
























REPORT OF HANDLING 
  

DELEGATED REPORT 
  
Ref No 24/01865/FLL 

Ward No P7- Strathallan 

Due Determination Date 17th February 2025 Extended to 27th October 2025 

Draft Report Date 22nd October 2025 

Report Issued by Persephone Beer Date 27th October 2025 

  

PROPOSAL:  

  
Erection of 2 dwellinghouses 

    

LOCATION:  Land 115 Metres East Of Broadslap Farm Shop 
Broadslap Farm Dunning Perth PH2 0QL     

SUMMARY: 
  
This report recommends refusal of the application as the development is considered to 
be contrary to the relevant provisions of the Development Plan and there are no 
material considerations apparent which justify setting aside the Development Plan. 
  
BACKGROUND AND DESCRIPTION OF PROPOSAL 
  
This application relates to the erection of two dwellinghouses on land at Broadslap 
Farm near Dunning.  The applicant owns and farms land at Duncrub Farm and 
Broadslap Farm extending to 110 hectares.  This includes 79 hectares combinable 
cropping, 4.5 hectares of soft fruit (mostly under cover) with the remainder of the land 
made up of fallow, grassland and woodlands. A broiler chicken enterprise was 
established in 2012 and there is now housing space for 140,000 birds. A farm shop / 
café was purchased along with Broadslap Farm in 2014 which is open 12 months of the 
year. 
  
The proposed house site is located between existing farm buildings, close to the farm 
shop and a small touring caravan site. The proposed houses are required for two farm 
managers associated with the operations at Broadslap and Duncrub farms.  Planning 
permission in principle was granted for a site to the north west of this one in 2021.  This 
permission has since lapsed.  The new site is further from the main Perth to Glasgow 
railway that runs to the northwest of the site and is tucked behind buildings.  On the 
west side of the railway line is the previous farmhouse which has since been sold off 
following the closure of the level crossing that linked the original farmhouse to the 
farmland.  This house is now accessed by a track to the north of the railway line with 
the farm shop and proposed houses being accessed to the south of the railway along a 
1.5 km long private drive. 
  
The two houses are semi-detached both with 3 bedrooms at first floor level and kitchen, 
dining and living accommodation plus a potential 4th bedroom/study on the ground floor. 
Both have attached car ports for a single vehicle. The houses will be finished in render 
and horizontal cedral cladding with slate roof and uPVC windows and doors. 
  
The applicant has submitted a planning policy statement and SAC report in support of 
the proposals.   
  



SITE HISTORY 
  
21/00175/IPL Erection of a dwellinghouse (in principle) Land 80 Metres North East Of 
Broadslap Farm Dunning Approved 23.06.2021 
  
PRE-APPLICATION CONSULTATION 
  
Pre application Reference: None. 
  
DEVELOPMENT PLAN 
  

The Development Plan for the area comprises National Planning Framework 4 (NPF4) 
and the Perth and Kinross Local Development Plan 2 (2019) (LDP2).  
  
National Planning Framework 4  
  
The National Planning Framework 4 (NPF4) is the Scottish Government’s long-term 
spatial strategy with a comprehensive set of national planning policies.  This strategy 
sets out how to improve people’s lives by making sustainable, liveable and productive 
spaces.   
  
NPF4 was adopted on 13 February 2023.  NPF4 has an increased status over previous 
NPFs and comprises part of the statutory development plan. 
  
The Council’s assessment of this application has considered the following policies of 
NPF4: 
  
Policy 1: Tackling the Climate and Nature Crises 
Policy 2: Climate Mitigation and Adaptation 
Policy 3: Biodiversity 
Policy 5: Soils 
Policy 9: Brownfield, Vacant and Derelict Land and Empty Buildings 
Policy 13: Sustainable Transport 
Policy 14: Design, Quality and Place 
Policy 17: Rural Homes 
Policy 29: Rural Development 
 
Perth and Kinross Local Development Plan 2 – Adopted November 2019 
 
The Local Development Plan 2 (LDP2) is the most recent statement of Council policy 
and is augmented by Supplementary Guidance. 
 
The principal policies are: 
 
Policy 1A: Placemaking 
Policy 1B: Placemaking 
Policy 5: Infrastructure Contributions 
Policy 8: Rural Business and Diversification 
Policy 32: Embedding Low & Zero Carbon Generating Technologies in New 
Development 
Policy 39: Landscape 
Policy 41: Biodiversity 



Policy 50: Prime Agricultural Land 
Policy 51: Soils 
Policy 52: New Development and Flooding 
Policy 53B: Water Environment and Drainage: Foul Drainage 
Policy 53C: Water Environment and Drainage: Surface Water Drainage 
Policy 53E: Water Environment and Drainage: Water Supply 
Policy 56: Noise Pollution 
Policy 58A: Contaminated Land 
Policy 60B Transport Standards and Accessibility Requirements: Mew Development 
Proposals 
  
Statutory Supplementary Guidance 
  

• Supplementary Guidance - Developer Contributions & Affordable Housing 

(adopted in 2020) 

• Supplementary Guidance - Housing in the Countryside (adopted in 2020) 

• Supplementary Guidance - Landscape (adopted in 2020) 

• Supplementary Guidance - Open Space Provision for New Developments 

(adopted in 2021) 

• Supplementary Guidance - Placemaking (adopted in 2020) 
  

OTHER MATERIAL CONSIDERATIONS 
  
Non-Statutory Guidance 

  

• Planning Guidance - Planning & Biodiversity 
  
National Guidance 
  
The Scottish Government expresses its planning policies through, Planning Advice 
Notes, Creating Places, Designing Streets, National Roads Development Guide and a 
series of Circulars.   

  
Planning Advice Notes 
  
The following Scottish Government Planning Advice Notes (PANs) and Guidance 
Documents are of relevance to the proposal:  

  
• PAN 51 Planning, Environmental Protection and Regulation 
• PAN 61 Planning and Sustainable Urban Drainage Systems 
• PAN 68 Design Statements 
• PAN 75 Planning for Transport 
• PAN 77 Designing Safer Places 

  
Creating Places 2013 
  
Creating Places is the Scottish Government’s policy statement on architecture and 
place. It sets out the comprehensive value good design can deliver. It notes that 
successful places can unlock opportunities, build vibrant communities and contribute to 



a flourishing economy and set out actions that can achieve positive changes in our 
places. 
  
Designing Streets 2010 
  
Designing Streets is the policy statement in Scotland for street design and changes the 
emphasis of guidance on street design towards place-making and away from a system 
focused upon the dominance of motor vehicles. It was created to support the Scottish 
Government’s place-making agenda, alongside Creating Places.  
  
National Roads Development Guide 2014 
  
This document supports Designing Streets and expands on its principles and is 
considered to be the technical advice that should be followed in designing and 
approving of all streets including parking provision. 
  
Local Place Plans 
  
Local Place Plans are community-led plans setting out proposals for the development 
and use of land and set out a community’s aspirations for its future development. The 
application site does not lie within an area that is currently the subject of a Local Place 
Plan. 
  
CONSULTATION RESPONSES 
  
Development Plan 
Policy advice given.  The application is deemed to contravene the terms of Category 
3.3 within the Housing in the Countryside Guide and fails to provide the necessary 
evidence to justify the need for the proposed dwellinghouses. 
  
Scottish Water 
No objection. Applicant should complete a pre-development enquiry application.  No 
Scottish Water waste water infrastructure in the area. Private treatment options are 
required. 
  
Transportation And Development 
Condition requested with regard to access. 
  
Development Contributions Officer 
Education: £0 
Transport Infrastructure: 2 x £3,276 
Total: £6,552 
  
Environmental Health (Contaminated Land) 
Informative requested - A review of the proposed development site did not raise any 
real concerns, although mapping indicates that the proposed development is within the 
immediate vicinity of a railway and agricultural steading which may have resulted in 
contamination in the vicinity of the site. Should any contamination be found during the 
approved works, works should cease, and the Land Quality team should be contacted 
on 01738 475000 or contaminatedland@pkc.gov.uk  for further advice. 
  
  



Environmental Health (Noise Odour) 
Informative requested - The approved stove system shall be installed and thereafter 
operated and maintained in accordance with the manufacturer's recommendations, 
such that smoke odours are not exhausted into or escape into any neighbouring 
dwellings. Failure to do so may result in an investigation and possible action by 
Environmental Health under the Environmental Protection Act 1990. 
  
Network Rail 
No objection.  The proposal will not have any impact on railway infrastructure. 
  
REPRESENTATIONS 
  
Number of representations received: 0 
  
Additional Statements Received: 
  

Screening Opinion  EIA Not Required 

Environmental Impact Assessment (EIA): 
Environmental Report 

Not applicable 

Appropriate Assessment under Habitats 
Regulations 

Habitats Regulations / 
AA Not Required 

Design Statement or Design and Access 
Statement 

Planning Policy Statement 
submitted 

Report on Impact or Potential Impact eg Flood 
Risk Assessment 

Noise Assessment and 
Agricultural Justification 
(SAC report) submitted 

  
APPRAISAL 
  
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 Plan comprises NPF4 
and the Perth and Kinross Local Development Plan 2019.  The relevant policy 
considerations are outlined in the policy section above and are considered in more 
detail below.  In terms of other material considerations, involving considerations of the 
Council’s other approved policies and supplementary guidance, these are discussed 
below only where relevant.   
  
The determining issues in this case are whether; the proposal complies with 
development plan policy; or if there are any other material considerations which justify a 
departure from policy. 
  
Policy Appraisal 
  
The proposal is in a rural area not within a settlement defined by a boundary in the 
Local Development Plan.  
  
Policy 17, Rural Homes, of NPF4 promotes the development of rural homes. In 
particular support is given to development in previously inhabited areas with greater 
constraint being applied in areas of pressure. The Local Development Plan will identify 
the different approaches for different areas.  NPF4 policy intent with regard to rural 



homes is to encourage, promote and facilitate the delivery of more high quality, 
affordable and sustainable homes in the right locations. 
  

Policy 17 sets out 8 criteria for the development of suitably scaled, sited and designed 
development that is in keeping with the character of the area.  Criterion v. is the most 
relevant for this proposal to be considered under. It does not meet any of the other 
criteria.  v. requires it to be demonstrated that the new homes are necessary to support 
the sustainable management of a viable rural business or croft, and there is an 
essential need for a worker (including those taking majority control of a farm business) 
to live permanently at or near their place of work. 
  
Policy 19: Housing in the Countryside of the Perth and Kinross Local Development Plan 
2 (LDP2) and associated Supplementary Guidance further develops the above terms 
and outlines six categories that support the delivery of additional housing in rural areas.  

• building groups; 

• infill sites; 

• new houses in the open countryside on defined categories of sites as set out in 
Section 3 of the Supplementary Guidance; 

• renovation or replacement of houses; 

• conversion or replacement of redundant non-domestic buildings; and 

• development on rural brownfield land. 

Proposals are expected to comply with all relevant Supplementary Guidance, with 
special attention to the requirements included in the Housing in the Countryside Guide. 

The policy statement included in the application argues that the proposal falls under 
categories 1 and 3.3.  These are assessed below: 

• Category 1: building groups: applications within building groups will be supported 
when: 

• they respect the character, scale and form of the existing group, 
integrating with the layout and building pattern 

• they do not detract from the visual amenity of the group when viewed from 
the wider landscape 

• they provide high standard of residential amenity 

This section also includes criteria to define a building group. A group is defined as 
having 3 or more existing buildings (of a size at least equivalent to a traditional cottage), 
with a majority being of residential use, or suitable for conversion as defined in 
Category 5. 

The location of the proposed development does not meet the criteria for development 
within a building group. The majority of buildings surrounding the site are used for 
business purposes including a farm shop and are not residential.   The proposal cannot 
therefore be assessed against this Category 1. 



• Category 3.3: economic activity: housing might be supported when it is related to 
an economic activity, specifically new houses to support an existing business. 

The development of 2 dwellings is proposed to accommodate the managers of the fruit 
and poultry farms.  

The site is located to the north-west of the block of land, which is immediately adjacent 
to the soft fruit polytunnels and the farm shop. The location appears suitable for the 
support of business activities in that part of the farm, but it is less clear as to how the 
development would serve for the surveillance and assistance of the poultry farm which 
is located at Mains of Duncrub, over 1km away from the proposed site in straight line. 
Due to the lack of direct road across the farm land, the journey between the proposed 
dwellinghouse and the poultry farm is a 3km drive that requires accessing and 
egressing the B9141. 

Category 3.3 requires applications for housing in support of business activities to 
include a satisfactory business case demonstrating essential operational need. The 
labour justification report provides sufficient evidence for the need for housing 
associated with the farm activity. It indicated that one of the houses could potentially be 
seen as a replacement for the dwelling lost after the removal of the bridge over the 
railway tracks, however it is unclear how the second unit supports the poultry farm.  

In order to support animal welfare and business needs, housing development 
associated with the poultry farm would generally be expected to be pursued in closer 
proximity to the premises. Further information was requested on site selection to 
demonstrate why the applicant wished to build two houses at Broadslap.   

It was suggested that one of the proposed houses is a replacement for the farmhouse 
that was cut off by the railway line when the level crossing was closed.  Permission was 
granted for a new dwelling at Broadslap in 2021 but this permission has expired. This 
current application moves the house further from the railway line to reduce noise 
nuisance.  The permission was granted 4 years ago and in that time the applicant has 
not submitted detailed plans and did not seek to renew the permission.  The farmhouse 
to the west of the railway is now in different ownership and has a new access that joins 
the B9141 to the north of the Broadslap access.  One of the new houses proposed 
cannot be seen as a replacement house as the old farmhouse is still in use, albeit in 
different ownership.  There are two existing houses at the poultry farm site and 
although associated with the business neither is used by the poultry manager.  It is 
accepted that the poultry farm has expanded and recently received planning permission 
for a 4th poultry shed and it is accepted that the business can justify an additional house 
on the holding to support the poultry farm. Part of the rationale to locate the dwellings at 
Broadslap is to give the poultry manager some downtime and separation from the 
poultry business.  It is also considered by the applicant that the house at Broadslap 
would be close enough for 24 hour surveillance although this would be 1km away 
across fields, with no intervening visibility as such.  This is an unusual approach as the 
siting for a poultry manager would normally be closer to where the poultry operations 
are being carried out. As there is no house at the fruit farm / farm shop area the 
applicant wishes to locate a property there and suggests that it would be more 
economic to build a pair of semi-detached properties at the site, one for the fruit farm 
manager and one for the poultry manager.  However, in terms of the policy it is 
considered that only one operational needs house can be supported on the 
Duncrub/Broadslap holding from a perspective of essential need.  The previous support 
for a replacement farmhouse as a direct replacement for the farmhouse sited on the 



opposite site of the railway is not now considered a valid justification.  The previous 
permission lapsed and the original farmhouse at Broadslap is still in existence.    It is 
not considered that the fruit farm operation has an essential requirement to reside on 
site, and instead, their presence could be within an existing settlement or property in 
the locale. 

The application is deemed to contravene the terms of Category 3.3 within the Housing 
in the Countryside Guide and fails to provide the necessary evidence to justify the need 
for the proposed dwellinghouses. 
  
Design and Layout 
  
Policies 1A and 1B Placemaking of the Perth and Kinross Local Development Plan 
require proposals to contribute positively to the quality of the surrounding built and 
natural environment, respecting the character and amenity of the place.  Policy 14, 
Design, Quality and Place of NPF4 requires proposals to be designed to improve the 
quality of an area and to be consistent with six qualities of successful places including 
pleasant places that support attractive natural and built spaces, distinctive places that 
give attention to detail of local architectural styles and natural landscapes and 
sustainable places that support the efficient use of resources that allow people to live, 
play, work and stay in their area, ensuring climate resilience and integrating nature 
positive, biodiversity solutions.   
  
The site is positioned behind existing farm buildings and adjacent to a small touring 
caravan site.  The proposal is of an acceptable design and layout by virtue of its 
grouping of new development proposals beside the existing fruit farm hub. 
  
Landscape 
  
Category 3: new houses in the open countryside of the LDP supplementary guidance 
requires new houses to meet siting criteria as follows:  

• It blends sympathetically with land form 

• It uses existing trees, buildings, slopes or other natural features to provide a 
backdrop 

• It uses an identifiable site (…) with long established boundaries which separates 
the site naturally from the surrounding ground. (…) The sub-division of a field or 
other land, for example by post and wire fence or newly planted hedge or tree 
belt specifically in order to create the site, will not be acceptable 

• It will make a positive contribution to the surrounding landscape 

In this case the site is on a flat area of ground close to existing built development. 
There is limited vegetation in the area other than fruit bushes on adjacent agricultural 
land.  There are no defined boundaries as such, and the proposal includes post and 
wire fencing as boundary treatment.  If approved additional landscaping could be 
required to soften the boundaries and provide biodiversity interest. The proposal will not 
have an adverse impact on the wider landscape character of the area. 

  



Residential Amenity 
  
The proposed site is of a sufficient size to accommodate the semi-detached dwellings 
which would have an acceptable amount of private amenity space.  There are a number 
of nearby farm buildings which will create some noise and odours, but this will not be an 
issue as the occupants (if the principle had been deemed acceptable) will be directly 
involved with the existing farming operations.  
  
Environmental Health has requested and informative be added in relation to the 
operation of the proposed woodburning stoves. 
  
Noise 
  
The applicant has submitted a Noise Impact Assessment as previously this was 
required by both Network Rail and the Environmental Health Officer (EHO) due to 
proximity of the development to the railway.   The proposed site is now further from the 
railway and neither Network Rail nor the EHO has any objections or comments to made 
on noise grounds associated with the railway. 
  
Visual Amenity 
  
The proposal is not considered to have an adverse impact on visual amenity. 
  
Roads and Access 
  
Vehicular access to the proposed dwellinghouses is to be via the existing access track 
that meets the public road network at an existing priority junction with the B9141 which 
is in turn accessed from the A9 trunk road. The site is situated approximately 1.5km 
along this access track. This track serves the various buildings and sites associated 
with the farm, and the applicant has advised that there are a total of 9 existing inter-
visible passing places with signage located along the length of the access road. 

The proposed houses are intended to house existing staff who currently reside offsite. 
As such, Transportation and Development note that, the additional traffic generated 
from the proposed dwellinghouses is not expected to be significant. However, if 
approved a condition is recommended to bring the vehicular access junction up to 
current standards to prevent further discharge of surfacing aggregate onto the public 
road and to accommodate presentation of bins for collection. 

Both dwellinghouses feature a single carport and parking for a minimum of two 
additional vehicles. The parking and turning facilities are deemed adequate to serve the 
dwellinghouses.  

The applicant has confirmed that the intention would be to have domestic bins stored at 
the road end for ease of collection. These would be located on the southern side of the 
junction on that land is within the applicant’s control. 

Subject to conditions the proposal accords with policy 60B of the development plan with 
regard to roads and access matters. 

  



Drainage and Flooding 
  
There are no known issues in relation to the flooding or drainage. The site is not located 
within any areas at risk to a 1 in 200-year flood event, as per SEPAs indicative flood 
maps. It is advised that the site would be serviced by both a private septic tank with a 
soakaway and a surface water drainage scheme.  No details are shown. This 
application is being recommended for refusal for other reasons, but should the proposal 
be approved information on the proposed drainage system would be required to meet 
the terms of policies 53B and C in the LDP. 
  
Conservation Considerations 
  
The site is not listed or within the setting of a listed building.  It is not within a 
conservation area. There will not be any impacts on any built heritage assets. 
  
Natural Heritage and Biodiversity 
  
Policy 3, Biodiversity, of NPF4 requires local development to conserve, restore and 
enhance biodiversity.   
  
No information with regard to existing biodiversity on the site or any proposals to 
enhance biodiversity have been put forward.  If this application was to be approved 
biodiversity enhancement of the site as part of its development would be required. 
  
Low and Zero Carbon Generating Technologies 
  
LDP2 Policy 32 ‘Embedding Low and Zero Carbon Generating Technology in New 
Development’ states that proposals for all new buildings will be required to demonstrate 
that at least 10% of the current carbon emissions reduction set by Scottish Building 
Standards will be met through the installation and operation of low and zero-carbon 
generating technologies. As this proposal includes the erection of a new building, 
consideration must be given to this requirement. Further, NPF4 Policy 2 ‘Climate 
Mitigation and Adaptation’ requires that development should be designed to reduce 
green gas emissions.  Should the application be approved, a condition will be added 
requiring information to demonstrate compliance with policy 32. 
  
Agricultural Land 
  
The site is classed at Grade 3.1 so is prime land as defined in the Macaulay Land Use 
classification.  Small scale development associated with a rural business is potentially 
acceptable on such land. 
  
Contaminated Land 
  
Contaminated Land was consulted and advise that a review of the proposed 
development site did not raise any real concerns, although mapping indicates that the 
proposed development is within the immediate vicinity of a railway and agricultural 
steading which may have resulted in contamination in the vicinity of the site. An 
informative would be added, should planning permission be granted, to advise the 
applicant that should any contamination be found during the approved works, that 
works should cease and the Land Quality team should be contacted for advice. 
  



Developer Contributions 
  
Primary Education   

The Council Developer Contributions Supplementary Guidance requires a financial 
contribution towards increased primary school capacity in areas where a primary school 
capacity constraint has been identified. A capacity constraint is defined as where a 
primary school is operating at over 80% and is likely to be operating following 
completion of the proposed development, extant planning permissions and Local 
Development Plan allocations, at or above 100% of total capacity. 

This proposal is within the catchment of Aberuthven Primary School.  

Education & Children’s Services have no capacity concerns in this catchment area at 
this time. No contributions with regard to primary education provision are required. 

Transport Infrastructure  

The Council Transport Infrastructure Developer Contributions Supplementary Guidance 
requires a financial contribution towards the cost of delivering the transport 
infrastructure improvements which are required for the release of all development sites 
in and around Perth.  

The site is located in the ‘Reduced’ Transport Infrastructure contributions zone 
(Appendix 3 of the Supplementary Guidance). 

Transport Infrastructure contributions of 2 x £3,276 (Total: £6,552) would be required if 
approved. 
  
Economic Impact 
  
The proposal is in support of an existing business so would be expected to have some 
positive economic impact during its lifetime and during the construction phase of the 
development. 
  
VARIATION OF APPLICATION UNDER SECTION 32A  
  
This application was not varied prior to determination. 
 
PLANNING OBLIGATIONS AND LEGAL AGREEMENTS 
  
None required.   
 
DIRECTION BY SCOTTISH MINISTERS 
  
None applicable to this proposal. 
  
CONCLUSION AND REASONS FOR DECISION 
  
To conclude, the application must be determined in accordance with the Development 
Plan unless material considerations indicate otherwise.  In this respect, the proposal is 
considered to be contrary to the Development Plan.  Account has been taken of the 
relevant material considerations and none has been found that would justify overriding 
the Development Plan. 



Accordingly, the proposal is refused on the grounds identified below. 
  
Conditions and Reasons  
  
1 The proposal is contrary to Policy 17 Rural Homes of National Planning 

Framework 4 (2023) as it fails to meet any of the 8 criteria listed within Policy 
17a).  Specifically in relation to criterion v. it has not been demonstrated that the 
provision of two dwellinghouses is essential to support the sustainable 
management of the business.   

  
2 The proposal is contrary to Policy 19, Housing in the Countryside of the Perth 

and Kinross Local Development Plan 2 (2019) as it fails to comply with any of 
the 6 categories listed in the policy.  In particular the application fails to provide 
the necessary evidence to justify the need for the proposed dwellinghouses. 

  
Justification 
  
The proposal is not in accordance with the Development Plan and there are no material 
reasons which justify departing from the Development Plan. 
  
Informatives 
  
None. 
  
Procedural Notes 
  
Not Applicable. 
  
PLANS AND DOCUMENTS RELATING TO THIS DECISION 
  
01 
02 
03 
04 
05 
06 
















































































































































































































































