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Residential Development comprising 6 low density crofts, woodland, 

paddocks and permaculture work environments on land at Kirktonlees Farm, 
Auchterarder 

 
Ref No:    12/00346/IPM 
Ward No:  7  – Strathallan 
 
Summary 
This report recommends refusal of the application for the development comprising 6 
low density crofts (with housing), woodland, paddocks and permaculture work 
environments. The development is considered contrary to the Development Plan and 
visually harmful to the appearance and character of the countryside. 
 
BACKGROUND AND DESCRIPTION 
 
1 This is an in principle application with all detailed matters of design and siting 
 of buildings, landscaping, drainage and access to be reserved for future 
 approval. 
 
2 The land forms part of Kirktonlees Farm, a 100 acre holding. The proposal 
 seeks to restructure the farm to provide for low density rural housing (up to 6 
 units) within sub-divided parcels which would incorporate a significant 
 proportion of woodland planting, paths and provide opportunity for 
 permaculture work environments (low – impact, sustainable agricultural 
 practice and sustainable living). 
 
3 The proposed ‘crofts’ would not come under statutory crofting legislation. 

Instead the crofts would essentially be large privately owned plots of land in 
the countryside (lifestyle plots). 

 
4 The supporting planning statement identifies that it would be anticipated that 

the 100 acres at Kirktonlees would be re-structured to realise approximately 
50 acres of woodland, nature conservation and woodland walks; 20 acres 
retained for agriculture and 30 acres reserved for lowland crofts (housing), 
crops and paddocks. 

 
5 The supporting planning statement offers the following explanations in support 

of the proposals: 
 
 Lowland Crofting 
 
6 Lowland crofting is basically a term used to describe “very low density rural 

housing and woodland development” near or around towns, cities and villages. 
Very simply the idea is to divide up poorer-performing farmland to provide a 
small number of manageable rural homesteads, and at the same time 
transform poorly productive land into pleasant wellwooded landscapes. 
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 Permaculture 
 
7 Permaculture describes a sustainable design system that provides for human 

needs while having a positive effect on the surrounding environment. Based 
on nature and local environment, the system allows us to find local solutions to 
local environments and work ethically, caring for the earth, people and 
ensuring equality. 

 
8 The applicant’s supporting information identifies the following benefits which 

would be delivered by the proposal: 
 

• Economic development – offers opportunity to make site into an attractive 
live/work environment for local business; 

• Landscape – Opportunity for diversity of landscape; 
• Farming – opportunity to sustain farming at Kirktonlees but in an economic 

and viable way; 
• Housing – provide increased availability and choice for rural housing; 
• Business –  crofts lend themselves to certain types of small business 

venture; 
• Wildlife – opportunity to enhance nature conservation and biodiversity; 
• Image – opportunity for PKC to be at forefront of forward thinking and 

enhance its desirability and image. 
 
9 The statement highlights environmental improvement work which has been 

undertaken by the applicant over the last 20 years and asserts that this, 
together with the size of Kirktonlees Farm (100 acres) has rendered the 
agricultural holding uneconomic. In contrast the proposals are presented as an 
opportunity to realise viability through sensitive land management.  

 
10 The site is in open countryside outside of any settlement boundary, 

approximately 1km north of Auchterarder. 
 
HIERARCHY OF APPLICATIONS  
 
11 Due to the size of the application site, which is over 2 hectares, this proposal 

is classed as a Major Application as defined by the Town and Country 
Planning (Hierarchy of Development) (Scotland) Regulations 2009. The 
applicant has carried out a pre-application public consultation exercise under 
those Regulations and a Report reviewing that process accompanies this 
application.  

 
ENVIRONMENTAL IMPACT ASSESSMENT 
 
12 The proposal constitutes a Schedule 2 development (10(b) Urban 

development project) under the Town and Country Planning (Environmental 
Impact Assessment)(Scotland) Regulations 2011. The thresholds in that 
Schedule are exceeded by the proposal. As a consequence the proposal has 
now been screened under those regulations to determine whether any likely 
significant environmental effects arising from this development in this location 
would require examination through Environmental Impact Assessment (EIA).  
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13 It is concluded that the development is not EIA development under the Town 
and Country Planning EIA (Scotland) Regulations 2011. 

 
NATIONAL POLICY AND GUIDANCE 
 
14 The Scottish Government expresses its planning policies through the National 
 Planning Framework 1& 2, the Scottish Planning Policy (SPP) and Planning 
 Advice Notes (PAN). 
 
15 Of specific relevance to this application are: 
 
 The Scottish Planning Policy 2010 
 
16 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. 
 

17 Of relevance to this application are: 
 

• Paragraphs 3: Purpose of Planning  
• Paragraph 25: Determining planning applications 
• Paragraphs 66 – 96: Housing 
• Paragraph 97 – Prime agricultural land 
• Paragraphs 125 – 133; Landscape & Natural Heritage 

 
18 The following Scottish Government Planning Advice Notes (PAN) and Guides 

are also of interest: 
 

• PAN 72  Housing in the Countryside 
• PAN 73 Rural Diversification 
• Guide to Farm Diversification & Planning Permission in Scotland 

 
DEVELOPMENT PLAN 
 
19 The Development Plan for the area comprises the Perth and Kinross 

Structure Plan (2003) and the Kinross Area Local Plan (2004). 
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 Perth and Kinross Structure Plan 2003 
 
20 The application site is located within the Lowland area where the development 

strategy includes the following objectives: 
 
 Strategy 2  The Lowland Area 
 
21 To promote greater social and economic self-sufficient diversification of the 
 rural economy by: 

• promoting new housing in smaller settlements in rural areas. 
• promoting the use of the Tayside Landscape Character Assessment and 

other more detailed assessments as a basis for developing policies and 
consideration of planning applications; 

 
22 The principal relevant Plan policies are in summary. 
 
 Sustainable Communities Policy 6  
 
23 Identifies that in the Lowland area Local Plans will develop housing in the 

countryside policies for rural housing development which reflect the need to 
support the rural economy, is well sited and is of a scale and standard of 
design appropriate to its location. 

 
 Environment and Resources Policy 4  

            
24 Identifies that the Tayside Landscape Character Assessment will be a 

material consideration in the assessment of development proposals. 
 

 Environment and Resources Policy 12  
 
25 Identifies that development which would result in the loss of prime quality 

agricultural land will only be permitted where such land is required for the 
implementation of the Plan strategy. 

 
 Making it Happen Policy 1  
 
26 Identifies that the Council will use S75 legal agreements where appropriate to 
 address deficiencies in facilities or infrastructure created by new development. 
 
STRATHEARN AREA LOCAL PLAN 2001 
 
27 The site lies within the landward area as identified in the Strathearn Area 
 Local Plan 2001, outwith the settlement boundary for Auchterarder. 
 
28 The principal relevant policies of the Plan are in summary: 
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 Policy 1 Sustainable Development  
 
29 Sets out a development strategy based on sustainable principles. The policy 

identifies key considerations which include the maintenance and improvement 
of the quality of the natural environment and the conservation of biodiversity.  

 
 Policy 2 Development Criteria  
 
30 Provides criteria by which all developments will be judged. In particular, the 

development should have an acceptable landscape framework; should be 
compatible with its surroundings in land use terms and should not result in a 
significant loss of amenity to the local community. 

 
 Policy 3 Landscape  
 
31 Identifies that proposals should seek to conserve landscape features and 

sense of local identity and strengthen and enhance landscape character.  
 
 Policy 5 Design 
 
32 Identifies that the Council will require high standards of design for all 

development in the Strathearn area. Seeks to ensure that new development 
fits its location. 

 
 Policy 44 Built Development 
 
33 Built development should not be located adjoining or outwith those 

settlements that are the subject of inset maps. 
 
 Policy 45 Agriculture 
 
34 Identifies that the Council will support agriculture remaining the major land 

use activity within the landward area and seeks to protect the best quality 
agricultural land from irreversible development. 

 
 Policy 46 Agriculture Diversification 
 
35 Provides encouragement to farms wishing to diversify where this would 
 generate additional local employment, re-use existing buildings and is 
 compatible with stated criteria. The proposal should not adversely affect the 
 viability of the existing agricultural unit or operation. 
 
 Policy 54 Housing in the Countryside 
 
36 Identifies the categories of housing development which will be permitted in the 
 countryside. This policy has been superseded by the new Housing in the 
 Countryside Policy 2009. 
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 Draft Perth And Kinross Local Development Plan (2012)  
 
37 Although approved by the Council as a Draft Plan the LDP is at an early stage 

and public consultation has yet to be concluded. Whilst it is a material 
planning consideration, reflecting a more up to date view of the Council, it is 
acknowledged that only limited weight should be accorded to it at this time in 
the consideration of this proposal. The following policies of relevance may be 
noted: 

 
• RD3 Housing in the countryside 
• RD4 Affordable Housing 
• NE2a Forestry and woodland  
• NE3 Biodiversity 
• NE4 Green Infrastructure 
• ER5 Prime Agricultural land 
• EP4 HSE Consultation 
• ED3 Rural Business and diversification. 

 
38 No specific policy relates to ‘lowland croft’ developments but it may be 

recognised that the proposal would not be consistent with the objectives of the 
Housing in the Countryside Policy.   

 
OTHER POLICIES 
 
 Affordable Housing Policy 
 
39 This policy is applicable to all new housing sites (even ones identified in the 

local plans) with the exception of those with existing consents or an approved 
development brief. This policy requires 25% of the total number of units to be 
affordable housing for schemes of 5 or more housing units.  In this case the 
affordable housing requirement would be 1.5 affordable units. As this is an in 
principle application a condition could be attached to any planning permission 
stating the affordable housing requirement will apply to the detailed planning 
application if it is for a development including 5 residential units or more.  It is 
likely that the affordable housing contribution required in this case would be a 
commuted sum. 

 
 Housing in the Countryside Policy 2009 
 
40 Sets out the Council’s policy for enabling appropriate development in rural 

areas and balancing the aims of landscape protection. Category 3 provides 
for new houses in the open countryside. 

 
 Planning Guidance Notes: Developer Contributions 
 
41 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. 
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 Planning Guidance Note – Primary Education and New Housing 
 Development May 2009 
 
42 This guidance sets out the basis on which Perth and Kinross Council will seek 

to secure contributions from developers of new homes towards the cost of 
meeting primary education infrastructure improvements necessary as a 
consequence of development. All new housing from the date of adoption 
including those on sites identified in adopted Local Plans will have the policy 
applied in areas where Primary school capacity is constrained. PKC 
Education Service advise that the guidance should be applied in this instance. 
As this is an in principle application a condition could be attached to any 
planning permission stating the Primary Education and New Housing 
Development Guide would be applied to any detailed planning application 
which follows. 

  
 Planning Guidance Note – Auchterarder Area A9 Junction Improvements 
 August 2009 
 
43 This guidance sets out the basis on which Perth and Kinross Council will seek 

to secure contributions from developers of new homes towards the cost of 
meeting road and junction improvements from the A9 in the area around 
Auchterarder. The application site lies within the area where contributions will 
be sought. The proposal would give rise to a developer contribution of £3450 
per house. As this is an in principle application a condition could be attached 
to any planning permission stating that the Auchterarder Area A9 Junction 
improvement Guide would be applied to any detailed planning application 
which follows. 

 
SITE HISTORY 
 
44 89/00227/FUL Erection Of House & Garage In Principle AT 10 April 1989 
 Application Permitted 
 
45 89/01305/FUL Conversion Of Farm Steading To 2 Houses At 6 October 1989 
 Application Permitted 
 
46 11/00019/PAN Proposed lowland crofting (6 low density crofts) and 

associated new woodlands, paddocks and permaculture working 
environments   

 
CONSULTATIONS 
 
47 Scottish Water – No objections. Confirms that there are no public sewers in 
 the vicinity and that Water Treatment Works capacity exists to serve the 
 development. 
 
48 Environmental Health - No objections 
 
49 Education - Requirement for Developer Contributions Policy (Primary 
 Education Infrastructure) to be applied to any consent. 
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50 Affordable Housing – Requirement for Developer Contributions Policy 
 (Affordable Housing) to be applied to any consent. 
 
51 Auchterarder Community Council – No objections 
 
REPRESENTATIONS 
 
52 One letter of representation has been submitted. The following material 
 comments/concerns are raised: 

• Proposal is for speculative housing and is not an appropriate farm 
diversification activity; 

• No operational need for new housing; 
• Proposal does not constitute typical crofting development.  
• Contrary to Development Plan; 
• Contrary to PKC Housing in the Countryside Policy; 

 
53 These issues are addressed in the planning appraisal section of this report. 
 
ADDITIONAL STATEMENTS RECEIVED 
 

 54  
Environmental Statement 

 
Not required 

  
Screening Opinion 

 
Completed 

  
Environmental Impact Assessment 

 
Not Required 

  
Appropriate Assessment:                            

 
Not required 

  
Design Statement or Access Statement      

 
Submitted 

  
Report on Impact or Potential Impact:         

 
Ecology appraisal of site   

 
APPRAISAL OF CURRENT APPLICATION 
 
55 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 
Plans that are applicable to this area are the approved Perth and Kinross 
Structure Plan 2003 and the adopted Strathearn Area Local Plan 2001.  

 
 Development Plan Policy 
 
56 Whilst the planting of woodland, creation of public access and enhancement 

of biodiversity are consistent with broad Plan objectives, the housing element 
of this proposal would conflict with the housing strategy set out in the 
Development Plan. 

 
57 The determining issue in this case is whether planning and other material 

considerations would outweigh the conflict with established Development Plan 
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policies which seek to limit housing in rural areas. The most relevant policies 
of the Development Plan are Sustainable Communities Policy 6 of the 
Structure Plan and Policy 54 of the Strathearn Area Local Plan and the 
Council’s approved Housing in the Countryside Policy (2009).  

 
 Housing in the Countryside Policy 2009 
 
58 This policy seeks to strike a balance between the need to protect the 

outstanding landscape of Perth and Kinross and to encourage appropriate 
housing development in rural areas including the open countryside. The 
applicant was advised at pre-application stage that any planning application 
should fully demonstrate how the proposal would rest under the Council’s 
approved Housing in the Countryside Policy and which category of housing 
was being relied on. 

 
59 Ordinarily, new houses in the open countryside (Category 3) would be 

recommended for refusal of permission unless the proposal meets one of 5 
stated exceptions. Category 3.3 can provide for housing where there is a clear 
agricultural need or other rural business justification for key worker 
accommodation. No functional operational need has been presented as part 
of this new application for croft housing. 

 
60 Category 3.5 can provide support to pilot projects creating eco-friendly houses 

where a rural setting is required and the project is linked to the management 
of land or use of land for sustainable living.  

 
61 The applicant’s agent makes reference in the submitted planning supporting 

statement to this category providing a broad context for planning permission. 
They contend that ethical aspirations and spirit of the permaculture proposals 
is linked to the management of the land and use of the land for sustainable 
living and require a rural setting.  

 
62 However this is an in principle application only with no details presented of the 

eco-credentials of the new housing. Furthermore the planning statement does 
not clarify the mechanism for ensuring that prospective purchasers be 
required to live and operate the holding in an ecologically sound and 
sustainable manner and claims at economic self-sufficiency are not 
demonstrated. 

 
63 The Council’s Local Development Plan team are not satisfied that the 

proposals are consistent with the approved Housing in the Countryside Policy. 
The applicant’s supporting statement asserts that support for the initiative of 
lowland crofting as a rural housing strategy may be found through the 
Supplementary Planning Guidance of another Scottish Planning Authority 
(West Lothian Council), developed as part of that authority’s rural housing 
strategy. That strategy applies to only a part of the administrative area of that 
Authority and seeks to respond to specific local circumstances. That area has 
a poor environment due to past mining activity and is of limited agricultural 
value.  
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64 The guidance goes on to identify that: 
  

It is neither expected nor required that people in West Lothian will live the life 
of a traditional crofter! It is recognised that many individuals will simply want to 
enjoy the benefits of living in a rural area and the sheer space around them 
that the generously sized crofts provide and that they will commute to their 
place of employment in a nearby town. Some people will want to practice 
hobby farming or perhaps keep horses while others may well earn a living by 
working from home and running businesses from their crofts. Providing these 
businesses are compatible with the amenity of the area and with the amenity 
of other residents, this will be encouraged. 

 
65 In response, I am of the opinion that it does not follow that the housing and 
 environmental needs of West Lothian will directly correspond to those of Perth 
 and Kinross and in particular the Strathearn area and therefore the citing of 
 that context should not be seen as significant in this instance. 
 
 Housing Land Availability 
 
66 The Council’s Forward Planning team confirm that there is no housing land 
 supply shortage within the Auchterarder Housing Area which would justify 
 overriding the objectives of the Housing in the Countryside Policy to support 
 speculative housing at Kirktonlees. 
 
 Landscape Character 
 
67 It may be noted that the West Lothian SPG to which the applicant accords 
 significant weight identifies that:   

 
Notwithstanding the fact that a particular site is located within the crofting 
policy area, in situations where the landscape would be adversely affected by 
the negative visual and landscape impact of new residential development, 
proposals will not be supported. 
 

68 Furthermore it should be noted that in proposing low land crofting the West 
 Lothian model seeks to ‘target’ only part of the landscape of that area which is 
 degraded.  
 
69 By contrast the landscape at Kirktonless, as part of Strathearn and within the 
 Lowland Hills Landscape Character Type (Tayside Landscape Character 
 Assessment), is not degraded and comprises a soft area of rolling pastureland 
 with woodland of significant amenity value. 
 
70 Subdivision of the application site would realise 6 new dwellings, in a 

concentrated arrangement, and a significant number of ancillary service 
buildings to serve the new land holdings would be likely to follow. This would 
contrast with the pattern of development in the locality and represent a harmful 
visual change to the appearance and character of this part of Strathearn 
countryside.   
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 Loss of agricultural land 
 
71 It should be noted that the land at Kirktonless Farm is not poor performing 

farmland (part of the applicants rationale for proposing low land crofting) but 
‘Prime’ agricultural land ( Class 3.1). Environment and Resources Policy 12 of 
the Structure Plan and Policy 45 of the Strathearn Area Local Plan 2001 seek 
to protect the best quality agricultural land from irreversible development.  

 
 Farm Diversification 
 
72 The applicants supporting statement highlights environmental improvement 

work which has been undertaken over the last 20 years and asserts that this, 
together with its size has rendered the agricultural holding uneconomic. The 
statement makes repeated reference to ‘re-structuring’ of the farm and to the 
proposals constituting a farm diversification proposal.  

 
73 The proposals encompass the whole of the 100 acre holding at Kirktonlees. 

The proposals are presented as an opportunity to realise viability through 
sensitive land management but the application does not explain nor quantify 
how economic viability would be delivered by the proposals. It is not 
demonstrated how the proposals would relate to any remaining farm operation 
nor how the existing agricultural business would be sustained and made viable 
by the proposals.  

 
74 Accordingly Officers are not satisfied that the proposals would constitute a 

diversification of the farm enterprise to which Policy 46 of the Strathearn Area 
Local Plan is directed. 

 
 Ecology 
 
75 An ecological appraisal of the site based on desk assessment and site 

walkover has been submitted in support of the proposal. The Report finds that 
the site presently has low potential for the presence of protected species and 
that any new planning consent provides opportunity to enhance habitat 
through hedgerow retention protection and habitat creation. The Council’s 
Biodiversity Officer is content with the findings. 

 
76 The supporting planning statement identifies a key benefit arising from the 

proposal as the opportunity to enhance biodiversity as a consequence of 
woodland planting and sustainable land management.   

 
77 The Council’s Biodiversity Officer does acknowledge that varied and multi-

management of the land block could have positive biodiversity benefits when 
compared to single land block management practice. However, it should be 
noted that these elements of the proposal, namely the planting of woodland, 
creation of access paths and biodiversity enhancement through land 
management would not amount to development and would not require 
planning permission. Such land management could be undertaken now, 
without the need for any planning approval.  
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78 Furthermore land managed in this way would not be likely to generate an 
 operational need for new housing. 
 
 Traffic and Transport 
 
79 The application site is located 1.1 km to the north of Auchterarder and is 
 accessed by way of a 250m private driveway from the Castleton Road. 
 
80 The Transport Planning section of the Council has offered no objection to the 
 application in terms of traffic generation. They advise that if approved a 
 condition be included to ensure that all matters regarding access, car parking, 
 road layout design and specification, including the disposal of surface water, 
 be constructed to standards required by the Council as Roads Authority. 
 
81 The site lies within the identified boundary for the collection of developer 

contributions for the delivery of A9 Junction Improvements, as established 
through the Planning Guidance Note – Auchterarder Area A9 Junction 
Improvements 2009.  The proposal would give rise to a developer contribution 
of £3450 per dwelling. To enable the contribution to be collected a condition 
could be imposed on any new ‘in principle’ consent to ensure that the policy 
guide be applied at the later, detailed planning stage. 

 
 Drainage 
 
82 The site would not be served by mains foul drainage. Private drainage would 

be required to serve any new housing. If approved a condition be included as 
part of any ‘in principle’ consent to ensure that all foul and surface water 
drainage proposals are submitted at the later, detailed planning stage. 

 
LEGAL AGREEMENT 
 
83 None required. 
 
DIRECTION BY SCOTTISH MINISTERS 
  
84 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 call in or notification 
relating to this application. 

 
CONCLUSION AND REASONS FOR RECOMMENDATION 
 
85 The proposal for new housing would not accord with the provisions of the 

Development Plan and the Council’s approved Housing in the Countryside 
Policy. An operational need for new housing has not been demonstrated and 
in the absence of detail Officers cannot be satisfied that any eco-friendly 
credentials of the proposals would justify new housing of this nature in this 
location.  

 

 

162



A RECOMMENDATION 
 
 Refuse for the following reasons:  
 
1.  The site is located within the countryside where there is a presumption 

against the construction of new dwellings except in certain limited 
circumstances. On the basis of the submitted information the Council as 
Planning Authority is not satisfied that an essential operational need for the 
new dwellings can be recognised in this instance nor that the proposals for 
the sustainable management of land justify the number of dwellings proposed. 
The proposal would not satisfy Category 3 of the Council’s approved Housing 
in the Countryside Policy 2009.  The erection of a new dwellings and 
associated infrastructure without an essential operational justification would 
be a harmful change to the character and appearance of the countryside; 
would conflict with the objectives of Government Planning Guidance set out in 
SPP, would be contrary to the approved Council's Housing in the Countryside 
Policy (December 2009) and Sustainable Communities Policies 6 of the Perth 
and Kinross Structure Plan 2003; and policies 1, 2 and 3 of the Strathearn 
Area Local Plan 2001. 

 
2.  The proposals would result in the permanent loss of Prime quality agricultural 

land contrary to national planning guidance as set out in SPP and 
Environment and Resources Policy 12 of the Kinross Structure Plan 2003; 
and policy 45 of the Strathearn Area Local Plan 2001. 

 
B       JUSTIFICATION 
  

The proposal does not accord with the Development Plan and there are no 
material reasons which justify departing from the Development Plan. 

 
C PROCEDURAL NOTES 
 
 None. 
 
D INFORMATIVES 
 

 None. 
  

Background Papers: 1 letter of representation 
Planning Officer:  Garry Dimeck – ext 75300 
Date:    10 May 2012 

 
 

Nick Brian 
Development Quality Manager 
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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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