
Perth and Kinross Council
Development Management Committee – 13 April 2016
Report of Handling by Development Quality Manager

Erection of a marquee (in retrospect) Moness House Hotel And Country Club
Aberfeldy PH15 2DY

Ref. No: 16/00207/FLL
Ward No: 4 - Highland

Summary This report recommends approval of the application for the erection of a
marquee as it is considered to comply with the relevant provisions of the Development
Plan and there are no material considerations apparent which would outweigh the
Development Plan.

BACKGROUND AND DESCRIPTION

1 Full planning permission is sought for the erection of a marquee within the
grounds of the Moness House Hotel and Country Club in Aberfeldy. The
application site is located on an area of lawn to the north west of the hotel
building which is Category B listed. The Moness Estate comprises a number of
holiday lodges, a hotel, restaurant and leisure club and is bound on its
southern and western side by the Crieff Road, to the north by existing
residential housing and to the east by some housing with open fields beyond.
The marquee will be used to host events, particularly weddings and can hold
around 120 guests.

2 The application is in retrospect as the marquee has already been erected and
some events took place there in 2015. The application has come forward as a
result of an investigation by the Enforcement Officer following complaints from
neighbours with regard to noise. The requirement for a planning application
was confirmed and has now been submitted to regularise matters with regard
to planning permission. The marquee has not been used for an event since
the requirement for planning permission was identified and no further bookings
have been taken although some events are scheduled between April and
September. These were confirmed before the applicant realised that planning
permission was required.

NATIONAL POLICY AND GUIDANCE

3 The Scottish Government expresses its planning policies through The National
Planning Framework, the Scottish Planning Policy (SPP), Planning Advice
Notes (PAN), Creating Places, Designing Streets, National Roads
Development Guide and a series of Circulars.

5(1)(ii)
16/171
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DEVELOPMENT PLAN

4 The Development Plan for the area comprises the TAYplan Strategic
Development Plan 2012-2032 and the Perth and Kinross Local Development
Plan 2014.

TAYplan Strategic Development Plan 2012 – 2032 - Approved June 2012

5 The overall vision of the Tay Plan states “By 2032 the TAYplan region will be
sustainable, more attractive, competitive and vibrant without creating an
unacceptable burden on our planet. The quality of life will make it a place of
first choice, where more people choose to live, work and visit and where
businesses choose to invest and create jobs.”

6 The principal policy, in summary is:

Policy 3: Managing Tayplan’s Assets

7 Understanding and respecting the regional distinctiveness and scenic value of
the TAYplan area through amongst other things:

 Safeguarding habitats, sensitive green spaces, forestry, wetlands,
floodplains (in-line with the water framework directive), carbon sinks,
species and wildlife corridors, geodiversity, landscapes, parks,
townscapes, archaeology, historic buildings and monuments and allow
development where it does not adversely impact upon or preferably
enhances these assets.

Perth and Kinross Local Development Plan 2014

8 The Local Development Plan was adopted by Perth and Kinross Council on 3
February 2014. It is the most recent statement of Council policy and is
augmented by Supplementary Guidance.

9 The site is located within the Aberfeldy settlement boundary. The principal
policies are, in summary:

Policy PM1A - Placemaking

10 Development must contribute positively to the quality of the surrounding built
and natural environment, respecting the character and amenity of the place.
All development should be planned and designed with reference to climate
change mitigation and adaption.

Policy PM1B - Placemaking

11 All proposals should meet all eight of the placemaking criteria.
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Policy PM2 - Design Statements

12 Design Statements should normally accompany a planning application if the
development comprises 5 or more dwellings, is a non-residential use which
exceeds 0.5 ha or if the development affects the character or appearance of a
Conservation Area, Historic Garden, Designed Landscape or the setting of a
Listed Building or Scheduled Monument.

Policy RD1 - Residential Areas

13 In identified areas, residential amenity will be protected and, where possible,
improved. Small areas of private and public open space will be retained where
they are of recreational or amenity value. Proposals will be encouraged where
they satisfy the criteria set out and are compatible with the amenity and
character of an area.

Policy ED5 - Major Tourism Resorts

14 The improvement or expansion of Major Tourism Resorts will be encouraged,
and the landscape setting which is integral to their tourism offer will be
protected.

Policy HE2 - Listed Buildings

15 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. The layout, design, materials, scale, siting and
use of any development which will affect a listed building or its setting should
be appropriate to the building's character, appearance and setting.

Policy EP5 - Nuisance from Artificial Light and Light Pollution

16 Consent will not be granted for proposals where the lighting would result in
obtrusive and / or intrusive effects.

Policy EP8 - Noise Pollution

17 There is a presumption against the siting of proposals which will generate high
levels of noise in the locality of noise sensitive uses, and the location of noise
sensitive uses near to sources of noise generation.

OTHER POLICIES

18 Scottish Historic Environment Policy (SHEP)

31



SITE HISTORY

19 There have been numerous planning applications on the resort site as the hotel
and country club and its associated timeshare facilities have developed. The
applications have included additional timeshare units, improvements to the
hotel and extensions and alterations to the leisure centre. There have not
been any planning applications directly related to this proposal for an event
marquee.

CONSULTATIONS

EXTERNAL

20 No external consultations have been undertaken.

INTERNAL

21 Transport Planning – no objections.

22 Environmental Health - no objection subject to conditions.

REPRESENTATIONS

23 A total of 13 letters of representation have been received (2 from one
household) and have raised the following issues: -

 Noise and impact on residential amenity particularly at night;
 Marquee is not suitable for such events, not a permanent structure –

should use other resort buildings or construct permanent building away
from residential properties.

 Concern with non-amplified music;
 Signage is inadequate – visitors go to Burn Brae by mistake;
 Concern with potential number of events;
 Who will implement the noise Management Plan?; and
 The Marquee is unsightly.

24 All the relevant planning issues which have been raised are covered in the
Appraisal section of this report.
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ADDITIONAL STATEMENTS

25

Environment Statement Not required

Screening Opinion Not required

Environmental Impact Assessment Not required

Appropriate Assessment Not required

Design Statement / Design and Access Statement Submitted

Reports on Impact or Potential Impact Submitted

APPRAISAL

Policy Appraisal

26 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. The most relevant policy
considerations are outlined in the policy section above and will be considered
in more detail below.

Principle

27 The site is located within a settlement boundary where policy RD1: Residential
Areas applies. This policy identifies areas of residential and compatible uses
where encouragement will be given to proposals for development which protect
residential amenity and is compatible with the amenity and character of an
area. Policy EP8: noise pollution seeks to ensure that noise generating uses
are not located so as to cause a noise nuisance to noise sensitive uses. In this
case the proximity of nearby residential development to the marquee is a
primary consideration. Policy ED5 is also relevant. This supports the
expansion of major tourism resorts subject to protecting the site’s landscape
setting. The development could also affect the setting of the listed building.
Policy HE2 seeks to protect a listed building’s setting.

Economic Impact

28 The proposal is part of an existing business that brings economic benefit to the
area. The supporting statement submitted with the application suggests that
the marquee development could bring around 10-12 additional jobs to the area.

Design/Layout

29 The marquee is sited on a flat grassed area to the north west of the existing
hotel building. There is existing woodland to the north and east which is
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between the site and residential properties on Burn Brae and Moness
Crescent. The majority of the other resort buildings lie to the south of the hotel.

30 The marquee is made of vinyl and is installed on an aluminium frame. Hard
standing areas will be provided to site the marquee and associated
infrastructure installed to serve the toilets and kitchen facilities.

31 The main section of the marquee which includes the dance floor and sitting
area measures approximately 27 metres by 12 metres. There is a front
entrance proposed on the north east elevation with a pointed roof. This is
currently sited on the south east elevation and will be relocated if planning
permission is approved. Two small wings to the rear (south west elevation)
house the kitchen and cloakroom area. A separate mobile toilet unit is
attached to the cloakroom wing and a small wooden hut is sited next to the
toilet block to store equipment. Free standing gas canisters are sited to the
rear to serve the kitchen area.

32 The applicant has indicated that there would be around 30 events per calendar
year with the majority being weddings. It is not considered practical to hold
these in existing buildings within the resort due to the lack of a separate dining
facility. If the dining facility was used for these events it would not be available
for use by resort residents and the general public.

33 Other sites were considered within the grounds to erect the marquee however
due to the site levels these would require costly and extensive ground works.
The cost of a permanent structure at this time is considered by the resort to be
prohibitive and there are no plans at this stage to erect a more permanent
structure.

34 As the marquee is considered to be a temporary structure it is recommended
that any planning permission granted should be for a limited period. It is
suggested that two years would be an appropriate length of time that would
enable the proposal to be reviewed. Prior to expiry of the temporary consent
the marquee would be required to be removed and the site reinstated to its
former condition. This would be a condition of any planning approval.

Residential Amenity

35 The marquee is located around 50 metres from the closest noise sensitive
properties on Moness Crescent and Burn Brae which are situated to the
northeast, north and northwest of the site. There have been 12 objections
primarily concerned with noise from events that will be held at the marquee.

36 In order to address concerns with potential noise nuisance the applicant
commissioned a noise impact assessment to evaluate the noise nuisance and
to recommend ways of mitigating the noise issues.

37 The report recommends that a zone array speaker system is used which would
be located above the dance floor. The system is highly directional to minimise
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noise breakout. Environmental Health has witnessed the system in use and
considers that the system works well. Along with this system, a noise limiter
would be set up, accessed only by management so not open to tampering by
bands or DJs.

38 Environmental Health comments that tests of this system show a reasonable
level of music can be maintained on the dancefloor with levels no more than
42dBA as a 5 minute LAeq at the monitoring location located in the grounds of
Moness, close to the boundary with residential properties. This is lower than
the levels that would be recommended as reasonable and if this can be
maintained and managed properly it is considered by Environmental Health
that a reasonable level of residential amenity can be maintained for the
residents nearby.

39 An associated noise management plan has been produced, which seeks to
ameliorate the noise issues and gives a framework for the hotel management
to deal with complaints directly.

40 The zone array system deals with the amplified noise and the plans indicate
the zone array system fitted above the dance floor. Residents are also
concerned with non-amplified noise and that a marquee is not appropriate as a
permanent structure for such events. There has also been an objection with
regard to potential noise from the kitchen and toilet areas. However as these
facilities are over 50 metres from the residential areas I do not have any
concerns with regard to noise from these.

41 Environmental Health have recommended conditions to control both amplified
and non-amplified music and if music is audible post 23.00 it would become an
enforcement matter both in terms of Planning and Licensing. The consultant
has made assurances that this can be achieved, through stopping amplified
music if necessary. Environmental Health notes that non amplified noise is
more difficult to control however the noise management plan will be in place to
ameliorate this and if complaints are received noise monitoring equipment will
be installed and appropriate enforcement action taken as necessary.

42 A condition is also recommended by Environmental Health to limit delivery
times to Mondays to Saturdays 7am to 7pm. The agent has confirmed that it is
anticipated that deliveries would generally be restricted to the working week or
maybe a Saturday morning. The majority of events are expected to be held on
a Friday or Saturday and Sunday events are unlikely. I consider that it would
be reasonable to attach conditions as recommended by Environmental Health.

Traffic and Transport

43 The site will be accessed from the existing road network and existing parking
areas will be utilised. The site is also within easy walking and cycling distance
of the centre of Aberfeldy. There have been no objections or concerns raised in
relation to traffic and transport matters. One comment was received with regard
to signage for the resort suggesting that visitors sometimes turn in to the Burn
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Brae cul de sac by mistake. I consider that this is a separate matter that could
be addressed independently from this planning application.

Waste Collection

44 Existing arrangements will be utilised for waste and recycling storage and
collection.

Drainage and flooding

45 The site is not in an area identified as being at risk of flooding. The application
form states that the public drainage network will be used and that no new
connection for water or sewage is required. A separate toilet block is attached
to the rear of the marquee which along with the kitchen area is connected to
existing drainage infrastructure within the curtilage of Moness Resort. This is
linked to Scottish Water infrastructure sited outwith the Resort. This connection
is currently above ground level but a more permanent arrangement would be
constructed if planning permission is granted.

Impact on the setting of the listed building

46 The marquee is sited to the north west of the listed hotel building. It is noted in
the planning application that the marquee will be dismantled and cleaned in
January/February so will not be in place all year round. The low profile and
distance from the hotel building along with a wooded backdrop to the west and
north is such that it is not considered to adversely affect the setting of the listed
building and as a temporary development it is considered acceptable.
However the open space to the front of the hotel is of some significance to the
building’s setting and historic layout of the estate and any permanent structure
in this location might not be appropriate.

Developer Contributions

47 The Developer Contributions Guidance is not applicable to this application and
therefore no contributions are required in this instance.

Biodiversity

48 The site is part of a large grassed area with a woodland area sited to the north
and west which largely screens the site from surrounding residential areas. It
is unlikely that there will be any adverse impact on existing biodiversity or trees.
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Lighting

49 The supporting statement suggests that any lighting required will be localised
and of a low level nature. The agent has further confirmed that any lighting will
be primarily for lighting of paths to the marquee and will be low level. The only
exception to this would be a light to the head of the door to the entrance
vestibule. This would be of a down-lit nature to light the entrance area. There is
no other lighting proposed. Environmental Health has suggested a condition,
that I would recommend be attached to any permission, to ensure that there is
no light spillage to neighbouring properties.

LEGAL AGREEMENTS

50 None required.

DIRECTION BY SCOTTISH MINISTERS

51 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

52 In conclusion, the application must be determined in accordance with the
Development Plan unless material considerations indicate otherwise. In this
respect, the proposal is considered to comply with the approved TAYplan 2012
and the adopted Local Development Plan 2014. I have taken account of
material considerations and find none that would justify overriding the
Development Plan.

53 The principle of the development is acceptable as the proposal would support
an existing business and the applicant has demonstrated through the noise
impact assessment and proposed use of mitigating measures that the marquee
can be operated without impacting adversely on existing residential amenity.
However I do have some reservations with the non-permanent nature of the
structure and on that basis recommend that the application is approved,
subject to conditions, for a temporary period of two years.

RECOMMENDATION

A Approve the application subject to the following conditions:

1 Consent is hereby granted for a limited period until 30th April 2018. The use
authorised by this permission shall be discontinued prior to the expiry of the
period of consent, the development shall be removed and the site reinstated to
its former condition to the satisfaction of the Council as Planning Authority.
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Reason - In view of the nature of the proposed development and to enable the
Planning Authority to review the circumstances pertaining to the proposal within
a reasonable period of time.

2 All external lighting to be installed shall be sufficiently screened and aligned so
as to ensure that there is no direct illumination of neighbouring land and that
light spillage beyond the boundaries of the site is minimised.

Reason - In the interests of residential amenity and to avoid light pollution.

3 The delivery of goods to the premises shall take place between 7am to 7pm
Mondays to Saturdays and at no other time.

Reason - In order to safeguard the residential amenity of the area.

4 Amplified and Non amplified Music emanating from the Moness marquee shall
not exceed 45dB LAeq (t5min) when measured at the boundary of any
residential garden between the hours of 07:00 and 23:00.
Reason - In order to safeguard the residential amenity of the area.

5 All amplified music continuing beyond 23.00 hours should not be audible within
the habitable rooms of nearby residences with windows slightly open.

Reason - In order to safeguard the residential amenity of the area.

6 All amplified music must be directed through the Zone Array speaker system
and the Symetrix Solus process limiter as set out in the Direct Acoustics Noise
Control Report(16/00207/4).

Reason - In order to safeguard the residential amenity of the area.

7 The noise management plan (16/00207/5) must be adhered to at all times, with
records kept and made available on request to the planning authority. Any
future amendments should be agreed in writing with the Council as Planning
Authority.

Reason - In order to safeguard the residential amenity of the area and of
proper site management.

B JUSTIFICATION

The proposal is in accordance with the Development Plan and there are no
material reasons which justify departing from the Development Plan.

C PROCEDURAL NOTES

None.
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D INFORMATIVES

1 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.

2 The applicant is advised that the granting of planning consent does not
guarantee a connection to Scottish Water’s assets. The applicant must make a
separate application to Scottish Water Planning & Development Services team
for permission to connect to the public wastewater system and/or water network
and all their requirements must be fully adhered to.

3 This development will require the 'Display of notice while development is
carried out', under Section 27C(1) of the Town and Country Planning Act 1997,
as amended, and Regulation 41 of the Development Management Procedure
(Scotland) Regulations 2013.The form of the notice is set out in Schedule 7 of
the Regulations and a draft notice is included for your guidance. In accordance
with Regulation 41 the notice must be:

Displayed in a prominent place at or in the vicinity of the site of the development
Readily visible to the public
Printed on durable material.

Background Papers: 13 letters of representation.
Contact Officer: Persephone Beer – Ext 75354
Date: 31 March 2016

NICK BRIAN
DEVELOPMENT QUALITY MANAGER
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