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Perth and Kinross Council 
Development Control Committee – 12 December 2012 
 Report of Handling by Development Quality Manager 

 
Construction of a new link road, modification of roundabout, removal of 

footbridge, enlargement of existing car park and associated works at  
Gleneagles Station, Auchterarder 

 
Ref. No: 12/01679/FLL 
Ward No: 7 - Strathallan 
 
Summary 
This report recommends approval of the application for construction of a new link 
road, modification of roundabout, removal of footbridge, enlargement of existing car 
park and associated works at Gleneagles Station as the development is considered 
to comply with national, regional and local transport policy and will provide a safer 
access to the trunk road network. Perth and Kinross Council are the applicants for 
this proposal. 
 
BACKGROUND AND DESCRIPTION 
 
1 TACTRAN, the Tayside and Central Scotland Transport Partnership, has 

identified the need to develop the Tay Estuary Rail Study (TERS) proposals as 
part of their Regional Transport Strategy Delivery Plan. As part of this strategy, 
the B listed Gleneagles Railway Station will be enhanced to provide additional 
and improved facilities for rail travellers and commuters. At the same time, 
Perth and Kinross Council’s Roads Design Team proposes to construct a new 
access road to the station, allowing the existing access off the A9 to be 
stopped-up. 

 
2 At present, the only vehicle access to the railway station is directly off the A9 

trunk road. The existing access and junction is considered to be substandard 
given the lack of acceleration and deceleration lanes for motorists entering and 
exiting the station access road.This has led to concerns about road safety for 
buses and other local traffic users, but particularly pedestrians and cyclists who 
must cross the A9 to access the station. 

 
3 The new link road and will enable two substandard junctions and twocentral 

reserve gaps on the A9 to be closed. A number of alternative routes, 4 in total, 
were investigated and the preferred route is the subject of this application. This 
will provide the following headline benefits: 

 
• Improvements to safety and a reduction in casualties 
• Better access to rail services for commuters 
• Safer routes to encourage pedestrian and cycle access to the station 
• Better and safer public transport access to the area for tourists and 

visitors 
  (in anticipation for the Ryder Cup) 
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4 The application site extends to 5.9 hectares and includes part of Gleneagles 
Railway Station and the existing access road, an area of agricultural land and 
farm access and the Loaninghead Junction and southern approach. The link 
road will be formed by enlarging an existing roundabout which provides a 
junction with the A823 and A9 off slip at the Loaninghead Junction. The 
roundabout enlargement will facilitate the construction of a new fifth arm which 
will enable the construction of the link road. The new link road will be 6.5m wide 
and will enable the existing A9 accesses to Gleneagles Railway Station and 
Millhill Farm directly off the A9 to be stopped-up. 
 

5 The existing A9 southbound off slip will require to be realigned over the last 
100m on approach to the roundabout. The existing diverge nose and taper also 
require to be extended. Street lighting will be provided along the 820m length of 
link road at the back of the 2m wide footway which will run along one side of the 
road. The existing car park facilities will be upgraded to a 140 space car park 
with bus turning circle and provision for disabled parking and taxi waiting areas. 
At present it is estimated that the annual average traffic flow on the road is 
between 120-150 vehicles. 
 

6  It is projected that there will be a slight increase in traffic once the new road is 
open. The majority of these vehicles will be arriving in time for a morning train 
and departing in the early evening. There will also be journeys associated with 
dropping off and picking up passengers. There will be a small number of trips 
associated with the two properties, Caledonian Cottage and Station House, 
each day, but this will be approximately 10 journeys a day. 
 

7 Additional racks and a shelter will be provided for cycle facilities. To enable 
safe vehicular access to and from the station it is proposed to remove the 
redundant disused footbridge spanning between the current station and the 
former ticket office/station house. The former station house which is also B 
listed is presently occupied as a dwellinghouse – Caledonian Cottage. Station 
House is a private dwellinghouse and is situated outwith the application site to 
the north and is accessed  via the existing main access to the station. The 
footbridge does not provide enough headroom for the proposed works to the 
road surface level and to accommodate double decker buses. A Listed Building 
application has also been submitted for the removal of the B listed footbridge 
(12/1680/LBC) and is included elsewhere on this agenda.  

 
8 A Supporting Planning Statement and Drainage Assessment have been 

submitted with the application. 
 
ENVIRONMENTAL IMPACT ASSESSMENT (EIA) 
 
9 EEC Directive (No 2003/35/EC) requires an Authority giving a planning consent 

for particular large scale projects to make its decision in the knowledge of any 
likely significant effects on the environment. The Directive sets out a procedure 
that must  be followed for certain types of project before they can be given 
‘development consent’. This procedure, known as Environmental Impact 
Assessment (EIA), is a means of drawing together, in a systematic way, an 
assessment of a project’s likely significant environmental effects. This helps to 
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ensure that the importance of the predicted effects, and the scope for reducing 
any adverse effects, are properly understood by the public and the relevant 
competent authority before it makes its decision. 

 
10 Following a screening exercise undertaken by the Council under the EIA 

(Scotland) Regulations 1999 (as amended) dated the 16 July 2012 it was 
concluded that an EIA was not required for this proposal.  

 
NATIONAL POLICY AND GUIDANCE 
 

The Scottish Planning Policy 2010 
 
11 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, 
• 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. 
 

12 Of relevance to this application are: 
 

 Paragraphs 45 -51: Economic Development 
 Paragraphs 110-124: Historic Environment 
 Paragraphs 125-148: Landscape and Natural Heritage 
 Paragraphs 165-181: Transport 
 Paragraphs 196-211: Flooding and Drainage 

 
 Scottish Historic Environmental Policy December 2011 (SHEP) 
 
13 This document sets out Scottish Ministers’ policies for the historic environment, 

provides greater policy direction for Historic Scotland and provides a framework 
that informs the day-to-day work of a range of organisations that have a role 
and interest in managing the historic environment. 

 
DEVELOPMENT PLAN 
 
14 The Development Plan for the area consists of TAYplan Strategic Development 

Plan 2012 – 2032 and the adopted Strathearn Area Local Plan 2001. 
 

TAYplan Strategic Development Plan 2012 – 2032  Approved June 2012  
 
15 Under the TAYPlan the principal relevant policy is: 
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 Policy 2: Shaping Better Quality Places 
 
16 Ensure the integration of transport and land use to reduce the need to travel 

and improve accessibility by foot, cycle and public transport; make the best use 
of existing infrastructure to achieve a walkable environment combining different 
land uses with green space; and, support land use and transport development 
by transport assessments/ appraisals and travel plans where appropriate, 
including necessary on and offsite infrastructure. 

  
 Strathearn Area Local Plan 2001 
 
17 Under the Local Plan the application site is located within the landward area 

where the principal relevant policies are in summary: - 
 
 Policy 1 Sustainable Development 
 
18 This sets out the criteria to ensure the goals for sustainable development are 

achieved including use of non renewable resources, maintain or improve the 
quality of the environment, the precautionary principle is applied, biodiversity is 
conserved, minimisation of waste and pollution and to meet local needs and 
enhance access to employment facilities, goods and services. 

 
 Policy 2 Development Criteria 
 
19 All developments within the Plan area will be judged against a series of criteria 

including landscape framework capable of absorbing, and if necessary, 
screening the development, the scale, form, colour, and density of 
development, compatibility with its surroundings in land use terms, local road 
network, sufficient spare capacity in drainage, water and education services, 
the site should be large enough, buildings and layouts to be energy efficient, 
where possible be located in those settlements which are the subject of inset 
maps. 

 
 Policy 4 Landscape 
  
20 Where developments shall seek to mitigate any adverse landscape impacts. 
 
 Policy 23 Archaeology 
 
21 The Council will safeguard the settings and archaeological landscapes 

associated with Scheduled Ancient Monuments from potential adverse 
development. 

 
 Policy 27: Listed Buildings 
 
22 There will be a presumption against the demolition of Listed Buildings and their 
 setting will be protected.  
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Policy 28 Listed Buildings 
 
23 The Council will encourage the restoration, correct maintenance and sensitive 

enhancement of buildings on the Statutory List.  
 
 Policy 29: Tourist related development  
 
24 Encouragement will be given to development that improves the quality of 
 existing tourist facilities providing it is consistent with other local plan policies. 
 
 Policy 40: Public Transport Provision 
 
25 The Council will investigate public transport provision throughout the Local Plan 

area and it will encourage and promote improvements particularly where they 
result in the improved use of the rail network for both passengers and freight.  

 
 Policy 45: Agriculture 
 
26 There will be a presumption against the use of prime quality agricultural land for 
 irreversible development. 
 
 Perth and Kinross Proposed Local Development Plan (PLDP) 2012 
 
27 Members will be aware that on the 30 January 2012 the Proposed Local 

Development Plan was published. The adopted Local Plan will eventually be 
replaced by the Proposed Local Development Plan (LDP). The LDP has 
recently undergone a period of public consultation. The Proposed Local 
Development Plan may be modified and will be subject to examination prior to 
adoption. It is not expected that the Council will be in a position to adopt the 
Local Development Plan before December 2014. The Plan may be regarded as 
a material consideration in the determination of this application, reflecting a 
more up to date view of the Council.   

 
28 Under the PLDP the site lies outwith any settlement boundaries The principal 

relevant policies are in summary:-  
 
 Policy TA1: Transport Standards 
 
29 The Plan identifies existing transport infrastructure; encouragement will be 

given to the retention and improvement of these facilities provided the 
improvements are compatible with adjoining land uses.  

 
 Policy HE2: Listed Buildings 
 
30 There is a presumption in favour of the retention and sympathetic restoration, 

correct maintenance and sensitive management of listed buildings to enable 
them to remain in active use, and any proposed alterations or adaptations to 
help sustain or enhance a building’s beneficial use should not adversely affect 
its special interest. 
 

139



Policy ED5: Major Tourism Resorts 
 

31 The Plan area includes a number of significant resort complexes which play a 
significant role in the local, national and international tourism economy. The 
improvement or expansion of these facilities will be encouraged and the 
landscape setting which is integral to their tourism offer will be protected from 
developments with the potential to adversely impact upon it. Specifically these 
major resorts are: 

 (a) Crieff Hydro 
 (b) Dunkeld House 
 (c) The Gleneagles Hotel 
 (d) gWest 
 (e) Taymouth Castle Estate 
 
SITE HISTORY 
 
32 None. 
 
CONSULTATIONS 
 
33 Perth And Kinross Area 

Archaeologist 
No objection subject to a condition to ensure a 
written scheme of investigation is carried out by 
the applicant and approved by the Planning 
Authority. 
 

34 Scottish Water No objection 
 

35 Transport Scotland No objection subject to the applicant having the 
necessary departures from standards approved 
by Transport Scotland. 

  

REPRESENTATIONS 
 
36 3 letters of representation were received which raise the following issues:- 

 
• Impact on neighbouring residential amenity 
• The proposal creates excessive severance of arable land 
• Imposes an unacceptable level of disturbance on farm land and farm 

operations 
• The proposal would currently prohibit the future use of the currently 

disused Crieff/Comrie platform 
• An acceptable alternative route can be designed and safeguarded 

 
ADDITIONAL STATEMENTS 
 
37 Environment Statement Not required 
 Screening Opinion Submitted 
 Environmental Impact Assessment Not required 
 Appropriate Assessment Not required 
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 Design Statement / Design and Access Statement None 
 Planning and Drainage Assessment Submitted.  

 
APPRAISAL 
 
 Policy  
 
38 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. 

 
39 National and regional planning policy states that the planning system should 

support a pattern of development which reduces the need to travel and 
facilitates travel by public transport in an effort to reduce emissions from 
transport sources. Also providing for safe and efficient movement of traffic on 
the strategic road network is an important goal and direct access onto any 
strategic road should be avoided. Making the best use of current rail services 
and stations to achieve optimum use of the existing rail network is important. 
Ensuring the integration of transport and land use to reduce the need to travel 
and improve accessibility to public transport is also a necessary step in 
achieving sustainable development. Improving road and rail 
facilities/infrastructure in Scotland allows improved access to tourist and 
business resources and encourages economic growth generally. 

 
40 Local Plan policy is supportive of improvements particularly where they result in 

the improved use of the rail network. It is considered that the proposed link road 
is in accordance with national, regional and local transport planning policy 
which encourages road safety improvements and access to the rail network. 
The impact of the link road on other environmental interests is considered 
below. 

 

 Impact on Agricultural Land 
 
41 The proposed link road will pass through agricultural land at Millhill Farm and if 

approved will involve the compulsory acquisition of 5.2 acres of land. The 
agricultural land classification under the Macaulay Institute classification is 
Class 3.2 which is not prime agricultural land but land which is capable of 
supporting mixed agriculture. Millhill Farms have objected to the proposal on 
the grounds of excessive severance of farmland and unacceptable disturbance 
on land and farming operations. In negotiation with Millhill Farms as part of the 
compulsory purchase process the Council does not dispute that the landholding 
will be severed. The affected land is already severed from the main part of the 
farm as it lies between the railway and the A9. Access is currently by a bridge 
over the railway or from the A9 and neither of these accesses is particularly 
suitable for large farm vehicles. The proposed link route will be relatively lightly 
used and it is envisaged that the land will remain accessible from the farm. The 
Council will endeavour to allow the continued use of the retained land for stock 
purposes. Millhill Farms landholding extends to almost 1000 acres and the 
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compulsory acquisition of 5.2 acres is not considered to have a significantly 
adverse impact on overall farming practices. The combination of 
accommodation works and compensation under the Land Compensation 
Scotland Acts will ensure that Millhill Farms are suitably compensated for any 
loss of this land.  

 The proposal will not result in the loss of prime quality agricultural land. 
 
 Road Design and Traffic Safety 
  
42 The proposed link road and modification of the Loaninghead roundabout are 

acceptable in terms of road design and there are no objections to the proposals 
from Transport Scotland or the Council’s Transportation Planners subject to 
conditions. As part of the Regional Transport Strategy the proposed link road 
will provide a much safer access to the trunk road network and help encourage 
use of Gleneagles Railway Station. Concerns were raised that the proposal 
would prevent the future opening of the former Crieff/Comrie branch line. In 
consultation however with Network Rail they have intimated that this would not 
be a proposal which would form any part of their strategic rail policy in the 
foreseeable future. 

 
 Drainage 
 
43 One of the main impacts of the new link road will be that of surface water 

drainage.The proposed drainage solution for the link road is to use a 
combination of road gullies and dry swales at the back of the verge. The 
carriageway surface water will  be collected by standard road gullies and the 
gully tail will extend through to meet the swale behind the verge. This will 
provide a first stage of pollutant treatment by the passage of surface water over 
the swale side vegetation. It is proposed that a filter drain is positioned below 
the invert of the swale. This will provide a second level of treatment by the 
passage of surface water through the filter stone. Where there is not the 
physical space to accommodate the use of swales it is proposed to use 
pervious pavement in the form of permeable blocks to provide surface water 
pollution control.  

 
44 Due to land constraints and site location it is proposed to use a cellular storage 

tank located below the end of the car park as an alternative to a detention basin 
to attenuate the surface water runoff to the pre-development greenfield runoff 
rate. This tank would provide the capacity to attenuate the already treated 
surface water and release the outflow at the calculated flow rate through a flow 
control device. If there is favourable ground conditions then the cellular storage 
could have a permeable base to allow infiltration to the ground. The Council are 
prepared in principle to adopt the attenuation tank and therefore maintain it. An 
emergency shut-off valve will be provided prior to discharge to isolate the 
drainage system from the watercourse in the event of a spillage. 

 
45 The drainage for the realigned A9 southbound off slip road will utilise the 

existingroad drainage system. Any additional paved area from the proposed 
scheme will be attenuated to the pre-development rate. 
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46 SEPA has been consulted at the pre-application stage and have confirmed that 
the proposal includes the required 2 levels of SUDs for the development and 
they have no objections. Due to the type of road and size of the car park no 
licence is required from SEPA. 

 
 Residential Amenity 
  
47 In terms of impact on residential amenity an objection to the proposal has been 

raised from the current owner of Caledonian Cottage which was the former 
ticket office or station house and falls within the overall category B listing of 
Gleneagles Station. Land within Caledonian Cottage ownership will be subject 
to the compulsory purchase process for the proposed link road and the Council 
is presently in negotiations with the owner on how the proposed road will 
impact on the property. The owner of Caledonian Cottage does not object in 
principle to the provision of the link road however is concerned that the 
proposed layout will affect residential amenity and that an alternative route 
should be provided. Alternative routes have been considered by the Council 
and the preferred alignment runs just north of the railway and links with the 
Loaninghead Junction. It is anticipated that there will be additional noise as a 
result of the proposal however given the number of vehicles predicted to use 
the route it is considered that this will not have a substantial effect on the 
amenity of the property given the present situation adjacent to the railway and 
car park. It is recommended that prior to commencement of work a Noise  
Impact Assessment is carried out and that appropriate mitigation measures are 
provided to ensure that the residential amenity of Caledonian Cottage is fully 
considered. Other mitigation measures will involve those to minimise headlight 
glare including screen fencing and possible tree planting, details of which will 
be covered by a condition on any consent. 

 
 Listed Buildings 
 
48 Gleneagles Railway Station is a category B listed building.  Proposals for the 

new link road and associated works affect both its fabric and its setting. Dealing 
with the setting impacts first, the proposed link road will cut across an area to 
the west of the station currently in agricultural use, to connect with the 
Loaninghead roundabout.  The current A9 junction and north-eastern end of the 
current access road will be closed off. The proposed enhanced access to, and 
use of, the station entails the use of the western side of the site for improved 
passenger access, bus turning, waiting and drop-off facilities and parking.   

 
49 The enlarged Loaninghead roundabout and the new link road are not 

considered to have a significant additional visual impact on the setting of the 
station in relation to the existing surrounding road network.  Areas of planting 
are proposed at the western end of the link road which will have a partial 
screening effect.  Lighting is proposed at the roundabout and along the new 
road, which could substantially increase the impact.  However, this could be 
mitigated by sensitive design and details should be requested by condition if 
the application is approved.  Details and samples of the proposed surfacing 
materials for the new hard landscaped areas adjacent to the station should also 
be requested. 
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50 Regarding the direct fabric impacts of the proposals, the disused footbridge 
spanning between the current station and the former ticket office/station house 
is proposed for removal.  The footbridge is not considered to provide enough 
headroom for the proposed works to the road surface and the need to 
accommodate double-decker buses. 

 
51 The former ticket office was separated from the station after the closure of the 

Crieff branch and its associated platforms in the 1960s, and became a private 
dwelling.  The linking footbridge was blocked off at both ends and became 
redundant.  It has not been maintained and is in poor condition, with exposed 
reinforcement to the concrete deck and extensive vegetation growth.  The 
shelter canopy at the west end has been removed in the past; the eastern 
canopy remains but is also in poor condition with slipped roof glazing and 
deteriorating timber. 

 
52 Scottish Historic Environment Policy (SHEP) requires applications for consent 

to substantially alter a listed building to meet certain tests.  Paragraph 3.43-44 
explain that, “Where the application would have a significantly adverse effect on 
the building’s special interest, but is believed to offer significant benefits to 
economic growth or the wider community, applicants should prepare a 
statement which justifies the intervention in relation to these benefits. This 
statement should demonstrate that the benefits could not be realised without 
the intervention proposed.” 
 

53 The removal of the footbridge will impact negatively on the special interest of 
the station, in terms of a significant removal of original fabric and alteration to 
the original design intention.  However, it is accepted that the bridge is in poor 
condition, functionally redundant and that the conversion of the former ticket 
office to private dwelling makes any future re-use for its original or any other 
purpose highly unlikely. Its continuing presence and deterioration would also 
impact negatively on the station and its environs.  It is also accepted that the 
proposed improvements to station access and facilities are on balance to the 
benefit of the listed station building, ensuring that it continues to have a 
beneficial use into the future.  The scheme overall has clear economic and 
community benefits.  

 
54 It is therefore considered that the proposed removal of the footbridge meets the 

SHEP tests, and is acceptable, subject to detailed comments/suggested 
conditions below. Historic Scotland have also intimated at the pre-application 
stage that they would have no objection to the removal of the footbridge. 

 
55 The demolition method statement suggests that elements of the historic 

structure forming the connections at each end and the concrete deck will have 
to be damaged or removed during dismantling.  The bridge will also be cut into 
sections to remove from site.  Confirmation will be sought that damaged/lost 
sections will be minimised as far as possible, and that the sections will be 
cut/disconnected in such a way to permit reassembly later – in order to ensure 
that the bridge can be re-used elsewhere in a form as closely resembling its 
historic design as possible.  The surviving canopy area at the station end is not 
covered in the method statement and this should be included for salvage if 
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possible.  It is recommended a more complete and detailed method statement 
is supplied once investigative works have been carried out.  A condition should 
be applied to ensure safe storage of all removed historic fabric until a new 
home for them can be found.  Specifications and method statements for all 
necessary stonework and render repairs following removal of the bridge should 
also be requested. 

 
56 The Gleneagles Hotel Historic Garden and Designated Landscape (HGDL) is 

located 300 metres to the west of the site. Given the type of development 
proposed and the intervening land and trunk road between the proposed road 
and the HGDL it is considered there will be no significant effect on it setting or 
appearance as a result. 

 
 Economic Benefits 
 
57 Along with the road safety benefits which the proposed link road will provide 

and the improvement to the fabric of Gleneagles Station, it is considered that 
the overall proposal will provide improved access to rail facilities, for different 
modes of transport which will benefit tourism and business within the local area 
for the long term future. In the shorter term the proposal will also greatly benefit 
the public transport strategy for the Ryder Cup which will be held at Gleneagles 
in September 2014. 

  
 Archaeology 
 
58 The proposed development site lies within an area that is considered to have 

archaeological potential. The density and wealth of archaeology in the area is 
highlighted by the number of nationally important scheduled monuments close 
to the proposed development site. These include a standing stone carrying 
traces of Pictish symbols, an enclosed settlement and a multivalate hillfort. 
Recent excavations relating to the improvement of the Loaninghead junction 
have highlighted the wealth of archaeology in this area. Features excavated 
included a sub-oval enclosure, a number of scattered features, two souterrains 
and two long cist burials.  An archaeological evaluation is recommended to 
assess whether any archaeological deposits survive within the line of the 
proposed link road. Any archaeological remains identified can then be 
preserved, either in situ or by record. It is recommended that a field-based 
archaeological evaluation should be carried out to determine the 
presence/absence of archaeology on site and, if necessary, further develop a 
mitigation strategy to deal with any remains. 

 
 Biodiversity 
 
59 The application site covers mainly agricultural land and existing roadways 

which have a relatively low ecological value. The site is not covered by any 
environmental or nature conservation designations. There is a possibility that 
there are protected species nearby however there is no indication of them 
having a presence on the site. It is considered therefore that the proposal will 
not have any adverse impact on the biodiversity of the application site or 
immediate surrounding area.  
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 Sustainability 
  
60 The proposed link road and improvements to Gleneagles Station forms part of 

a wider regional strategy to encourage increased use of rail services generally 
and to improve road safety in the area.  Ensuring the integration of transport 
and land use to reduce the need to travel and improve accessibility to public 
transport is a necessary step in achieving sustainable development. 

  
PLANNING AUTHORITY WITH AN INTEREST IN THE LAND 
 
61 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.  

 
LEGAL AGREEMENTS REQUIRED 
 
62 Not required.  
 
DIRECTION BY SCOTTISH MINISTERS 
 
63 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 
 
64 The proposed link road and associated improvements to Gleneagles Railway 

Station is in accordance with national, regional and local transport planning 
policy where providing for safe and efficient movement of traffic on the strategic 
road network is an important goal and where direct access onto any strategic 
road should be avoided. Making the best use of current rail services and 
stations to achieve optimum use of the existing rail network is also important. It 
is considered that the proposed link road will not impact on the setting of 
Gleneagles Railway Station. The removal of the disused footbridge will impact 
negatively on the special interest of the station, however it is considered that 
this is outweighed by the wider economic and community benefits of the 
proposal for the new link road. It is considered that any impacts on existing 
neighbouring residences can be mitigated satisfactorily and there will be no 
significantly adverse impact on farming practices or farm viability as a result of 
the proposal. 
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RECOMMENDATION 
 

A Approve 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 consent. 

 
2 All matters regarding access, car parking, road layout, design and specification 

(including street lighting and disposal of surface water) shall be in accordance 
with the standards required by the Council as Roads Authority. 

 
 3 No part of this development shall proceed until such time as the necessary 

Departures from Standards have been approved by Transport Scotland. 
 
 4 No development shall take place within the development site as outlined in red 

on the approved plan until the developer has secured the implementation of a 
programme of archaeological works in accordance with a written scheme of 
investigation which has been submitted by the applicant, agreed by Perth and 
Kinross Heritage Trust, and approved by the Planning Authority. Thereafter the 
developer shall ensure that the programme of archaeological works is fully 
implemented and that all recording and recovery of archaeological resources 
within the development site is undertaken to the satisfaction of the Planning 
Authority in agreement with Perth and Kinross Heritage Trust. 

 
5 Prior to commencement of work on site the applicant shall provide details of the 

street lighting proposed for the approval of the Planning Authority. 
 
6 Prior to commencement of work on site a fully detailed landscaping scheme 

shall be submitted for the approval of the Planning Authority which shall include 
hard and soft landscaping, boundary treatments, tree removal and tree/shrub 
planting, and particularly including these proposals within the vicinity of 
Caledonian Cottage. 

 
7 Prior to commencement of work on site details and samples of surfacing 

materials for the landscaped areas adjacent to the station shall be submitted for 
the approval of the Planning Authority. 

 
8 Surface water drainage for the development shall be implemented in 

accordance with the SEPA approved Drainage Proposals by Halcrow dated 
11 July 2012. 

 
9 Prior to commencement of work on site a fully detailed Construction Method 

Statement for the development hereby approved shall be submitted for the 
approval of the Planning Authority. This will include the proposed days and 
hours of road construction works for the approval of the Planning Authority. 

 
10 Prior to commencement of work on site the applicant shall carry out a Noise 

Impact Assessment and confirm in writing suitable mitigation measures to be 
approved with the Planning Authority. 
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Reasons: 
 
 1 To ensure that the development is carried out in accordance with the plans 

approved. 
 
 2 In the interests of pedestrian and traffic safety and in the interests of free traffic 

flow. 
 
 3 To ensure that current standards are complied with and that the safety of the 

traffic on the trunk road is not diminished. 
 
 4 In the interests of archaeological heritage. 
 
 5-7 In the interests of visual amenity; to ensure a satisfactory standard of local 

environmental quality 
 
8 In order to control surface runoff in the interests of flood risk. 
 
9 In the interests of environmental quality and to ensure a suitable standard of 

construction.  
 
10 In the interests of residential amenity. 
 

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 
 
 None. 
 
D 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. 
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 4 The applicant is advised that in terms of Section 21 of the Roads (Scotland) Act 
1984 he/she/they must obtain from the Council as Roads Authority consent to 
construct a new road prior to the commencement of roadworks.  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. 

 
 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. 

 
6 This is approval of your application Ref no 12/01679/FLL for planning 

permission only. It does not include any approval for your related Listed 
Building Consent Ref no 12/01680/LBC. You should therefore not commence 
any removal work on the disused footbridge until you have received Listed 
Building Consent. Carrying out alterations without Listed Building Consent is an 
offence. 

 

 
Background Papers: 3 letters of representation. 
Contact Officer:  Mark Williamson – Ext 75355 
Date:   29 November  2012 

 
 

Nick Brian 
Development Quality Manager 

 
 
 

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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