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Modification of existing consent (07/02755/FLL) for a change of house type at 

Site north of Grieve’s Cottage, Snabs Farm, Longforgan 
 

Ref. No:   12/00329/FLL 
Ward No: 1 – Carse of Gowrie 
 
Summary 
This report recommends approval of a detailed planning application for a change of 
house type on a consented residential plot at Snabs Farm, Longforgan on the 
grounds that the proposal will not have an adverse impact on the setting of an 
adjacent listed building nor adversely impact on existing residential and visual 
amenity. 
 
BACKGROUND AND DESCRIPTION 
 
1 The site relates to a regular shaped 0.1ha area of grassed waste ground which is 

located at the NE corner of a compact building group known collectively as 
‘Snabs Farm’. Snabs Farm is located north of the A90, approx half a mile NW of 
the Carse of Gowrie village of Longforgan. The Snabs Farm group comprises 
seven existing dwellings varying from a listed farmhouse, detached cottages, a 
converted steading building and a new build semi-detached courtyard 
development, the latter of which is immediately to the west of the application site. 
The application site measures approx 50m in its length (north to south) and 
approx 30m in its width (east to west) and is surrounded to the north and east by 
agricultural fields, whilst to the south is the curtilage of an existing cottage. An 
existing telecommunication phone mast is located immediately adjacent to the 
NE corner of the site.   

 
2 Detailed planning consent was granted on the site in 2007 for a bespoke, 

detached dwelling that offered living accommodation over two levels. This 
consent followed a previous refusal on the site on the grounds of an 
inappropriately design house type. In addition to the consented 2007 proposal, 
a detailed planning application by the current applicant for an alterative house 
type was withdrawn earlier this year, following advice from the Planning 
Service. 

 
3 This current planning application seeks to obtain detailed planning consent for 

an amended house type on the site. The amended house is of a relatively 
traditional design and will be sited in a similar location on the plot to that of the 
previously approved dwelling. The dwelling will offer living accommodation over 
two levels, with the upper level partly within the roof space, which is achieved 
by incorporating dormer windows. It is proposed that the roof will be finished 
with natural slates, with the external walls being finished in a mix of render and 
stone. New planting and landscaping proposals are proposed along all four of 
the boundaries of the site.  

 

189



NATIONAL POLICY AND GUIDANCE 
 
4 The Scottish Government expresses its planning policies through The National 

Planning Framework 1 & 2, the Scottish Planning Policy (SPP), Planning 
Advice Notes (PAN), Designing Places, Designing Streets, and a series of 
Circulars. Of particular relevance to this planning application are:- 

 
Scottish Planning Policy 2010 

 
5 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. 
 
6 Of particular relevance to this planning application are: 
 

• Paragraphs 92-97: Rural development  
• Paragraph 113: Listed buildings and their settings.  

 
 Scottish Historic Environment policy 2008  
 
7 This document produced by Historic Scotland offers guidance to planning 

authorities in respect of proposal which affect listed building and their settings.  
 
DEVELOPMENT PLAN 
 
8 The Development Plan for the area comprises the approved Perth and Kinross 

Structure Plan 2003 and the adopted Perth Area Local Plan 1995 
(Incorporating Alteration No1, Housing Land 2000).  

 
Perth & Kinross Structure Plan 2003 

 
9 Environment & Resource Policy 8 seeks to ensure that all new proposals do 

not adversely affect the settings of listed buildings.  
 
 Perth Area Local Plan 1995 (Incorporating Alteration No1, Housing Land 

2000)   
 
10 Policy 32 (HITCP) and Policy 1 (General Landward) are directly applicable. 

As the principle of a dwelling on this site has already been firmly established by 
the virtue of the extant consent, I do not consider it necessary to re-assess the 
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proposal against Policy 32. However, Policy 1 remains relevant to the proposal 
as this policy seeks to ensure (amongst other things) that all new proposals 
within the landward area are of an acceptable design and have regard for 
existing amenity (visual and residential). In addition, Policy 25 (Listed 
Buildings) seeks to ensure that new proposals do not adversely affect the 
setting of listed buildings.  

 
PERTH AND KINROSS COUNCIL LOCAL DEVELOPMENT PLAN - PROPOSED 
PLAN JANUARY 2012 
 
11 Members will be aware that 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. Currently undergoing 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. 

 
12 Under the LDP the site lies within an area as landward area where the following 

policies apply:- 
 

Policy RD3: Housing in the Countryside, offers support for proposals for new 
housing in the open countryside subject to a number of criteria being met.  

 
Policy HE2: Listed Buildings, which seeks to ensure that new developments 
do not adversely affect the setting of listed buildings.  

 
OTHER COUNCIL POLICIES 
 

Housing in the Countryside Policy (HITCP) 2009 
 
13 The extant planning consent was primarily assessed against the then current 

2005 HITCP, which was the most up to date policy for new housing in the open 
countryside when the 2007 planning application was considered. This policy 
offered support in principle for new residential developments within existing 
building groups, providing a number of specific criteria could be met. Since the 
approval of the 2007 consent, the Council has approved a revised HICTP in 
2009 which is now the most recent expression of Council policy towards new 
housing in the open countryside. The current 2009 HITCP is extremely similar 
in its content to the 2005 HICTP in terms of development within existing 
building groups, and to this end, I consider the principle of dwelling on this site 
to be consistent with the 2009 HITCP.  

 
Planning Guidance Note–Primary Education & New Housing Development 
May 2009 

 
14 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 
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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. As detailed planning consent already exists on this site, there is no 
requirement for an education contribution.  

 
SITE HISTORY 
 
15 The site has a long planning history starting with a detailed planning application 

(07/00469/FUL) in early 2007 for a contemporary designed dwelling which was 
ultimately refused by the then Development Control Committee in June 2007. A 
subsequent detailed planning application (07/02755/FUL) for a more traditional 
house type was approved under delegated powers in early 2008, and this 
consent remains valid. A further detailed planning application (11/01419/FLL) 
for an alterative house type to that which was approved under 07/02755/FLL 
was withdrawn, prior to it being determined following advice on from the 
Planning Service regarding its acceptability.  

 
CONSULTATIONS 

 
16 Perth & Kinross Heritage Trust has commented on the planning application 

and raised no objection, subject to a standard condition being attached to the 
consent. 

 
17 Scottish Water have commented on the planning application and raised no 

concerns.  
 
REPRESENTATIONS 
 
18 Seven letters of representations have been received from local residents, all 

objecting to the proposal. The principal issues raised within the representations 
are, 

 
• Proposal is contrary to the Development Plan 
• Proposal is contrary to the HITCP 2009 
• Impact on residential and visual amenity 
• Impact on the setting of the listed building 
• Proposal is of an inferior design to that of the consented proposal 
• Road safety issues 
• Loss of property values 
• Loss of views 

 
19 The perceived loss of property values and personal views, both are not 

considered to be material planning considerations and fall outwith the scope of 
the planning system. The remaining issues listed above, are addressed in the 
main section of the report.  
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ADDITIONAL STATEMENTS 
 
 Environmental Statement      Not required 
 Screening Opinion  Not required 
 Environmental Impact Assessment Not required 
 Appropriate Assessment  Not required 
 Design Statement or Design and Access Statement Not required 
 Report on Impact or Potential Impact. Not required 
 
APPRAISAL 
 
 Policy  
 
20 Sections 25 and 37(2) of the Town & Country Planning (Scotland) Act 1997 (as 

amended) requires the determination of the planning application to be made in 
accordance with the provisions of the Development Plan, unless material 
considerations indicate otherwise. In terms of the Development Plan, as the 
principle of a dwelling on this site has been firmly established by virtue of the 
presence of the extant detailed consent, I consider the key policy issues to be 
whether or not the proposal accords with the design and siting requirements of 
Policy 1 of the Local Plan and whether or not the proposal accords with the 
cultural heritage policies of Policy 23 of the Local Plan and Environmental 
Resource Policy 8 of the Structure Plan. For reasons stated elsewhere, I 
consider the proposal to be in accordance with the Development Plan.  

 
Extant Consent 

 
21 As the site has an existing detailed planning consent for a single dwelling, it is 

not reasonable to re-assess the principle of a dwelling on this site again, The 
extant consent has firmly established the principle of a dwelling on this site and 
to this end, the consideration of this planning application should be solely 
focused on whether or not the design of proposed house type is acceptable in 
terms of its potential impact on existing residential and visual amenity, and on 
the setting of the listed farmhouse. In addition, the determination must be made 
on the acceptability of this proposal. The key planning issue is whether or not 
what is proposed in its own right is acceptable.  

 
Residential Amenity  

 
22 As a result of the location of the proposed dwelling on the plot, the only area 

were there is the potential for direct overlooking to occur is to the west, towards 
Falconstone House, and I note the occupiers of this property have made 
representations to the Council, specifically raising concerns over the potential 
for overlooking to occur. As only two rooflights are proposed on the west 
elevation (which will be obscure glazing), any overlooking to the west will 
inevitably arise from the windows to the rear (north) of the proposed dwelling. 
On the rear elevation, there are a number of windows at first floor level however 
these windows are approx 18m away from the windows of Falconstone House, 
a distance which is within the Council’s normal standards for window to window 
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distances. In addition to this, it should be noted that the position of the 
proposed dwelling in relation to Falconstone House creates an acute viewing 
angle between the two properties, which in combination of the distances 
involved, will in my view, further reduce the potential for overlooking to occur 
between the two properties.  

 
23 Within the representation concerns have also been raised regarding the 

potential for light spillage and fumes from the garage to adversely affect the 
residential amenity of Falconstone House. Although the garage is located on 
the west elevation facing the affected property, the combination of the existing 
slatted screen fence along the boundary and proposed new planting will limit 
the potential for spillage of light to the neighbour to occur. With regard to fumes 
from the parking cars, as Falconstone House is set back from 6m from the 
boundary, I do not consider fumes from personal vehicles to be a material 
consideration in this instance.  

 
Impact on Listed Buildings / Visual Impact 

 
24 Within the representations it has been commented that the design of the 

proposed house type is out of keeping with the historic character of the area, 
and that the proposed house type would have an adverse impact on the 
setting of the listed farmhouse. Prior to the re-submission of this planning 
application, following the withdraw of 11/01419/FLL, the applicant entered into 
detailed discussions with the Planning and Regeneration Service and the 
Council’s Conservation Officers with a view to improving the design of the 
dwelling so that the impact on the existing group of buildings and the listed 
farmhouse was reduced. The current house type design has incorporated the 
advice offered to the applicant which results in a proposal which in my opinion 
does not adversely affect the character of the existing group or adversely 
impact on the setting of the listed farmhouse. This view is echoed by my 
Conservation colleagues.  

 
25 It has been raised within the representations that the standard of design of this 

house type is inferior to the consented house type. I accept that the two 
designs are different in styles, however I am satisfied that the current proposal 
is acceptable and members should consider this proposal on its own individual 
merits.  

 
Road and Pedestrian Safety 

 
26 I note that within the letters of representation concerns have been raised 

regarding the potential increase in traffic movements. Although an additional 
dwelling will increase the vehicular movements, I do not consider the additional 
movements associated with one dwelling to compromise either road or 
pedestrian safety.  

 
Drainage 

 
27 As the site lies outwith a sewered area, a private system will be required for 

both the disposal of foul and surface water. Although the drainage within the 
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Carse of Gowrie is notoriously difficult to achieve in some locations, I consider 
this to be a technical matter which can be adequately addressed through the 
building standards regulations.  

 
Inconsistency in plans 

 
28 Within the representations it has been suggested that there are a number of 

inconsistencies between the elevations, roof and floor plans. It is noted that on 
the east elevation (facing a field), there is a conflict between the plans, with the 
roof and elevations showing one small rooflight whilst the upper floor plan 
shows a window. As this elevation faces a field, I have no particular issue to 
either opening, however for completeness, I recommend that accurate plans 
are submitted prior to works commencing on site. Other issues with the plans 
have been raised within the representations, such as the representations of the 
dormers and windows; however I consider the plans as submitted to be 
acceptable.  

 
LEGAL AGREEMENTS REQUIRED 
 
29 No legal agreement is required for this proposal.  
 
DIRECTION BY SCOTTISH MINISTERS 
 
30 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 
 
31 Although I appreciate the concerns of the local residents, and in particular the 

occupiers of Falconstone House to the west, I consider the proposed house 
type to be acceptable in its visual appearance, the impact on existing 
residential properties and the impact on the listed farmhouse.  

 
  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 No development shall take place within the development site as outlined 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 
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within the development site is undertaken to the satisfaction of the Planning 
Authority in agreement with the Perth and Kinross Heritage Trust. 

 
3 Prior to the commencement of any works on site, precise details of the external 

wall and roof finishes shall be submitted for the approval in writing by the 
Council as Planning Authority. The approved details shall be implemented in 
full, to the satisfaction of the Council as Planning Authority.  

 
4 Prior to the commencement of any works on site, a detailed landscaping 

scheme (including timescales for implementation) shall be submitted for the 
approval in writing by the Council as Planning Authority. The approved scheme 
shall be implemented in full, and thereafter maintained in perpetuity to the 
satisfaction of the Council as Planning Authority.  

 
5 Prior to the commencement of any works on site, precise details of all boundary 

treatments shall be submitted for the approval in writing by the Council as 
Planning Authority. The approved details shall be implemented in full, and 
thereafter retained in perpetuity, to the satisfaction of the Council as Planning 
Authority.  

 
6 Prior to the commencement of any works on site, precise details of all windows 

(including dormers and rooflights) and doors (including the garage door) shall 
be submitted for the approval in writing by the Council as Planning Authority. 
The approved details shall be implemented in full to the satisfaction of the 
Council as Planning Authority. 

 
7 The two rooflights on the west elevation shall be opaque / obscure glazing for 

perpetuity, to the satisfaction of the Council as Planning Authority.  
 
8 Prior to the commencement of any works on site, amended roof, upper floor 

and east elevation plans shall be submitted to the Council as Planning 
Authority. The approved plans shall be implemented in full, to the satisfaction of 
the Council as Planning Authority. 

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

approved. 
 
2 In order to comply with the Scottish Planning Policy.   
 
3 In the interest of visual amenity.  
 
4-7 In the interest of visual and residential amenity.  
 
8 In the interest of proper site management.  
 
B JUSTIFICATION 
 

The proposal is considered to comply with the Development Plan and there are 
no material reasons which justify refusing the planning application.  
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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. 
 
4 No work shall be commenced until an application for building warrant has been 

submitted and approved. 
 
5 The site lies outwith the publicly sewered areas and consequently drainage 

investigations have not been fully undertaken. 
 
 
Background Papers: Seven letters of representations 
Contact Officer:  Andy Baxter– Ext 75339 
Date:   18 May 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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