan the principal relevant policy is:- 
 

 Policy 5: Housing 
 
8. 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. 

 
 Highland Area Local Plan 2000 
 
9. Under the Local Plan the application site is located within the landward area. 
 
10. The principal relevant policies are in summary: - 
 
 
 Policy 2 – Development Criteria 
 
11. All developments within the Plan area will be judged against a series of criteria 

including a landscape framework regard the scale, form, colour and density of 
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development within the locality, compatibility with its surroundings in land use 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 5 Design 
 
12. 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.  

 
13. 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 13 Environment and Conservation 
 
14. Development will only be permitted on a site designated or proposed under the 
 Habitats or Bird Directives (Special Areas of Conservation or Special Protection 
 Areas) where the development will not adversely affect the integrity of the site. 
 
 Policy 54  Housing in the Countryside 
 
15. The Council will only support proposals for the erection of individual houses in the 

countryside under certain categories and where it would satisfy specific siting criteria 
such as the conversion or replacement of non domestic buildings. 

  
Perth and Kinross Proposed Local Development Plan (PLDP) 2012 
 
16. On the 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. 
 
17. Under the PLDP the site lies outwith any settlement boundaries The principal 

relevant policy is:-  
 
 
       Policy 2 Shaping Better Quality Places 
 
18. New development should be sustainable, enhance green infrastructure, avoids area 
 of flood risk, integrates with existing community infrastructure, is well designed and 
 energy efficient. 
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 OTHER POLICIES 
 
 Perth and Kinross Council Housing in the Countryside Policy 2009 
 
19. Housing in the countryside will only be permitted in certain circumstances and where 

it will satisfy specific siting criteria to encourage landscape fit and any visual amenity 
concerns.  

 
 Education Contributions 
 
 Planning Guidance Note – Developer Contributions May 2009 
 
20. 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 
 
21. None 
 
 
CONSULTATIONS 
 
Glen Lyon and Loch Tay  Objection   
Community Council 

 
Education And 
Children's Services 

No objections 
 

 
Scottish Natural 
Heritage 

No objections 
 
 

 
Scottish Water No objections 

 
 

  

REPRESENTATIONS 
 
22. One letter of representation was received from the Glen Lyon and Loch Tay 

 Community Council raising the following issues:- 
 

• There is poor access from the house to the road. 
• The design of the boathouse is not shown 
• There will be a risk of flooding due to the limited area above the high water 

mark. 
 
ADDITIONAL STATEMENTS 
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23 
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  
 
24. 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. 
 
25. The principle of change of use from an outdoor centre to residential is considered to 
 be acceptable given the design and past use of the building.  Under the Council’s 
 Housing in the Countryside Policy 2009 consent will be granted for the conversion of 
 redundant non-domestic buildings to form a dwelling-house.  The building is 
 residential in  character and traditional in form and its retention will make a positive 
 contribution to the character of the local area. 
 
26. The siting of the boat house is considered to be acceptable and SNH have confirmed 

that it will not have any adverse impact on the integrity of the Special Area of 
Conservation at Loch Tay and is in accordance with Policy 13 of the Highland Area 
Local Plan 2000. 

  
Residential Amenity 
 
27. The property is situated of such distance from any neighbouring residential 
 properties such that there are no issues of privacy or overshadowing to consider and 
 as a result there will be no significant impact on residential amenity. 
 
   
 
 
Scale and design 
 
28. The proposed alterations and extensions to the former outdoor centre are 
 considered to be acceptable and are sympathetic to the traditional character of the 
 building and the materials proposed will compliment the existing. Glen Lyon and 
 Loch Tay Community Council had stated that the design of the boat house had not 
 been indicated.   The details of the boat house had been submitted as part of the 
 application and it is considered to be acceptable and is a simple traditional boat 
 house design and the choice of materials will compliment the proposed 
 dwellinghouse satisfactorily. 
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Education 
 
29. The application property falls within the catchment area of Kenmore Primary School 
 and this school will reach the 80% capacity threshold based on current information.  
 Education therefore recommend that the finalised Primary Education and New 
 Housing Contributions Policy be applied to this proposal and a financial contribution 
 will be required towards increasing capacity at the school. 
  
Road Safety 
 
30. The vehicular access to the proposed dwelling house will make use of the existing 
 access which is considered to be adequate for this use. The access to the boat 
 house is also acceptable subject to a condition to ensure that the draw off area in 
 front of the boat house is acceptable. The Council’s Transport Planners are satisfied 
 wit the proposed access arrangements for the development. 
 
Biodiversity 
 
31. In consultation with the Council’s Biodiversity Officer it has been intimated that there 
 are bats present in the building albeit in low numbers and it is recommended that 
 conditions be attached to any consent to ensure that there is no disturbance to bats 
 during construction works, that bat boxes are applied to each gable and bat safe 
 chemicals are used in any timber preservation.  SNH have confirmed that the 
 proposal will not have any adverse impact on the River Tay SAC.  SNH have 
 provided the applicant’s agent, including the River Tay SAC Code of Practice, with 
 regard to avoiding any pollution or sediment entering the loch during construction. 
 
Drainage and infrastructure 
 
32. There is no requirement for any new drainage arrangements and the proposed 
 dwelling house will use the existing system. There will be no adverse impact on the 
 proposal from flood risk. There are no drainage issues arising as a result of the 
 proposed boat house. 
 
Sustainability 
 
33. The proposed conversion of the outdoor centre to residential use is in accordance 
 with the goals of sustainable development with the use of brownfield land as 
 opposed to greenfield land for housing taking advantage of existing services and 
 infrastructure and reducing the consumption of non – renewable resources. 
 
Planning Authority with an Interest in the Land 
 
34. The Town and Country Planning (Notification of Applications) (Scotland) Direction 
 2009 advises on the procedure for notification of planning applications to the 
 Scottish Ministers for developments in which planning authorities have an interest in. 
 The Direction states that notification to the Ministers is only required where the 
 proposal  involves a significant departure from the authority’s own Development 
 Plan. As the recommendation of approval is not a significant departure from the 
 Development  Plan, a notification to the Ministers is not required.  
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Legal Agreements required 
 
35. A legal agreement may be required for the deferral of the financial contribution.  
 
Direction by Scottish Ministers 
 
36 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 
 
37. The proposed conversion of the outdoor centre is considered to be acceptable in 

principle as the character and style of the building readily lends itself to residential 
use. The proposed boat house is a simple traditionally styled structure building and 
the choice of materials will complement the proposed dwellinghouse.  There are no 
objections from the main consultees and the proposal is generally in accordance with 
the Development Plan and the Council’s Housing in the Countryside Policy 2009. 

 
RECOMMENDATION 
 

A Approve subject to the following conditions:  
 
 

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 the development.  The scheme as approved shall be 
 implemented prior to the occupation and or use of the development. 

 
3 Work to the roof should take place between September and November and April to 

mid May to avoid the main times when bats could be disturbed. 
 
4  Before work commences on site 2 bat boxes should be erected on the north and 

 south gables of the property (one on each gable)  
 
5 Any timber preservation treatment should only be carried out using bat safe 
 chemicals. Any specialist  timber treatment companies must be made aware of the 
 presence of bat roosts in the building.  
 
 
6 Prior to the occupation or use of the approved development a draw off area shall 
 be provided in front of the proposed boat house a minimum size of 3.3m x 13m (at 
 the widest point). This will incorporate a vehicular access  that shall be formed in 
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 accordance with specification Type B, Fig 5.6 access detail to the satisfaction 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. 
 
 
3-5 In the interests of bat protection 
 
 
6 In the interests of pedestrian and vehicular safety. 
 
 
B JUSTIFICATION 
 
 The proposal is considered to comply with the Development Plan and the material 
 considerations available add weight to a recommendation of approval. 
 
C PROCEDURAL NOTES 
 
 Prior to the issue of consent the applicant shall make a financial contribution towards 

improving educational capacity at Kenmore Primary School of £ 6395. A deferral of 
this payment may be acceptable through the conclusion of a suitable legal with the 
Council. 

 
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). 
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5 Due to the nature of the proposed work it is important to keep in mind the possibility 
 of finding bats when doing work on the existing roof. If bats are found during works, 
 the work should stop immediately and you should contact SNH at Battleby 
 immediately for advice. Building works should avoid the times of year when bats are 
 most vulnerable to disturbance. The summer months, when bats are in maternity 
 roosts, and the winter months when bats are hibernating, should be avoided. 
 Typically early spring and autumn months are the best times to do work that may 
 affect bats. If you suspect that bats are present you should consult SNH for advice. 
 For further information visit the Bat Conservation Trust website 
 http://www.bats.org.uk/. 
 
6 In terms of Section 56 of the Roads (Scotland) Act 1984 the applicant must obtain 
 from the  Council as Roads Authority consent to open an existing road or footway 
 prior to the commencement of works. Advice on the disposal of surface water must 
 be sought at the initial stages of design from Scottish Water and the Scottish 
 Environmental  Protection Agency. 
 
 

Background Papers: 1 letter of representation 
Contact Officer:  Mark Williamson – Ext 75355 
Date:   29 August 2012 

 
 
 
 

Nick Brian 
Development Quality Manager 
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Reproduced by permission of Ordnance Survey on behalf of HMSO. © Crown copyright and 
database right (2012). All rights reserved. Ordnance Survey Licence number 100016971

Perth & Kinross Council

This map is for reference only and must not be reproduced or used for any other purpose

 Scale

12/01132/FLL
Outdoor Centre, Fearnan, Aberfeldy
Alt & change of use of outdoor centre to dwelling and erection of boathouse

1:1250
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Reproduced by permission of Ordnance Survey on behalf of HMSO. © Crown copyright and 
database right (2012). All rights reserved. Ordnance Survey Licence number 100016971

Perth & Kinross Council

This map is for reference only and must not be reproduced or used for any other purpose

 Scale

12/01132/FLL
Outdoor Centre, Fearnan, Aberfeldy
Alt & change of use of outdoor centre to dwelling and erection of boathouse
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