
   
County Buildings 
Wellington Square 
AYR KA7 1DR 
Tel No: 01292 612189 

30 November 2021 

To:- Councillors Connolly (Chair), I. Campbell, Cavana, Clark, Fitzsimmons, Kilpatrick, 
Mackay, McGinley and Toner. 

 
 
Dear Councillor 
 
SOUTH AYRSHIRE LOCAL REVIEW BODY  
 
You are requested to participate in the above Panel to be held on Tuesday, 7 December 2021 at 
2.00 p.m. for the purpose of considering the undernoted business.  Please note that a briefing 
meeting for all Panel Members will take place online at 1.40 p.m. 
 
In light of the current COVID-19 pandemic, this meeting will be held remotely in accordance with the 
provisions of the Local Government (Scotland) Act 2003.  The meeting will be live-streamed and 
available to view at https://south-ayrshire.public-i.tv/ 
 
 
Yours sincerely 
 
 
Catriona Caves 
Head of Legal, Human Resources and Regulatory Services 
 
 
B U S I N E S S 
 
1. Declarations of Interest. 

 
2. Minutes of previous meetings of 
 
3. New Case for Review – Planning permission in permission for the erection of dwelling house 

at Land at Powmill Road, Prestwick, South Ayrshire(21/00404/PPP) (copy of correspondence 
herewith). 

 
Application Summary  

4. New Case for Review - Planning permission in principle for the erection of 3 dwelling houses 
at Kirkmichael House, Straiton Road, Kirkmichael, South Ayrshire, KA19 7PR (21/00076/PPP) 
(copy of correspondence herewith). 

 
Application Summary 

5. New Case for Review –Erection of Dwelling House at High Greenen Lodge, Dunure Road, 
Ayr, South Ayrshire, KA7 4HU. (20/01076/APP) (copy of correspondence herewith). 

 
Application Summary 

 

https://south-ayrshire.public-i.tv/
https://ww20.south-ayrshire.gov.uk/ext/committee/CommitteePapers2021/Local%20Review%20Body/071221/LRB%20Combined%20File%20Powmill%20Road,%20Prestwick.pdf
https://ww20.south-ayrshire.gov.uk/ext/committee/CommitteePapers2021/Local%20Review%20Body/071221/LRB%20Combined%20File%20Powmill%20Road,%20Prestwick.pdf
https://publicaccess.south-ayrshire.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=QRFU3RBDFZ100
https://publicaccess.south-ayrshire.gov.uk/online-applications/simpleSearchResults.do?action=firstPage
https://ww20.south-ayrshire.gov.uk/ext/committee/CommitteePapers2021/Local%20Review%20Body/071221/LRB%20Combined%20File%20-%20Kirkmichael%20House.pdf
https://ww20.south-ayrshire.gov.uk/ext/committee/CommitteePapers2021/Local%20Review%20Body/071221/Combined%20File%20-%20High%20Greenan%20Lodge.pdf
https://publicaccess.south-ayrshire.gov.uk/online-applications/simpleSearchResults.do?action=firstPage
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For more information on any of the items on this agenda, please telephone Cody McCallum 

Committee Services on 01292 612189, at Wellington Square, Ayr or 
e-mail:   cody.mccallum@south-ayrshire.gov.uk 

www.south-ayrshire.gov.uk 
 

 
Webcasting  

Please note: this meeting may be filmed for live and subsequent broadcast via the Council’s internet 
site. At the start of the meeting, the Chair will confirm if all or part of the meeting is being filmed.  

You should be aware that the Council is a Data Controller under the Data Protection Act 2018. Data 
collected during this webcast will be retained in accordance with the Council’s published policy, 
including, but not limited to, for the purpose of keeping historical records and making those records 
available via the Council’s internet site.  

Generally, the press and public will not be filmed. However, by entering the Council Meeting, you 
are consenting to being filmed and consenting to the use and storage of those images and sound 
recordings and any information pertaining to you contained in them for webcasting or training 
purposes and for the purpose of keeping historical records and making those records available to 
the public.  

If you have any queries regarding this and, in particular, if you believe that use and/or storage of 
any particular information would cause, or be likely to cause, substantial damage or distress to any 
individual, please contact Committee.Services@south-ayrshire.gov.uk 

Copyright 

All webcast footage is the copyright of South Ayrshire Council.  You are therefore not permitted to 
download footage nor upload it to another website nor take still photographs from this footage and 
distribute it without the written permission of South Ayrshire Council.  Please be aware that video 
sharing websites require you to have the permission of the copyright owner in order to upload 
videos to their site. 

 

 
 

mailto:cody.mccallum@south-ayrshire.gov.uk
mailto:Committee.Services@south-ayrshire.gov.uk


SOUTH AYRSHIRE COUNCIL 

LOCAL REVIEW BODY 

NOTE of CURRENT POSITION  

 
Site Address: 

 
Land at Powmill Road, Prestwick  
 

 
Application: 
 

 
21/00404/PPP 
Planning permission in permission for the erection of 
dwellinghouse 

 
 
Appointed Officer’s 
Decision: 

 
Refusal 

 
Date Notice of Review 
Received: 
 

 
18 June 2021 

 

 
Current Position: 
 

 
New Case for Review 

 
Documentation: 
 

 
The documents in relation to the review are attached: 
Pages 1-8 - Report of Handling 
Pages 9 – 37 -Notice of Review and Supporting 
Documentation 
Pages 38 – 64 – Planning Application and Supporting 
Documentation  
Pages - 65-66 – Decision Notice 
Pages 67 – 78 Appointed Officer comments, photos and 
further information 
Pages 79 – 90 – Agent comments on Appointed Officer 
comments 
Pages 91 – 104 – Interested Parties correspondence  
 
 

 
New Material: 
 

 
No 

 
Additional Material Any 
other Comments: 
   

 
N/A 

Dated:   26 November 2021 

 

AGENDA ITEM NO.   



South Ayrshire Council 

Place Directorate 

Report of Handling of Planning Application 

Application Determined under Delegated Powers where less than five objections have been received.  
The Council’s Scheme of Delegation can be viewed at http://www.south-ayrshire.gov.uk/committees/ 

Reference No: 21/00404/PPP 

Site Address: 

Land At 
Powmill Road 
Prestwick 
South Ayrshire 

Proposal: Planning permission in permission for the erection of dwellinghouse 

Recommendation: Refusal 

REASON FOR REPORT 

This report fulfils the requirements of Regulation 16, Schedule 2, paragraphs 3 (c) and 4 of The Town and 
Country Planning (Development Management Procedure) (Scotland) Regulations 2013.  The application has 
been determined in accordance with the Council’s Scheme of Delegation as well as the Procedures for the 
Handling of Planning Applications. 

1. Site Description:

The application site comprises of part of a wooded enclave of deciduous trees which is located to the
south-east of Powmill Road, and to the west of the Pow Burn, Prestwick.  The application site is bound to
the north by the rear of the residential curtilage associated with 6 Powmill Road, and to the west by an
access/footpath which extends partially along the banks of the Pow Burn, beyond which, further to the
west lies flatted residential properties at Towans Court.  Woodland lies to the south and east of the site.
The site is characterised by mature deciduous trees with an informal pathway extending through the site
and linking to the existing footpath to the west of the site which leads to/ from the playing fields on
Shawfarm Road.

The site lies adjacent to Tree Preservation Order (T.P.O) No. 49 1995 which lies to the north-east, east
and south of the site, and the confirmed Wildlife Site No.112 which extends along the route of the Pow
Burn.

2. Planning History:

The following planning application history for the land to the east of Powmill Road, and encompassing the
application site, is considered to be relevant in the consideration of the current application;

Planning permission P/95/766 was granted on 3rd September, 1997 for the erection of 49 flats and 1
maisonette on the former Towans Hotel site.  It was originally proposed (by application P/95/766) to erect
a block of flats on the wooded area to the west of the burn, however following discussions with the
applicants at the time, when concern was expressed regarding the deficiency of open/ green space
associated with the residential development, the impact of the flats on trees within the T.P.O. and
potential overlooking problems on the existing adjacent properties, the applicant deleted the block of flats
from the wooded area to the west of the burn.  The applicants then included the area of woodland to the
west of the burn as part of the open/ green space associated with the (now developed) flats at the former
Towans Hotel.  The site of the current application forms part of the open/ green space assigned to the
adjacent residential development.

Planning applications 00/00298/OUT & 00/00411/FUL for outline and full planning permission for the
erection of a dwellinghouse on the site were refused on 6th June 2000 and 18th July 2000 respectively,
on the grounds of its impact on the T.P.O, the listed wildlife site and the loss of an open/ green space area
to the neighbouring housing development.
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Outline planning permission for the erection of a new dwellinghouse (08/00211/OUT) was refused on 16th 
September 2008 on the grounds of its impact on the T.P.O, the listed wildlife site, the loss of an open/ 
green space area to the neighbouring housing development and flooding concerns. 
 
Most recently, planning permission was refused under application 12/00556/APP for the erection of a 
dwellinghouse, on the grounds of its impact on the T.P.O, the listed wildlife site, and the loss of an open/ 
green space area to the neighbouring housing development. 
 
Applications 00/00298/OUT, 00/00411/FUL, 08/00211/OUT and 12/00556/APP relate to land which lies a 
short distance away from the site of the current application to the north-east, but which still form part of 
the larger area of woodland which was shown to be retained under application P/95/766. 
 
 

3. Description of Proposal:   
 
Planning permission in principle is sought for the erection of a dwellinghouse.  Given the nature of this 
application, details of the dwellinghouse would require to be established by the submission of further 
applications for matters specified in conditions, if planning permission in principle is granted. 
 
The applicant/ agent has submitted a statement in support of the proposals, which is summarised as 
follows; 
 

• The proposals are in alignment with the Adopted South Ayrshire Local Development Plan for the 
following reasons; 

• The site is outwith the greenbelt and is within the settlement boundary of Prestwick; 
• The site lies within a residential area; 
• The site is outwith the Prestwick Airport Strategic Boundary; 
• The site is outwith the nearby wildlife site and area covered by the Tree Preservation Order; 
• The proposal would not have a detrimental impact on the residential amenity or character of the 

area; 
• The development will not conflict with the open space policy of the LDP; 
• The site is not at high risk of coal mining deposits being present; 
• The site is not adversely affected by flooding; 

 
4. Consultations: 

 
Ayrshire Roads Alliance – has noted the lack of access arrangements within the submitted proposed 
development site, and has recommended that the application be refused. 
 
Sustainable Development (Landscape And Parks) – has noted the site lies adjacent to a Tree 
Preservation Order, and also that there is a significant tree cover within the application site which, along 
with the T.P.O area adds to the character of the area, provides privacy to residents and contributes to the 
local environment.  Should permission be granted, replacement planting within the site would be required. 
 
National Air Traffic Services – no objection.  
 
Scottish Water – no objection. 
 
 

5. Submitted Assessments/Reports: 
 
In assessing and reporting on a planning application the Council is required to provide details of any 
report or assessment submitted as set out in Regulation 16, Schedule 2, para 4(c) (i) to (iv) of the 
Development Management Regulations.  
 
None. 
 

6. S75 Obligations:   
 
In assessing and reporting on a planning application the Council is required to provide a summary of the 
terms of any planning obligation entered into under Section 75 of the Town and Country Planning 
(Scotland) Act in relation to the grant of planning permission for the proposed development. 
 
None. 
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7. Scottish Ministers Directions: 
 
In determining a planning application, the Council is required to provide details of any Direction made by 
Scottish Ministers under Regulation 30 (Directions requiring consultation), Regulation 31 (Directions 
requiring information), Regulation 32 (Directions restricting the grant of planning permission) and 
Regulation 33 (Directions requiring consideration of condition) of The Town and Country Planning 
(Development Management Procedure)(Scotland) Regulations 2013, or under Regulation 50 (that 
development is EIA development) of the Town and Country Planning (Environmental Impact Assessment) 
(Scotland) Regulations 2017. 
 
None. 
 

8. Representations: 
 
2 representation(s) has/have been received, 2 of which object to the proposed development.  All 
representations can be viewed online at www.south-ayrshire.gov.uk/planning.  The representations are 
summarised as follows; 
 

• Impact on residential amenity – loss of open space and woodland, restricted access to area, 
which is frequently used by residents, potential for noise and disturbance especially during 
construction, loss of privacy; 

• Access arrangements - narrow with of access and the potential for damage to neighbouring land 
and property, greenery and wildlife; 
 

 
The impact of the proposals on the amenity of the locality is considered elsewhere in this report.  The 
planning application considers the impact of the resultant development, and not the construction process. 
Therefore, any disruption during the construction phase is not considered to be materially significant in 
the determination of this application.  As the application is for planning permission in principle, there are 
not further details of the proposals, however, for the reasons noted elsewhere in this report, there are 
concerns in relation to the development. The adequacy of the access arrangements is considered 
elsewhere in this report.   
 
 

9. Development Plan: 
 
Section 25 of the Town and Country Planning (Scotland) Act 1997 (as amended) indicates that in making 
any determination under the Planning Acts, regard is to be had to the development plan, the 
determination shall be made in accordance with the plan unless material considerations indicate 
otherwise.   
 
The following policies are relevant in the assessment of the application and can be viewed in full online at 
http://www.south-ayrshire.gov.uk/planning/local-development-plans/local-development-plan.aspx 
 

• Spatial Strategy (Core Investment Towns); 
• Sustainable Development; 
• Residential Policy within settlements, release sites and windfall sites; 
• Open Space; 
• Preserving Trees; 
• Natural Heritage; 

 
The provisions of the Adopted South Ayrshire Local Plan must be read and applied as a whole, and as 
such, no single policy should be read in isolation.  The application has been considered in this context. 
 

• Spatial Strategy; 
 
The Spatial Strategy for the Core Investment Towns of the LDP seeks to direct development, including 
residential development, to the most environmentally suitable places with the best infrastructure.  While 
the site is not specifically identified as a housing allocation site, proposals for residential development can 
be considered under the LDP Policy in relation to residential development within settlements and windfall 
sites.  Further assessment of the development proposal against the LDP policy in relation to residential 
development within settlements and windfall sites is set out below. 
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• Sustainable Development; 
 
The above policy seeks to ensure that development proposals are appropriate to the local area in terms 
of character and amenity impact, layout, scale, massing, design and materials in relation to its 
surroundings.  The application is for planning permission in principle, and therefore, there are no details 
of the design of the development to assess as part of the consideration of the current application.  
However, further consideration of details of the proposal in terms of its amenity impact is considered 
further below. 
 

• Residential Policy within Settlements, Release Sites and Windfall Sites; 
 
The above policy aims to protect the character and amenity of areas that are mainly residential, 
particularly from non-residential development which could have negative effects on the local amenity.  
The policy also sets out the criteria to be applied to new residential development within settlements, and 
which are noted as follows;  
 
a.  The site has adequate access for vehicles, which is separate from other property and which directly 
connects to the public road network; 
b.  The layout, density, plot ratio, scale, form and materials of any proposed development do not detract 
from the character of the surrounding buildings and the local area;  
c.  It does not affect the privacy and amenity of existing and proposed properties;  
d.  The site does not form an area of maintained amenity or recreational open space unless it is already 
part of the established housing land supply;  
e.  The site provides a suitable residential environment; and  
f.  It provides private and public open space in accordance with the requirements of the LDP Policy: open 
space, and our open space guidelines. 
 
In considering the proposal against the provisions of the above policy criteria, the following is noted; 
 
a.  The submitted drawings confirm the application site relates only to the wooded enclave.  The 
submitted supporting information is noted as suggesting the path in between the site and the flatted 
blocks is utilised as the means of access to and from the site, however, this route does not form part of 
the application site, and therefore it is unclear if the applicant either owns, or is in a position to secure this 
route as a means of access to, and from the site.  Additionally, the proposed access has the appearance 
of a footpath, rather than an access road, the route of which extends partially along the banks of the Pow 
Burn, and is considered to afford local access which leads to/ from the playing fields complex at 
Shawfarm Road which lies to the south of the site.  The access is narrow in width, and narrows further to 
south.  It is also overgrown along the boundary with the application site, and a number of mature trees 
are also located along the eastern boundary of the access.  The Ayrshire Roads Alliance has noted that 
the access arrangements have not been included on the submitted drawings, and has expressed concern 
at the use of the proposed sub-standard access arrangements.  For the aforementioned reasons, the 
ARA has recommended that the application be refused. 
 
b.  The application is for planning permission in principle, and as such, no details of the development 
have been submitted for consideration.  While the site is noted to lie in close proximity of residential 
development to the west at the former Towans Hotel, and to the south of detached houses at Powmill 
Road, the aforementioned developments are noted to be planned rather than sporadic and/or incremental 
development.  The property immediately to the north is noted to pre-date both of the more recent and 
aforementioned residential developments.  Therefore, the speculative, rather than planned form of the 
proposed development is not considered to be typical of the area, and for the reasons noted elsewhere, 
there are concerns in relation to the form of development and the inadequate access arrangements.  
Additionally, the site is noted to form part of a larger wooded enclave characterised by mature deciduous 
trees.  As noted elsewhere in this report, planning permission (P/95/766) was approved for the erection of 
49 flats and 1 maisonette on the former Towans Hotel site.  The wooded/ open space area of the 
application site under assessment forms part of the open/ green space identified as part of the Towans 
Hotel development. The Council's Local Development Plan presumes in favour of safeguarding from 
development all green spaces which are important to local amenity.  The representations from nearby 
residents note the site to be popular, and well used, and to also contribute to the amenity of the locality in 
terms of its purpose as amenity space, and in terms of the setting of the locality. It is considered that the 
application site makes a valuable contribution to the character, setting and amenity of the locality, the 
development of which would not accord with criterion b. above. 
 
c. and d.  The proposed development is considered to detract from the amenity of nearby properties by 
virtue of the loss of amenity space, which was specifically provided as part of the planning permission 
granted under application P/95/766.  The application has been considered in this context. 
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e.  The site is not considered to provide an acceptable residential environment, for the reasons noted in 
this report. 
 
f.  While the site may be capable of providing private residential garden ground which meets with the 
Council's policy guidance, this would be at the expense of, and to the disbenefit of the amenity of other 
residents in the locality due to the loss of amenity woodland and open space.  The application has been 
considered in this context. 
 

• Open Space; 
 
The Open Space policy also requires consideration of the value of open spaces, in order that locally 
significant green spaces which are valued and valuable to the wider environment are afforded appropriate 
safeguarding.  As noted above, the site forms part of a larger area of woodland which provides for 
informal local access through the site.  The access through the site links to/ from the existing path which 
extends along the western boundary of the site, and which roughly runs along the route of the Pow Burn 
and leads to/ from the playing fields complex at Shawfarm Road which lies to the south of the site.  Given 
the planning history of the site noted above, the land to the east of the former Towans Hotel, and forming 
the application site, is considered to form a valuable amenity space, which provides a natural landscaped 
setting for the development at the edge of the settlement, and also an area for informal recreational 
enjoyment and local access.  The application has been considered in this context. 
 
 

• Preserving trees; 
 
Due to the application site comprising an area of woodland, a number of mature trees would require to be 
removed as part of the proposed development of the site.  While the site itself is not covered by the 
adjacent Tree Preservation Order, it does not mean that the trees within the site are of no value and/ or 
should be removed.  The above policy requires the impact of development proposals on trees to be 
carefully considered.  The submission provides no information as to how many trees may potentially be 
lost as a consequence of the proposals.  It is also possible that trees adjacent to the site could be 
adversely affected, where their roots may encroach into the site of the application, or where tree works, or 
tree removal is required to form an improved access to the site.  It is therefore prudent for the Service to 
adopt a precautionary approach in terms of the safeguarding the woodland setting of the site from 
development.  The application has been considered in this context. 
  

• Natural Heritage; 
 
As noted above, the site lies in close proximity of the confirmed Wildlife Site No.112 which extends along 
the route of the Pow Burn.  While the site itself is not covered by the nearby Wildlife Site designation, it 
does not mean that the site is not used by protected species.  The submission provides no information as 
to the potential for protected species to either inhabit or use the site.  It is also possible that, if planning 
permission were to be approved, the addition of a dwellinghouse in close proximity to a wildlife site could 
undermine and threaten the wildlife site, not only through any potential construction disturbance, but also 
in terms of the subsequent daily residential activities being carried out in close proximity.  It is therefore 
prudent for the Service to adopt a precautionary approach in terms of the safeguarding the woodland 
setting of the site from development.  The application has been considered in this context. 
 
Given the above, there are concerns in relation to the proposals, which are not considered to accord with 
the policy provisions of the Adopted South Ayrshire Local Development Plan. 
 
 
The statutory Local Development Plan (LDP) for the area currently comprises the South Ayrshire Local 
Development Plan (adopted in September 2014) and its associated Supplementary Guidance, as well as 
the Town Centre and Retail Local Development Plan, adopted in 2017.  
 
At a special meeting on 1 September, the Council considered representations on the Modified Proposed 
Replacement South Ayrshire Local Development Plan (MPLDP2), submitted in response to public 
consultation, and agreed (1) to submit the Plan, without further modification, to the Scottish Ministers for 
Examination; and (2) the Plan would be a material consideration in determining planning applications, 
with the weight accorded to it increasing as it progresses through the statutory process. 
 
As MPLDP2 now represents the Council's settled position on the Development Plan it wishes to progress 
to adoption, it is a material consideration in the assessment of planning applications. However, it remains 
the subject of unresolved representations, which will be considered by the Scottish Government's 
Directorate of Planning and Environmental Appeals (DPEA), as part of the Examination process.  
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In considering development proposals, the Council may now apportion significant weight to those 
principles or policies of MPLDP2 which are not the subject of unresolved representations, but MPLDP2 is 
otherwise unlikely to be the determining factor in the determination of Planning Applications, remaining 
subordinate in status to the adopted LDP.   
 
The provisions of the Proposed Replacement South Ayrshire Local Development Plan (PLDP2) remain 
largely unchanged from the Adopted South Ayrshire Local Development Plan in so far as the application 
site continues to be identified as being within a residential area. The application has been considered in 
this context. 
 
 

10. Other Relevant Policy Considerations (including Government Guidance): 
 

• Scottish Planning Policy 
 
A single consolidated version of Scottish Planning Policy has been prepared and adopted by the Scottish 
Government in June 2014. This forms the most up-to-date statement in terms of the Scottish Ministers 
position in relation to land use matters, and is therefore relevant in the consideration of the current 
application. The SPP which must be read as a whole, is based on two principal policies, namely; 
Sustainability and Placemaking. In terms of 'Sustainability', this involves directing development to the right 
place, and not to allow development at any cost (para. 28). This means that policies and decisions should 
be guided by a series of key principles, of which one relates to the need to avoid over-development, 
protecting the amenity of new and existing development and considering the implications of development 
for water, air and soil quality (para. 29). 
 
With regards to 'Placemaking', the SPP states that planning should take every opportunity to create high 
quality places by taking a holistic and design-led approach which demonstrates the six qualities of a 
successful place, namely; distinctiveness, safe and pleasant, welcoming, adaptable, resource efficient 
and easy to move around and beyond. There are concerns in relation to the proposal, which is not 
considered to embrace these characteristics. The proposal is considered to be contrary to the principal 
policies of the SPP by virtue of the erosion of the distinctiveness of the area which is characterised by the 
site forming part of a larger wooded area which forms part of the setting of, and amenity space associated 
with the adjacent development at the former Towans Hotel.  The site is also noted to provide informal 
recreational opportunities for local residents through the provision of local access through the site which 
links to/ from the existing path which extends along the western boundary of the site, and which roughly 
runs along the route of the Pow Burn and leads to/ from the playing fields complex at Shawfarm Road 
which lies to the south of the site.  Given the afore-mentioned, the proposals are not considered to align 
with the principals of Scottish Planning Policy. 
 
 

• South Ayrshire Council's Planning Guidance `Open Space and Designing New Residential  
Developments'  

 
The Council's Supplementary Planning Guidance (SPG) entitled `Open Space and Designing New 
Residential Developments' is also material to the consideration of the application.  The SPG requires that 
amenity areas be provided within new residential developments in order to enhance the visual quality of 
that area.   
 
As noted in the 'Planning History' section above, it was originally proposed (by application P/95/766) to 
erect a block of flats on the wooded area which forms part of the current application site, however 
following discussions with the applicants at the time, concern was expressed regarding the deficiency of 
open/ green space associated with the residential development, about the impact of the flats on trees 
within the T.P.O. and potential overlooking problems on the existing adjacent properties, the applicant 
deleted the block of flats from the application.  The applicants then included the area of woodland to the 
east of the now developed flats at the former Towans Hotel, which encompasses the site of the current 
application, as open/ green space as the planning authority had expressed concern regarding the 
deficiency of open/ green space associated with the residential development. 
 
The planning history of the wooded area to the east of the former Towans Hotel, as noted above, 
confirms that the Council has consistently considered the principle of the erection of dwellings in this 
general location to be inappropriate, through the refusal of applications 00/00298/OUT, 00/00411/FUL, 
08/00211/OUT and 12/00556/APP which relate to land which lies a short distance to the north-east from 
the site of the current application.  The refusal of previous applications, as noted above, is considered to 
be materially significant in consideration of the current application. 
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For the above noted reasons there are concerns that the development of this site will result in the loss of 
land which had previously been identified as open/ green space associated with the adjacent residential 
development, to the detriment of the amenity of the locality.  Further consideration of the impact of the 
proposals on the setting of the locality are set out below. 
 
 

11. Assessment (including other material considerations): 
 
Planning permission in principle is sought for the erection of a dwellinghouse.  Given the nature of this 
application, details of the dwellinghouse would require to be established by the submission of further 
applications for matters specified in conditions, if planning permission in principle is granted. 
 
As noted in the 'Planning History' section above, it was originally proposed (by application P/95/766) to 
erect a block of flats on the wooded area which forms part of the current application site, however 
following discussions with the applicants at the time, concern was expressed regarding the deficiency of 
open/ green space associated with the residential development, about the impact of the flats on trees 
within the T.P.O. and potential overlooking problems on the existing adjacent properties, the applicant 
deleted the block of flats from the application.  The applicants then included the area of woodland to the 
east of the now developed flats at the former Towans Hotel, which encompasses the site of the current 
application, as open/ green space as the planning authority had expressed concern regarding the 
deficiency of open/ green space associated with the residential development.  Therefore there are 
concerns that the development of this site will result in the loss of land which had previously been 
identified as open/ green space associated with the adjacent residential development, to the detriment of 
the amenity of the locality.   
 
Additionally, the planning history of the wooded area to the east of the former Towans Hotel, as noted 
above, confirms that the Council has consistently considered the principle of the erection of dwellings in 
this general location to be inappropriate, through the refusal of applications 00/00298/OUT, 
00/00411/FUL, 08/00211/OUT and 12/00556/APP relate to land which lies a short distance to the north-
east of the site of the current application to the north-east.  The refusal of previous applications, as noted 
above, is considered to be materially significant in consideration of the current application. 
 
The wooded/ open space area of the application site under assessment forms part of the open/ green 
space identified as part of the Towans Hotel development. The Council presumes in favour of 
safeguarding from development all green spaces which are important to local amenity.  It is considered 
that the application site makes a valuable contribution to the local amenity and that the site would be 
unable to accommodate the erection of a dwellinghouse without adversely impacting on the local 
environment or townscape.  In this regard, it is considered that the development proposal is contrary to 
SALDP policies residential development, and open space. 
 
Additionally, the wooded area, which forms part of the application site, makes a significant positive 
feature of the landscape setting and amenity of this residential area.  A number of mature trees would 
require to be removed as part of the proposed development of the site.  While the site itself is not covered 
by the adjacent Tree Preservation Order, it does not mean that the trees within the site are of no value 
and/ or should be removed.  The above policy requires the impact of development proposals on trees to 
be carefully considered.  The submission provides no information as to how many trees may potentially 
be lost as a consequence of the proposals.  It is also likely that trees adjacent to the site could be 
adversely affected, where their roots may encroach into the site of the application, or where tree works, or 
tree removal is required to form an improved access to the site.  It is therefore prudent for the Service to 
adopt a precautionary approach in terms of the safeguarding the woodland setting of the site from 
development.  Therefore, the proposals are contrary to the LDP policy regarding the preservation of trees. 
 
There are also concerns regarding the lack of access arrangements.  The submitted supporting 
information is noted as suggesting the path in between the site and the flatted blocks is utilised as the 
means of access to and from the site however, this route does not form part of the application site, and 
therefore it is unclear if the applicant either owns, or is in a position to secure this route as a means of 
access to, and from the site.  Additionally, the proposed access has the appearance of a footpath, rather 
than an access road.  The access is narrow in width, is overgrown along the boundary with the 
application site, and a number of mature trees are also located along the eastern boundary of the access.  
The Ayrshire Roads Alliance has noted that the access arrangements have not been included on the 
submitted drawings, and has expressed concern at the use of the proposed sub-standard access 
arrangements.  For the aforementioned reasons, the ARA has recommended that the application be 
refused. 
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For the reasons noted above, there are policy concerns in relation to the proposal, and the principle of the 
erection of dwellings in this location, is not considered to meet with the provisions of the Adopted South 
Ayrshire Local Development Plan policies in relation to Sustainable Development, Residential 
development within settlements, release sites and windfall sites, Open Space, Preserving Trees, and 
Natural Heritage.  An assessment of the development proposal is set out in this report, and as already 
noted, there are policy objections to the proposal which lead to the conclusion that the development is 
contrary to the provisions the Adopted South Ayrshire Local Development Plan, and that there are no 
material planning considerations that would out-weigh these provisions.  It should also be noted that, the 
purpose of planning (as set out in the Planning (Scotland) Act 2019) is to manage the development and 
use of land in the long term public interest.  Given the above assessment and having balanced the 
applicants' rights against the general interest, it is recommended that the application be refused, for the 
reasons below. 
 

12. Recommendation: 
 
It is recommended that the application is refused. 
 

 Reasons: 
 
(1) That the development proposal is contrary to the Adopted South Ayrshire Local Development 

Plan policies in relation to Sustainable Development, Residential Policy within Settlements, 
Release Sites and Windfall Sites by virtue of the; lack of adequate access and the loss of amenity 
woodland and open space which provides a natural landscape setting for the locality, the loss of 
which would undermine the character, setting and amenity of the locale to the detriment of the 
locality, and no justification has been provided for a departure from this policy. 

 
(2) That the development proposal is contrary to the Adopted South Ayrshire Local Development 

Plan policy in relation to Open Space and Preserving Trees due to the loss of open space, and 
amenity woodland residential development, which would result in the loss of trees at the site, and 
potentially the loss of, of damage to trees adjacent to the site, and no justification has been 
provided for a departure from this policy. 
 

(3) That the development proposal is contrary to the Council's Planning Guidance entitled Open 
Space and Designing New Residential Developments due to the loss of open space and amenity 
green space area which forms part of the adjacent flatted development and as a result this 
proposal would be detrimental to the residential and visual amenity of the area, and no 
justification has been provided for a departure from this policy. 

 
(4) That the development proposal is contrary to the Adopted South Ayrshire Local Development 

Plan policy in relation to Natural Heritage, in that the proposals have the potential to adversely 
impact on natural heritage at, or in close proximity to the site, and no justification has been 
provided for a departure from this policy, and no justification has been provided for a departure 
from this policy. 
 

(5) That the development proposal is not accompanied by adequate access arrangements to meet 
with the requirements of the Ayrshire Roads Alliance, and which do not adversely impact on the 
character, setting and amenity of the locale. 

  
 List of Plans Determined: 

 
Drawing - Reference No (or Description):  Refused Location 
 
Drawing - Reference No (or Description):  Refused Location and site plan 
 

  
 Equalities Impact Assessment  

 
An Equalities Impact Assessment is not required because the proposed development is not considered to 
give rise to any differential impacts on those with protected characteristics 
 

 
Decision Agreed By: Appointed Officer 

Date: 2 June 2021 
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County Buildings Wellington Square Ayr KA7 1DR  Tel: 01292 616 107  Email: planning.development@south-ayrshire.gov.uk 

Applications cannot be validated until all the necessary documentation has been submitted and the required fee has been paid.

Thank you for completing this application form:

ONLINE REFERENCE 100430964-001

The online reference is the unique reference for your online form only. The  Planning Authority will allocate an Application Number when 
your form is validated. Please quote this reference if you need to contact the planning Authority about this application.

Applicant or Agent Details
Are you an applicant or an agent? * (An agent is an architect, consultant or someone else acting
on behalf of the applicant in connection with this application)  Applicant  Agent

Agent Details
Please enter Agent details

Company/Organisation:

Ref. Number: You must enter a Building Name or Number, or both: *

First Name: * Building Name:

Last Name: *  Building Number:

Address 1
Telephone Number: * (Street): *

Extension Number: Address 2:

Mobile Number: Town/City: *

Fax Number: Country: *

Postcode: *

Email Address: *

Is the applicant an individual or an organisation/corporate entity? *

  Individual    Organisation/Corporate entity

TmC Planning 

Tommy

Cochrane

Cooper Business Park 

The Sutherland Suite

0131 210 0400 

EH52 5QD

United Kingdom

Broxburn

Buchan lane

tommy@tmcplanning.co.uk
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Applicant Details
Please enter Applicant details

Title: You must enter a Building Name or Number, or both: *

Other Title: Building Name:

First Name: * Building Number:

Address 1
Last Name: * (Street): *

Company/Organisation Address 2:

Telephone Number: * Town/City: *

Extension Number: Country: *

Mobile Number: Postcode: *

Fax Number:

Email Address: *

Site Address Details
Planning Authority: 

Full postal address of the site (including postcode where available):

Address 1:  

Address 2:

Address 3:

Address 4:

Address 5:

Town/City/Settlement:

Post Code:

Please identify/describe the location of the site or sites

Northing Easting

Mr

Lloyd

South Ayrshire Council

Anslow Durban Street

37

0

G75 9PB

Land behind 9 Powmill Road, Prestwick 

United Kingdom

626689

East Kilbride 

235779
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Description of Proposal
Please provide a description of your proposal to which your review relates. The description should be the same as given in the 
application form, or as amended with the agreement of the planning authority: *
(Max 500 characters)

Type of Application
What type of application did you submit to the planning authority? *

  Application for planning permission (including householder application but excluding application to work minerals).

  Application for planning permission in principle.

  Further application.

  Application for approval of matters specified in conditions.

What does your review relate to? *

  Refusal Notice.

 Grant of permission with Conditions imposed.

  No decision reached within the prescribed period (two months after validation date or any agreed extension) – deemed refusal.

Statement of reasons for seeking review
You must state in full, why you are a seeking a review of the planning authority’s decision (or failure to make a decision). Your statement 
must set out all matters you consider require  to be taken into account in determining your review. If necessary this can be provided as a 
separate document in the ‘Supporting Documents’ section: *  (Max 500 characters)

Note: you are unlikely to have a further opportunity to add to your statement of appeal at a later date, so it is essential that you produce 
all of the information you want the decision-maker to take into account.

You should not however raise any new matter which was not before the planning authority at the time it decided your application (or at 
the time expiry of the period of determination), unless you can demonstrate that the new matter could not have been raised before that 
time or that it not being raised before that time is a consequence of exceptional circumstances.

Have you raised any matters which were not before the appointed officer  at the time the  Yes   No
Determination on your application was made? *

If yes, you should explain in the box below, why you are raising the new matter, why it was not raised with the appointed officer before 
your application was determined and why you consider it should be considered in your review: * (Max 500 characters)

Planning in principle for the erection of a dwelling house at land behind 9 Powmill Road, Prestwick 

Appeal Statement provided, 

The Roads authority produced information that the road they objected to our client using does not have a stopping up order on it. 
Furthermore, Powmill road is within our client's title, but no burden on the title deeds. So effectively, roads have objected to our 
client accessing his land from his land. 
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Please provide a list of all supporting documents, materials and evidence which you wish to submit with your notice of review and intend 
to rely on in support of your review. You can attach these documents electronically later in the process: * (Max 500 characters)

Application Details

Please provide the application reference no. given to you by your planning 
authority for your previous application.

What date was the application submitted to the planning authority? *

What date was the decision issued by the planning authority? *

Review Procedure
The Local Review Body will decide on the procedure to be used to determine your review and may at any time during the review 
process require that further information or representations be made to enable them to determine the review. Further information may be 
required by one or a combination of procedures, such as: written submissions; the holding of one or more hearing sessions and/or 
inspecting the land which is the subject of the review case.

Can this review continue to a conclusion, in your opinion, based on a review of the relevant information provided by yourself and other 
parties only,  without any further procedures? For example, written submission, hearing session, site inspection. *
 Yes   No

In the event that the Local Review Body appointed to consider your application decides to inspect the site, in your opinion:

Can the site be clearly seen from a road or public land? *  Yes   No

Is it possible for the site to be accessed safely and without barriers to entry? *  Yes    No

Checklist – Application for Notice of Review
Please complete the following checklist to make sure  you have provided all the necessary information in support of your appeal. Failure 
to submit all this  information may result in your appeal  being deemed invalid. 

Have you provided the name and address of the applicant?.  *  Yes   No

Have you provided the date and reference number of the application which is the subject of this  Yes   No
review? *

If you are the agent, acting on behalf of the applicant, have you provided details of your name   Yes   No   N/A
and address and indicated whether any notice or correspondence required in connection with the 
review should be sent to you or the applicant? *
Have you provided a statement setting out your reasons for requiring a review and by what  Yes   No
procedure (or combination of procedures) you wish the review to be conducted? *

Note: You must state, in full, why you are seeking a review on your application. Your statement must set out all matters you consider 
require to be taken into account in determining your review. You may not have a further opportunity to add to your statement of review 
at a later date. It is therefore essential that you submit with your notice of review, all necessary information and evidence that you rely 
on and wish the Local Review Body to consider as part of your review.
Please attach a copy of all documents, material and evidence which you intend to rely on  Yes   No
(e.g. plans and Drawings) which are now the subject of this review *

Note: Where the review relates to a further application e.g. renewal of planning permission or modification, variation or removal of a 
planning condition or where it relates to an application for approval of matters specified in conditions, it is advisable to provide the 
application reference number, approved plans and decision notice (if any) from the earlier consent.
 

All evidence is provided within the appeal statement 

21/00404/PPP

03/06/2021

10/04/2021
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Declare – Notice of Review
I/We the applicant/agent certify that this is an application for review on the grounds stated.

Declaration Name: Mr Tommy Cochrane

Declaration Date: 17/06/2021
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TmC Planning Ltd 
The Sutherland Suite 
Cooper Business Park 
Buchan Lane  
Broxburn  
0131 210 0400 
tommy@tmcplaning.co.uk 

DPEA 

MR, LLOYD ANSLOW 

    Appellant 

vs. 

SOUTH AYRSIRE COUNCIL, 

Planning Authority 

 Application number 21/00404/PPP 

Appeal against delegated officers decision 

Dated this 15th Day of June 2021 

Mr. T Cochrane BSc, Hons  
Planning consultant  
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TmC Planning Limited wishes to appeal against the decision on behalf of our client, Mr Anslow, 

against a delegated decision by Ms Fiona Sharp acting as the delegated planning officers in the application for planning 

in principle 21/00404/PPP.  

TmC Planning Ltd will answer the planning officers comments immediately after the comment, and 

in red, this is to allow the councillors to easily distinguish between the Planning officers comments and TmC 

Planning's comments  

 

The delegated officer's handling report states the following for reasons for refusal. 

"The submitted drawings confirm the application site relates only to the wooded enclave. The 

submitted supporting information is noted as suggesting the path in between the site and the flatted blocks is utilised 

as the means of access to and from the site, however, this route does not form part of the application site, and therefore 

it is unclear if the applicant either owns, or is in a position to secure this route as a means of access to, and from the 

site. Additionally, the proposed access has the appearance of a footpath, rather than an access road, the route of which 

extends partially along the banks of the Pow Burn, and is considered to afford local access which leads to/ from the 

playing fields complex at Shawfarm Road which lies to the south of the site. The access is narrow in width, and 

narrows further to south. It is also overgrown along the boundary with the application site, and a number of mature 

trees are also located along the eastern boundary of the access. The Ayrshire Roads Alliance has noted that the access 

arrangements have not been included on the submitted drawings, and has expressed concern at the use of the proposed 

sub-standard access arrangements. For the aforementioned reasons, the ARA has recommended that the application 

be refused." 

Firstly we will address the comments on the path/ road between the site, and the flats were the 

original access for 6,8 10 and 12 Powmill Road, Prestwick (this can be seen on the 1938 map in Appendix C) before 

the new development was built. The new access is off of Towan's Court.  

Although this road is in part in our client's title (see appendix A), you will also note that the adopted 

road known as Powmill Road is also in the title of our client.  This raises the question that The Ayrshire Roads Alliance 

have effectively objected to our client accessing his property from his property.  

Moving on to further communication between ourselves and roads, Appendix B is an email from 

Roads stating that they do not have a stopping up order for the old access road to 6-12 Powmill Road (Appendix B). 
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This effectively means that this road is still in operation as a public highway. Therefore, the roads authority has no 

right to object to our client using a road that is not stopped up. 

The application is for planning permission in principle, and as such, no details of the development 

have been submitted for consideration. While the site is noted to lie in close proximity of residential development to 

the west at the former Towans Hotel, and to the south of detached houses at Powmill Road, the aforementioned 

developments are noted to be planned rather than sporadic and/or incremental development. The property immediately 

to the north is noted to pre-date both of the more recent and aforementioned residential developments. Therefore, the 

speculative, rather than planned form of the proposed development is not considered to be typical of the area, and for 

the reasons noted elsewhere, there are concerns in relation to the form of development and the inadequate access 

arrangements. Additionally, the site is noted to form part of a larger wooded enclave characterised by mature 

deciduous trees. As noted elsewhere in this report, planning permission (P/95/766) was approved for the erection of 

49 flats and 1 maisonette on the former Towans Hotel site. The wooded/ open space area of the application site under 

assessment forms part of the open/ green space identified as part of the Towans Hotel development. The Council's 

Local Development Plan presumes in favour of safeguarding from development all green spaces which are important 

to local amenity. The representations from nearby residents note the site to be popular, and well used, and to also 

contribute to the amenity of the locality in terms of its purpose as amenity space, and in terms of the setting of the 

locality. It is considered that the application site makes a valuable contribution to the character, setting and amenity 

of the locality, the development of which would not accord with criterion b. above 

The proximity to the flats at Towan's court is approximately 20m from the proposed new dwelling 

house. This allows for more than the standard 18m window to window distance. Therefore, there is no detriment to 

privacy either for the residents of the flats or our clients.  

The property immediately to the north has its front elevation facing our client's property. It would 

therefore be assumed that our client's proposed property, when designed, would face the house at number 9 Powmill 

Road. Houses facing front elevation to front elevation do not have the same privacy concerns. . Furthermore, the house 

at number 9 sits approximately 3 meters higher than our clients land.  

When talking about sporadic development, this was the original design for this area before the new 

development was consented. (See Appendix C) . The inadequate access arrangements as reported here by the delegated 
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officer was addressed above. However, we reiterate that the original access (appendix C) to 6-12 Powmill Road has 

never been stopped up. Therefore there is adequate access from a public road. 

The Council's Local Development Plan does not have the site designated as open public space. If 

space is to be safeguarded for the public, this should be reflected in the Local Development plan.  Appendix D map 1 

shows the area that is designated as open space. Our client's site is out with this area.  

As for the site being a popular area for locals to walk etc, and should be protected, to the south of 

the site is an area of tree preservation orders. Please note that there are no TPO.s on our clients proposed development 

site. There is no reason why this area cannot be managed better and could be a valuable part of the community asset. 

However, to effectively ringfence the whole site is without reference to it in the Local development plan is 

undemocratic, as our clients could have objected to all his land being grabbed when the LDP was out to public 

consultation. Our client had identified that site during the public consultation and never objected to the LDP as he 

rightfully thought he could build a dwelling on the area identified in this appeal. 

Section 222 of the Scottish Planning policy reads as follows " 
 
Development Planning 
222. Development plans should be based on a holistic, integrated and cross-sectoral approach 
to green infrastructure. They should be informed by relevant, up-to-date audits, strategies and 
action plans covering green infrastructure's multiple functions, for example open space, playing 
fields, pitches, outdoor access, core paths, active travel strategies, the historic environment, 
biodiversity, forestry and woodland, river basins, flood management, coastal zones and the 
marine environment. 
 
This local plan fails to provide an up to date audit if the development management team consider this to be  public 

open space when the local development plan indicates otherwise.  

Section 224 of the SPP states  
 
224. Local development plans should identify and protect open space identified in the open 
space audit and strategy as valued and functional or capable of being brought into use to meet 
local needs. 
 

This Local development plan does not identify the area as open space. This directly conflicts with the hierarchy 

of Scottish planning, where Local Development plans should reflect the Scottish Planning policy.  
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Also in appendix D map 2, it can clearly be seen that the site of the proposed development is within the 

Settlement boundary.  Other maps in Appendix D shows other designations. I can be seen that this site is 

not within any designated with the local development plan.  

"e. The site is not considered to provide an acceptable residential environment, for the reasons noted in this 

report.  

We disagree with this; the access is already formed, there is no stopping up order to prevent it from being 

used.  

f. While the site may be capable of providing private residential garden ground which meets with the 

Council's policy guidance, this would be at the expense of, and to the disbenefit of the amenity of other 

residents in the locality due to the loss of amenity woodland and open space. The application has been 

considered in this context. 

There would be no detriment to the open space, as shown in appendix D, map one. The site is not 

designated as an open space in the development plan.  The site could benefit from a woodland management 

plan, which could be addressed at the full planning stage as a condition. Our site visit and in the tree report 

noted that this would defiantly benefit the TPO area.  

 

Open Space; 

 The Open Space policy also requires consideration of the value of open spaces, in order that locally 

significant green spaces which are valued and valuable to the wider environment are afforded appropriate 

safeguarding. As noted above, the site forms part of a larger area of woodland which provides for informal 

local access through the site. The access through the site links to/ from the existing path which extends 

along the western boundary of the site, and which roughly runs along the route of the Pow Burn and leads 

to/ from the playing fields complex at Shawfarm Road which lies to the south of the site. Given the 

planning history of the site noted above, the land to the east of the former Towans Hotel, and forming the 

application site, is considered to form a valuable amenity space, which provides a natural landscaped 

setting for the development at the edge of the settlement, and also an area for informal recreational 

enjoyment and local access. The application has been considered in this context. 
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If a development plan does not show an area as open space, how can it direct development to the correct 

area? This is the overarching purpose of the Local Development Plan.  

There is other access to the Pow burn from Powburn Road over the adopted road that seems to be within 

the ownership of our client. Checking the titled deeds, there seem to be no burdens allowing access over 

this land except for Powbank cottage in Burden 3.  

 

• Preserving trees; 

 Due to the application site comprising an area of woodland, a number of mature trees would require to be 

removed as part of the proposed development of the site. While the site itself is not covered by the adjacent 

Tree Preservation Order, it does not mean that the trees within the site are of no value and/ or should be 

removed. The above policy requires the impact of development proposals on trees to be carefully 

considered. The submission provides no information as to how many trees may potentially be lost as a 

consequence of the proposals. It is also possible that trees adjacent to the site could be adversely affected, 

where their roots may encroach into the site of the application, or where tree works, or tree removal is 

required to form an improved access to the site. It is therefore prudent for the Service to adopt a 

precautionary approach in terms of the safeguarding the woodland setting of the site from development. 

The application has been considered in this context. 

 

The officer agrees that there are no TPO's on this site. According to the tree report, we are sure a woodland 

management plan for the TPO area would be more beneficial than securing non-TPO trees, some of which 

are in danger of falling over.  

The officer says that it is possible that trees adjacent to the site could be adversely affected. This can be 

conditioned into any planning that a full tree report for adjacent trees is forwarded to the Council.  

The treemap on Appendix F shows the trees that would need to be removed. These are smaller trees.  

 

Natural Heritage;  

As noted above, the site lies in close proximity of the confirmed Wildlife Site No.112 which extends along 

the route of the Pow Burn. While the site itself is not covered by the nearby Wildlife Site designation, it 
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does not mean that the site is not used by protected species. The submission provides no information as to 

the potential for protected species to either inhabit or use the site. It is also possible that, if planning 

permission were to be approved, the addition of a dwellinghouse in close proximity to a wildlife site could 

undermine and threaten the wildlife site, not only through any potential construction disturbance, but also 

in terms of the subsequent daily residential activities being carried out in close proximity. It is therefore 

prudent for the Service to adopt a precautionary approach in terms of the safeguarding the woodland setting 

of the site from development. The application has been considered in this context. 

 

This dwelling would be farther away than existing houses adjacent to the Pow Burn.  

 

Given the above, there are concerns in relation to the proposals, which are not considered to accord with 

the policy provisions of the Adopted South Ayrshire Local Development Plan. 

 

This is in accordance with South Ayrshire Local development plan as indicated by the maps in Appendix 

D.  

 

Recommendation:  

It is recommended that the application is refused. Reasons: 

(1) That the development proposal is contrary to the Adopted South Ayrshire Local Development Plan 

policies in relation to Sustainable Development, Residential Policy within Settlements, Release Sites 

and Windfall Sites by virtue of the; lack of adequate access and the loss of amenity woodland and 

open space which provides a natural landscape setting for the locality, the loss of which would 

undermine the character, setting and amenity of the locale to the detriment of the locality, and no 

justification has been provided for a departure from this policy. 

We disagree with this statement, as proven within this appeal statement. 

(2) That the development proposal is contrary to the Adopted South Ayrshire Local Development Plan 

policy in relation to Open Space and Preserving Trees due to the loss of open space, and amenity 

woodland residential development, which would result in the loss of trees at the site, and potentially 
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the loss of, of damage to trees adjacent to the site, and no justification has been provided for a 

departure from this policy 

This development will have little or no impact on the above and improve the area if a woodland 

management plan was to be conditioned.  

(3) That the development proposal is contrary to the Council's Planning Guidance entitled Open Space 

and Designing New Residential Developments due to the loss of open space and amenity green space 

area which forms part of the adjacent flatted development and as a result this proposal would be 

detrimental to the residential and visual amenity of the area, and no justification has been provided for 

a departure from this policy 

This is an amenity grab as it was never designated as an open space in the development plan, and as 

such, our client had no information that it would be treated as such, when the plan was at public 

consultation.  

 

(4) That the development proposal is contrary to the Adopted South Ayrshire Local Development Plan 

policy in relation to Natural Heritage, in that the proposals have the potential to adversely impact on 

natural heritage at, or in close proximity to the site, and no justification has been provided for a 

departure from this policy, and no justification has been provided for a departure from this policy 

We disagree with this, and the development would have minimal impact on the local area.  

There is no departure from the Local development plan.  

(5) That the development proposal is not accompanied by adequate access arrangements to meet with the 

requirements of the Ayrshire Roads Alliance, and which do not adversely impact on the character, 

setting and amenity of the locale 

As our client owns the land on which the adopted road crosses, his title is not burdened by access for 

any house apart from Powmill Cottage. We would question the legality of this. Furthermore, there has 

been no stopping up order place on the old access to 6-12 Powmill road as is shown in the appendix.  
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Conclusion  

We have proven beyond all reasonable doubt that our client is entitled to develop the land shown in 

this application as it is not contrary to the South Ayrshire Local Development Plan.  

We are confident that we have provided all the information needed for the Local Review Body to 

overturn the refusal of this application. 

 

Thomas Cochrane BSc(Hons), HND, CPC (Nat and Inter.) 

TmC Planing Ltd 

The Sutherland Suite.  

Cooper Business Park  

Buchan Lane  

Broxburn  

West Lothian  

EH52 5QD 

0131 210 0400 

07450939889 

tommy@tmcplanning.co.uk 
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Appendix C 

                                  Map above 1885        Map below 1938 
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Appendix D  

Appendix D 

Map 1 open space 

Map 2 settlement boundary. 
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Map 3 Wildlife sites marked in pink  

Map 4 Tree Preservation orders marked in green  
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1. Site 

 

The proposed development is situated to the south of Powmill Road and east of Towans Court.  

The site is indicated in red on the map below.  

 

 
 
 

 

 

 

2. Adopted Local Development Plan  

 

The area of the proposed development is listed on the local plan as the following  

 

47



 
 

2.1 Green Belt  

 

The map below indicates that the proposed site is out with the greenbelt.  

 

Proposed development site  
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2.2 Settlement Boundary  

 

The map below shows that the proposed development is within the settlement boundary of 

Prestwick. 

 
 

2.3 Open Space  

 

As can be seen above, the proposed site is out with open space and with an area identified as 

Predominantly Residential  

Proposed site of development  

Proposed development site  
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2.4 Strategic Boundaries  

The map below indicates that the proposed development site is out with the Prestwick Airport Strategic 

Boundary.  

 

2.5 Wildlife conservation  

 

As can be seen on the map above, the river is designated as a wildlife site. The proposed site for 

development falls out with this designation.  

Proposed development site  

Proposed development site  
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Regarding windfall sites, this development would not have a detrimental impact on the residential 

amenity or the character of the area.  

The site is currently accessing via an existing road. Due to the property's location, there will be no 

privacy, overshadowing or light deprivation caused by development in this location.  

As demonstrated above, there are no conflicts with green open space as designated on the LDP.  

3 Tree Protection Orders  

There is TPO's close by. However, the area of development falls out with the TPO orders, as we will 

show below.  

 

Proposed development site  
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Proposed development site  
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4 Coal Mining Risk  

According to the Coal Authority interactive map, the site does not fall into an area of high risk.  

 

 

5 Flood Risk Assessment  

 
The map above shows that the proposed construction area falls out with flooding shown on the SEPA 

flood map.  Also, due to the height above the river, there would be a low risk of flooding at this site  

 

Proposed development site  
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               6  Site Photos. 

We understand that the planning authority may be having issues visiting sites due to Covid-19 

restriction 

 
 

Proposed site. Looking East 
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Proposed site looking west 
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The proposed access road from Powmill Road 
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North boundary of the site and neighbouring property  
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Northwest corner of the site.  
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Trees to the north of the proposed site in poor condition  
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Northeast corner of the site  
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Fallen trees to the south of the site  

 

Summary  

 

This application is in alignment with the adopted South Ayrshire Local Development plan, and as 

such, we look forward to receiving a determination of grant.  

 

Thomas Cochrane BSc. (Hons)  

           

The Sutherland Suite 

Cooper Business Park 

       Buchan Lane  
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          Broxburn  

        West Lothian  

           EH52 5QD 
 

           Office 0131 210 0400  

          Mobile  07450939889 

         www.tmcplanning.co.uk 

      tommy@tmcplanning.co.uk 
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Approx.  450sqm   0.1 Acre 
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Thomas
Area Measurement
450.82 sq m 
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LOCAL DEVELOPMENT 

 

REFUSAL OF PLANNING PERMISSION IN PRINCIPLE 

(Delegated) 

 

Ref No:  21/00404/PPP 
SOUTH AYRSHIRE COUNCIL 

 

 
TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 1997  

as amended by the PLANNING ETC. (SCOTLAND) ACT 2006 
 

TOWN AND COUNTRY PLANNING (GENERAL DEVELOPMENT) (SCOTLAND) ORDERS 

 
 

To: Mr Lloyd Anslow 

per TmC Planning 

Tommy Cochrane 

The Sutherland Suite 

Cooper Business Park  

Buchan Lane 

Broxburn 

EH52 5QD 

 
With reference to your application dated 21st April 2021 for planning permission in principle under the 
above-mentioned Acts and Orders for the following development, viz:- 
 

 Planning permission in permission for the erection of dwellinghouse 

 

at: Land At Powmill Road Prestwick South Ayrshire  

 

The Council in exercise of their powers under the above-mentioned Acts and Orders hereby refuse planning 
permission in principle for the said development. 
 
The drawings and other documents, where relevant, which relate to this refusal can be viewed at 
www.south-ayrshire.gov.uk/planning/ 
 
The reasons for the Council’s decision are: 
 
(1) That the development proposal is contrary to the Adopted South Ayrshire Local Development Plan 

policies in relation to Sustainable Development, Residential Policy within Settlements, Release Sites 
and Windfall Sites by virtue of the; lack of adequate access and the loss of amenity woodland and 
open space which provides a natural landscape setting for the locality, the loss of which would 
undermine the character, setting and amenity of the locale to the detriment of the locality, and no 
justification has been provided for a departure from this policy. 

 
(2) That the development proposal is contrary to the Adopted South Ayrshire Local Development Plan 

policy in relation to Open Space and Preserving Trees due to the loss of open space, and amenity 
woodland residential development, which would result in the loss of trees at the site, and potentially 
the loss of, of damage to trees adjacent to the site, and no justification has been provided for a 
departure from this policy. 

 
(3) That the development proposal is contrary to the Council's Planning Guidance entitled Open Space 

and Designing New Residential Developments due to the loss of open space and amenity green 
space area which forms part of the adjacent flatted development and as a result this proposal would 
be detrimental to the residential and visual amenity of the area, and no justification has been 
provided for a departure from this policy. 

 
(4) That the development proposal is contrary to the Adopted South Ayrshire Local Development Plan 

policy in relation to Natural Heritage, in that the proposals have the potential to adversely impact on 
natural heritage at, or in close proximity to the site, and no justification has been provided for a 
departure from this policy, and no justification has been provided for a departure from this policy. 
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(5) That the development proposal is not accompanied by adequate access arrangements to meet with 

the requirements of the Ayrshire Roads Alliance, and which do not adversely impact on the 
character, setting and amenity of the locale. 

 
 
List of Plans Determined: 
 

Drawing - Reference No (or Description):  Refused Location 

 

Drawing - Reference No (or Description):  Refused Location and site plan 

 
 

The explanation for reaching this view is set out in the Report of Handling and which forms a part of the 
Planning Register. 
 

Dated:  2nd June 2021 

 

.................................................................... 
Julie Nicol 
Service Lead – Planning and Building Standards 

 
PLANNING SERVICE, COUNTY BUILDINGS, WELLINGTON SQUARE, AYR, KA7 1DR 
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Planning application 21/00404/PPP –  Land at Powmill Road, Prestwick  

Response to appeal submission 

Section 25 of the Town and Country Planning (Scotland) Act 1997 (as amended) indicates that in 
making any determination under the Planning Acts, regard is to be had to the development plan, the 
determination shall be made in accordance with the plan unless material considerations indicate 
otherwise.  The Planning Service considered the planning application on this basis, and against the 
provisions of the Adopted South Ayrshire Local Plan.  This response from the Planning Service requires 
to be read in conjunction with the Council’s Report of Handling of the application, and the policy 
provisions of the LDP and related guidance.  The following further comments are offered; 

Planning application 21/00404/PPP sought planning permission in principle for the erection of a 
dwellinghouse.  The assessment of the application is fully set out and clarified in the Report of 
Handling that accompanies the decision to refuse planning permission under application 
21/00404/PPP.  The determining factor in the consideration of this application is the policy provisions 
of the Adopted South Ayrshire Local Development Plan, the planning history of the site and the 
character of the area in which it is located to the east of Powmill Road.  In particular, as noted, and 
explained more fully in the in the Report of Handling, there are concerns in relation to; 

• The loss of land which has previously been identified as open/ green space associated with 
the adjacent residential development, to the detriment of the amenity of the locality.  See 
approved site plan relating to application P/95/766 for the former Towans Hotel, Prestwick. 

• The Council has consistently considered the principle of the erection of dwellings in this 
general location to be inappropriate, through the refusal of applications 00/00298/OUT, 
00/00411/FUL, 08/00211/OUT and 12/00556/APP which relate to land which lies a short 
distance to the north-east of the site of the current application to the north-east.  The refusal 
of previous applications, as noted above, is considered to be materially significant in 
consideration of the current application/ appeal.  A copy of the LRB decision to dismiss the 
appeal in respect of the refusal of permission under application 12/00556/OUT is also 
submitted, for completeness. 

• The Council, through its Local Development Plan, presumes in favour of safeguarding from 
development all green spaces which are important to local amenity.  It is considered that the 
application site makes a valuable contribution to the local amenity and that the site would be 
unable to accommodate the erection of a dwellinghouse without adversely impacting on the 
local environment or townscape.   

• The wooded area, which forms part of the application site, makes a significant positive feature 
of the landscape setting and amenity of this residential area.  A number of mature trees would 
require to be removed as part of the proposed development of the site.  The submission 
provided no information as to how many trees may potentially be lost as a consequence of 
the proposals.  It is also likely that trees adjacent to the site could be adversely affected, where 
their roots may encroach into the site of the application, or where tree works, or tree removal 
is required to form an improved access to the site.  It therefore remains prudent for the LRB 
to adopt a precautionary approach in terms of the safeguarding the woodland setting of the 
site from development.  Other than confirming the removal of trees on the site of the 
proposed house, the appeal submission provides no additional information regarding the 
quality of trees to be lost.  It is also noted that Appendix F submitted by the agent in support 
of the appeal identifies a different and smaller application site than that identified in the 
drawings submitted as part of the application submission.  Additionally, the appeal submission 
gives no consideration as to the potential for the proposals to adversely affect trees adjacent 

67



to the site, for example, where tree roots may encroach into the site of the application, or 
where tree works, or tree removal is required to form an improved access to the site.  Given 
the aforementioned, there is the potential for the trees lost as a consequence of the 
development to be greater in number than as suggested by the applicant/ agent.  It therefore 
remains prudent to adopt a precautionary approach in terms of the safeguarding the 
woodland setting of the site from development.  The appeal requires to be considered in this 
context. 

• There were also concerns regarding the lack of access arrangements identified in the Report 
of Handling.  The appeal submission has sought to provide further clarity around the 
applicants ownership, however, the proposed access continues to have the appearance of a 
footpath, rather than an access road.  The access is narrow in width, is overgrown along the 
boundary with the application site, and a number of mature trees are also located along the 
eastern boundary of the access.  The appeal submission gives no indication as to whether 
trees along the access road are to be removed to facilitate the development. 

The appeal submission suggests that the LDP should designate the site as public open space.  While 
not explicitly identified as open space in the Adopted South Ayrshire Local Development Plan as an 
area of open space, it does not undermine the character or function of the site as open space.  The 
appeal requires to be considered in this context. 

In response to the concerns regarding access to and from the site, the appeal confirms that the 
applicant’s ownership extends northwards to the public road (excluding the property and its curtilage 
at no. 6 Powmill Road).  This is new information that was not before the planning authority, or the 
Ayrshire Roads Alliance, at the time of the consideration of the application for planning permission.  
Notwithstanding, for the reasons noted in the Report of Handling, there are other concerns in relation 
to the development proposals.  The appeal submission is not considered to fully address the concerns 
in relation to the proposals, and therefore it is maintained that the decision to refuse planning 
permission is correct, and therefore, it is respectfully suggested that the Local Review Body dismiss 
the appeal for the reasons noted in the Report of Handling. 

 

The following photographs below show the site in more detail; 
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Proposed site access from Powmill Road. Note narrow width and presence of trees along route. 

 

Existing and proposed access within site 
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View from east of site looking.  Note woodland setting of site and access route through site. 

 

View within site toward west.  Note woodland setting of site and access route through site. 
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View within site to adjacent property to north. 
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SAC Local Review Body Reference No. LRB/66 

Local Review Decision Notice   

__________________________________________________                                                         __  

 

Decision by South Ayrshire Council Local Review Body (LRB) 

 
• Planning Application reference : 12/00556/APP 
• Site address: Land at Powmill Road, Prestwick  
• Application for review by the applicant Mr. Malcolm Bowden, against the decision by an 

appointed officer of South Ayrshire Council to refuse planning permission dated 10th July 2012 
• Proposed development : Erection of dwellinghouse  
• Application Drawings: Location Plan 404-00 Rev A, Site Plan as Existing 404-01 Rev A, Site Plan 

as Proposed 404-02 Rev A, and Plans and Elevations as Proposed 404-03 
• A site inspection took place on 11th December 2012. 

 
Date of Decision:  11th December 2012 
_____________________________________________________                                      _________ 

 
1.0 Decision 
 
1.1 The LRB has reviewed the determination and has decided to uphold the decision made by the 

appointed officer, and refuses Planning Permission for the reasons listed below.  
 
2.0 Preliminaries 
 
2.1  This Decision Notice is the formal decision notice of the South Ayrshire Local Review Body as 

prescribed by the Town and Country Planning (Schemes of Delegation and Local Review 
Procedure) (Scotland) Regulations 2008. 

 
2.2 The above application for planning permission was considered by the LRB at its meeting on 

27th November 2012.  The Review Body comprised Cllr. Peter Convery (Chair), Cllr. Andy 
Campbell, Cllr. Ian Douglas, Cllr. Ann Galbraith, Cllr. Sandra Goldie, Cllr. Nan Mc.Farlane 
and Cllr. Rita Miller. Also present were Wynne Carlaw, Legal Adviser, Catherine Parish, 
Planning Adviser and Andrew Gibson, Committee Clerk. 

 
2.3 The LRB members were provided with copies of the review documents comprising:- 

 
• Notice of Review including Statement in support dated 5th October 2012; 
• The application for planning permission together with the refusal notice issued to the 

applicant dated 10th July 2012; 
• The drawings specified above; 
• The report of handling of the appointed officer dated 10th July 2012;  
• Observations on the planning application from SEPA dated 1st June and 14th June 2012, 

Scottish Water  dated 6th June 2012, SNH dated 14th June 2012, Scottish Wildlife Trust 
dated 7th June 2012, National Air Traffic Services dated 19th June 2012, the Council’s 
Roads and Transportation Service dated 7th June 2012, Sustainable Development 
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Landscape section dated 25th June 2012 and the Arboricultural Officer dated 8th June 
2012; 

• Supporting Statement, Ecological Survey and Tree Survey; 
• Agent’s responses to Scottish Wildlife Trust and the Council’s Arboriculturist (undated); 
• Representations received; and 
• Agent’s response to objector dated 12th November 2012. 

 
2.4 The LRB were shown projected plans and photographs of the site indicating the the extent of 

the site and its locality by the Planning Adviser. 
 
2.5  Having heard the Chair, the Legal Adviser to the Body and the Planning Adviser to the Body, 

the Body considered the papers relating to the Review with particular emphasis on the 
grounds on which the application had been refused. Following consideration the Review Body 
decided to hold an accompanied site visit to assess the application site in its setting and the 
surrounding area, with the Review then to be continued to a future meeting of the Review 
Body for further consideration and decision. 

2.6 The above application for planning permission was then the subject of a site visit by the LRB 
at its meeting on 11th December 2012.  The Review Body comprised Cllr. Peter Convery 
(Chair), Cllr. Andy Campbell, Cllr. Ian Douglas, Cllr. Ann Galbraith, Cllr. Sandra Goldie, Cllr. 
Nan McFarlane and Cllr. Rita Miller. Also present were Wynne Carlaw, Legal Adviser, 
Catherine Parish, Planning Adviser and Andrew Gibson, Committee Clerk. 

 
2.7 The above application for planning permission was then further considered by the LRB at its 

meeting following the site visit on 11th December 2012.  The Review Body comprised Cllr. 
Peter Convery (Chair), Cllr. Andy Campbell, Cllr. Ian Douglas, Cllr. Ann Galbraith, Cllr. 
Sandra Goldie, Cllr. Nan McFarlane and Cllr. Rita Miller. Also present were Wynne Carlaw, 
Legal Adviser, Catherine Parish, Planning Adviser and Andrew Gibson, Committee Clerk. 

 
2.8 Having regard to the material produced, the plans shown and the site visit, the LRB decided:- 
 

(i) that the Review could be determined without any further procedure allowed in terms of 
the Town and Country Planning (Schemes of Delegation and Local Review Procedure) 
(Scotland) Regulations 2008; 

 
3.0 Proposal  
 
3.1  The proposal is for planning permission for a dwellinghouse at land at Powmill Road, 

Prestwick. The house is one and a half storey in height with dormer windows on the upper 
floor. The external materials match the finish of neighbouring dwellinghouses. 

 
4.0 Reasons 
 
4.1 The determining issues in this review are; (1) whether the proposals are consistent policies 

H6, ENV2, STRAT1, ENV5 and ENV12 of the adopted South Ayrshire Local Plan; (2) the 
importance of the existence of a Tree Preservation Order and Listed Wildlife Site at the site 
and (3) whether there are other material considerations which would outweigh the material 
considerations as stated in 1 and 2 above and which would justify an approval.  
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4.2 The LRB established that the site is located adjacent to existing residential area at Powmill 

Road and Powmill Park, Prestwick. The LRB considered the nature of the site and its 
relationship to the surrounding area and Pow Burn, the number of trees within the site and the 
proportion of the site which is grassed and not wooded, the applicant’s proposals for tree 
removal and tree replacement, the ground levels across the site and the proposed siting of 
the new house, the wildlife interest of the site, and the amenity open space provision for the 
Towans Court residential area adjacent to the site.   

 
4.3 The LRB considered the landscape setting of the site and whether the development of the site 

would have an adverse impact on the amenity of the residential area. The LRB noted that the 
site had been set aside as amenity open space as part of the planning permission granted in 
1997 for a flatted development at Towans Court and considered the impact of the reduction in 
open space provision on this residential area. The LRB considered the extent to which the 
proposed house would affect the existing trees within a Tree Preservation Area and whether 
the construction of the house would be likely to result in further tree felling within the garden 
ground. The LRB also took account of the Listed Wildlife Site and the site’s wildlife 
contribution to the Listed Wildlife Site. 

 
4.4 The LRB had regard to policies H6, ENV2, STRAT1, ENV5 and ENV12 of the adopted South 

Ayrshire Local Plan and took the view that the proposed house would result in an 
unacceptable loss of open amenity/green space for the adjacent flatted development, and that 
there would be adverse impact on the Listed Wildlife Site and nature conservation value of 
the site. The LRB considered that the development would result in a loss of trees covered by 
the Tree Preservation Order and due to steep sloping and wooded nature of the garden 
ground, and the proposals to remove old building foundations and re-grade the garden 
ground, there would likely be further tree loss, which would have an adverse impact on the 
amenity of the area. The LRB further considered that the site provided a valuable landscape 
setting and buffer area for the surrounding residential properties from the airport, and 
therefore the proposals would be detrimental to the residential and visual amenity of the area.  

5.0 Duration of Planning Permission  
 
5.1 In determining a planning application, under regulation 21 of the Town and Country Planning 

(Schemes of Delegation and Local Review Procedure) (Scotland) Regulations 2008, the 
Council is required to make a statement as to the effect of section 58(2) or 59(4) of the Town 
and Country Planning (Scotland) Act 1997, as amended by section 20 of the Planning etc 
(Scotland) Act 2006 or where the planning authority have made a direction under this section. 
The Council has made no specific directions under these sections. 

 
6.0 Scottish Ministers Directions 
 
6.1 In determining a planning application, the Council is required to provide details of any 

direction made by Scottish Ministers under Regulation 30 (Environmental Impact 
Assessment), Regulation 31 (Information or Restrictions on the grant of planning permission) 
and Regulation 32 (Directions requiring consideration of a condition) of the Development 
Management Regulations. There are no directions, which are applicable in this case. 
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7.0 Section 75 Obligations  
 
7.1 In determining a planning application, the Council is required to provide a summary of the 

terms of any planning obligation entered into under section 75 of the Town and Country 
Planning (Scotland) Act in relation to the grant of planning permission for the proposed 
development. There are no section 75 obligations, which are applicable in this case. 

 
8.0 Reasons for Refusal 
 
8.1 The LRB agreed to uphold the decision made by the appointed officer for the reason as 

stated in the refusal of the planning permission as listed below:- 
 

(1) that the proposed development is contrary to policy H6 of the adopted South Ayrshire 
Local Plan as the application site forms part of the open/ green space area for the 
adjacent flatted development. 

(2) that the proposed development is contrary to policy ENV2 of the adopted South Ayrshire 
Local Plan as it would have an adverse impact on a Listed Wildlife Site. 

(3) that the proposed development is contrary to policy STRAT1 of the Adopted Ayrshire 
Joint Structure Plan and policy ENV3 of the adopted South Ayrshire Local Plan as it 
would have an adverse impact on the nature conservation value of the application site. 

(4) that the proposed development is contrary to Policy ENV5 of the South Ayrshire Local 
Plan in that the proposals will result in the loss of an area of important green space to the 
detriment of the amenity of the area. 

(5) that the proposed development is contrary to policy ENV12 of the adopted South Ayrshire 
Local Plan as it would result in a loss of trees covered by a Tree Preservation Order and 
which would have an adverse impact on the locality. 

(6) that the proposed development would result in a substantial reduction of the open/ green 
space area which forms part of the adjacent flatted development and as a result this 
proposal would be detrimental to the residential and visual amenity of the area. 

  

List of Plans Determined: 

Drawing - Reference No (or Description): Refused  : Location Plan 404-00 Rev A 

Drawing - Reference No (or Description): Refused  : Site Plan as Existing 404-01 Rev A 

Drawing - Reference No (or Description): Refused  : Site Plan as Proposed 404-02 Rev A 

Drawing - Reference No (or Description): Refused  : Plans and Elevations as Proposed 404-03 
 
Other - Reference No (or Description): Refused  : Ecological Survey 
 
Other - Reference No (or Description): Refused  : Supporting Statement 

Other - Reference No (or Description): Refused  : Tree Survey 

 

 

Valerie Andrews 
Head of Legal and Administration 
Date of Notice:  18th December 2012 

 

77



 

 
 
 
 

 
SCHEDULE 2 

Town and Country Planning (Schemes of Delegation and Local Review  
Procedure)(Scotland) Regulations 2008 

Regulation 21  

NOTICE TO ACCOMPANY REFUSAL ETC. 

TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 1997 
Notification to be sent to applicant on refusal of planning permission or on the grant of permission subject 

to conditions 

 

NOTICE TO ACCOMPANY REFUSAL ETC. 

 

TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 1997 

 

 

Notification to be sent to applicant on determination by the planning authority of an application following a 
review conducted under section 43A(8) 

1.  If the applicant is aggrieved by the decision of the planning authority to refuse permission for or 
approval required by a condition in respect of the proposed development, or to grant permission or 
approval subject to conditions, the applicant may question the validity of that decision by making an 
application to the Court of Session. An application to the Court of Session must be made within 6 weeks of 
the date of the decision. 

2.  If permission to develop land is refused or granted subject to conditions and the owner of the land 
claims that the land has become incapable of reasonably beneficial use in its existing state and cannot be 
rendered capable of reasonably beneficial use by the carrying out of any development which has been or 
would be permitted, the owner of the land may serve on the planning authority a purchase notice requiring 
the purchase of the owner of the land’s interest in the land in accordance with Part V of the Town and 
Country Planning (Scotland) Act 1997. 
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TmC Planning Ltd 
 

   

   

 Response to Planning 
officers comment on 
appeal  21/00404/PPP  
 

 

 

30th August 2021 

— 

                Response compiled by 

— 

Thomas Cochrane BSc(Hons), HND, 
CPC (Nat, & Inter,)  
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 Response to comments submitted by 
Appointed officer to Planning Appeal 

comments 

 

     
     

    
In this report, we are responding 
to comments submitted to the 
Local Review Body, which we 
received on Wednesday, 25th 
August 30, 2021.  
 
We would kindly ask that the 
elected members of the local 
review body look closely at our 
answers and ask the relevant 
questions to the Planning 
Authority.  
 
We trust that the members will 
overturn the refusal and uphold 
the appeal.  
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To make this easy for the Local Review members, we have condensed the planning officers (PO)comments and our reply 
(TmC) into one document.  
 
 
(PO)  Planning application 21/00404/PPP sought planning permission in principle for the erection of a 
dwellinghouse. The assessment of the application is fully set out and clarified in the report of 
Handling that accompanies the decision to refuse planning permission under application 
21/00404/PPP. The determining factor in the consideration of this application is the policy provisions 
of the Adopted South Ayrshire Local Development Plan, the planning history of the site and the 
character of the area in which it is located to the east of Powmill Road. In particular, as noted, and 
explained more fully in the in the Report of Handling, there are concerns in relation to; 
 
(TmC)Planning advice set out by the Scottish Government on 11th August 2009 entitled "A Guide to the planning system 
in Scotland states.  
 

• Decisions about planning applications are based on the development plan for your area, which is prepared by 
your local Council or national park authority. 

 
• The effect of the planning system's decisions should be to help increase sustainable economic growth, which is 

the main purpose of the Scottish Government. This means that the planning system should help build a growing 
economy, but at the same time protect our environment for future generations and make sure that 
communities can enjoy a better quality of life. 
 

• Development Plans 
which set out how places should change and also set out the policies used to make decisions about planning 
applications. 
 

• What are development plans? 
The development plan is a document that sets out how places should change and what they could be like in the 
future. It says what type of development should take place where, and which areas should not be developed. It 
sets out the best locations for new homes and businesses and protects places of value to people or wildlife. 
 

• The law says that the development plan should be the starting point in making any planning decisions. 
 
(TmC )We intend to show that this proposed development aligns with the Local Development Plan and its 
interpretation set out by the Scottish Government in the document above. The Planning Authority is acting 
illegally by not adhering to the Local Development Plan published.  
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(PO) The loss of land which has previously been identified as open/ green space associated with the 
adjacent residential development, to the detriment of the amenity of the locality. See approved site 
plan relating to application P/95/766 for the former Towans Hotel, Prestwick. 

 
(TmC) This site may have been designated in the application above as amenity to the locality in the 
which was lodged in 1995. This application is not available on South Ayrshire's planning portal for 
viewing. Appendix 1. So no developer or member of the public can see this information.  
 
(PO)The Council has consistently considered the principle of the erection of dwellings in this general 
location to be inappropriate, through the refusal of applications 00/00298/OUT, 00/00411/FUL, 
08/00211/OUT and 12/00556/APP which relate to land which lies a short distance to the north-east 
of the site of the current application to the north-east. The refusal of previous applications, as noted 
above, is considered to be materially significant in consideration of the current application/ appeal. A 
copy of the LRB decision to dismiss the appeal in respect of the refusal of permission under application 
12/00556/OUT is also submitted, for completeness. 
 
(TmC)Every planning application should be looked at on its own merits and compared to the current 
adopted Local Development Plan.  

• Appendix 2  shows that the current status of the area in the published adopted Local Development 
Plan. Councillors will note that it is Residential.  

• Appendix 2.1 Shows the Residential policy and the proposed site meets all criteria.  
• Appendix 2.2 shows the Open Space policy.  Please pay particular attention to the first paragraph. "We 

will support protecting all open spaces which are valued and which are used, or could be used, for a particular 
purpose, from development. As well as being of local importance, the open spaces identified on the proposals 
map make a valued and valuable contribution to the wider environment." 

• Appendix 2.3 shows the open space identified on the proposals map.  
• Appendix 2.4 shows that the planning applications listed above are not in the public realm. There are no refused 

drawing, of officers handling reports. How does a member of the public or a developer understand what 
application have been refused, the locations of the refused applications and the reason for the refusal. This is 
not acceptable by any public Planning Authority that wishes to be open and transparent.  

• Scottish Government Planning Circular 3/2013 states in section 4.54 "For those applications for planning 
permission or planning permission in principle determined by the planning authority, other than by local review, 
the register must contain a copy of a report on the handling of the application. Planning authorities are to prepare 
such a report on each application which is to contain a range of information relevant to the processing of the 
application" Going on to section 4.55, "The required contents of a report are set out in schedule 2. The format 
and structure of the report is a matter for the planning authority. In many cases, the contents of the report 
should be similar to reports prepared for planning committees. Reports of handling should be proportionate to 
the nature, scale and complexity of the proposal."  
 

 (PO) The Council, through its Local Development Plan, presumes in favour of safeguarding from development 
all green spaces which are important to local amenity. It is considered that the application site makes a valuable 
contribution to the local amenity and that the site would be unable to accommodate the erection of a 
dwellinghouse without adversely impacting the  local environment or townscape. 
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(TmC) Within the local Development plan, the area of the proposed development is not designated as green 
space. If the application site were making a valuable contribution to the local amenity, indeed the development 
planners would have added this to the Local Development Plan? See map In Appendix 2.3.  
 

(PO) The wooded area, which forms part of the application site, makes a significant positive feature of the landscape 
setting and amenity of this residential area. A number of mature trees would require to be removed as part of the 
proposed development of the site. The submission provided no information as to how many trees may potentially 
be lost as a consequence of the proposals. It is also likely that trees adjacent to the site could be adversely affected, 
where their roots may encroach into the site of the application, or where tree works, or tree removal is required to 
form an improved access to the site. It therefore remains prudent for the LRB to adopt a precautionary approach 
in terms of the safeguarding the woodland setting of the site from development. Other than confirming the removal 
of trees on the site of the proposed house, the appeal submission provides no additional information regarding the 
quality of trees to be lost. It is also noted that Appendix F submitted by the agent in support of the appeal identifies 
a different and smaller application site than that identified in the drawings submitted as part of the application 
submission. Additionally, the appeal submission gives no consideration as to the potential for the proposals to 
adversely affect trees adjacent 
 
(TmC ) The photograph in appendix 3 shows that the trees in the area are dead, immature self-seeded trees, or 
trees lying at dangerous angles. The precautionary approach would not be to leave the site alone. It would be to 
encourage the development and the woodland management that would follow on from that. Not to leave alone. 
We would encourage members of the LRB to visit the site and look at the poor state of the woodland. Our arborist 
who accompanied us on site states that some of the trees are dangerous and need to be addressed soon. The way 
to do this is to allow the landowner to build on the site and address these problems.  
The LRB needs to think about what will happen if there is refusal. The land will probably go back to auction, and the 
dangerous trees' problems will never be addressed.  
There are many trees in the TPO site shown in appendix 3.1 in need of attention.  
 
 (PO) access is narrow in width, is overgrown along the boundary with the application site, and a number 
of mature trees are also located along the eastern boundary of the access. The appeal submission gives 
no indication as to whether trees along the access road are to be removed to facilitate the development. 
 
(TmC) This road is still adopted as there has been no stopping up an order placed on it. Before the 
development of Towns Court, It was used as access to 8,10 and 12 Powmill road.  We have asked both 
planning and the roads authority to provide us with the stopping up order, both of whom were unable to 
do so.  
Appendix 4 shows the road and site in historical terms.  
 
Taking all of the above and into account, we see no reason to refuse this appeal and look forward to the 
LRB overturning the planners delegated decision.  
 
Tommy Cochrane BSc.(Hons), HND, CPC (Nat.&Inter) 
Planning consultant  
TmC Planning Ltd.  
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Planning application 00/00298/OUT. No Public information available! 
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Appendix 1 
  

 
Note that there are no results returned for this search! 
Appendix 2  
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On Behalf of South Ayrshire Council 

Roads and Transportation Services 
Observations on Planning Application 

 
Contact: ARA.TransportationPlanningConsultations@ayrshireroadsalliance.org 
ARA Case Officer: AP 
Planning Case Officer: F Sharp 
Planning Application No: 21/00404/PPP 
Location: Land At Powmill Road, Prestwick 
 
Date Received: 28/04/2021 
Date Returned: 12/05/2021 
 Recommendation: Refuse 
 
 
The following response has been prepared following a review of the information made available through 
South Ayrshire Council’s Planning portal website at the time of writing. 
 
Expository Statement (if applicable): 

As the proposed sub-standard access is out with the red line boundary of the development, the ARA 
cannot attach conditions and must therefore recommend refusal. 
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From: Porter, Aidan
To: Local Review Body
Subject: RE: Local Review Body 21/00404/PPP Powmill Road, Prestwick [OFFICIAL]
Date: 01 September 2021 10:28:21

Good Morning,
 
In reference to the points raised by the appellant, the ARA have no records of this private access ever being
adopted by the Roads Authority and therefore there would be no requirement for a stopping up order. For
this reason our objection remains in place for the reasons stated in our initial consultation response unless
the appellant can provide evidence of the road ever being adopted by the relevant Roads Authority.
 
Kind Regards,
 
Aidan Porter
Ayrshire Roads Alliance
Aidan.Porter@ayrshireroadsalliance.org
 

From: Local Review Body <LocalReviewBody@south-ayrshire.gov.uk> 
Sent: 25 August 2021 16:43
To: ARA.TransportationPlanningConsultations
<ARA.TransportationPlanningConsultations@ayrshireroadsalliance.org>; Porter, Aidan
<Aidan.Porter@ayrshireroadsalliance.org>
Subject: FW: Local Review Body 21/00404/PPP Powmill Road, Prestwick
Importance: High
 
Please can you respond to the email below as soon as possible.
Regards
Debbie
 

From: Local Review Body 
Sent: 21 July 2021 12:45
To: 'ara.transportationplanningconsultations@ayrshireroadsalliance.org'
<ara.transportationplanningconsultations@ayrshireroadsalliance.org>
Cc: Porter, Aidan <Aidan.Porter@ayrshireroadsalliance.org>
Subject: Local Review Body 21/00404/PPP Powmill Road, Prestwick
 
Good afternoon,
 
Please find attached letter in regards to the above address.
 
The applicant has specifically responded to the issues ARA raised on pages 2 and 3 (text in red) of
the appeal document – it would be helpful if you could review this part of the appeal document and
provide comments.
 
Kind regards
Debbie
 
Debbie Mulgrew| Committee Services Assistant | Committee Services | Chief Executive’s Office |
Debbie.Mulgrew@south-ayrshire.gov.uk | Direct Line: 01292 612462 |South Ayrshire Council | County
Buildings | Wellington Square | Ayr | KA7 1DR | www.south-ayrshire.gov.uk
 
 

**********************************************************************
This email and any files transmitted with it are confidential and
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intended solely for the use of the individual or entity to whom they
are addressed. If you have received this email in error please notify
South Ayrshire Council, 0300 123 0900.

This footnote also confirms that this email message has been swept by websense for the presence of computer
viruses.

**********************************************************************
Visit our web site at http://www.south-ayrshire.gov.uk

************************************************************************************

COVID-19:  For all the latest information and details of support available across East Ayrshire, please
visit www.east-ayrshire.gov.uk/coronavirus
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To find out more about connecting your  

property to the water and waste water supply visit: 

www.scottishwater.co.uk/business/connections 

SW Public 
General 

Friday, 30 April 2021 
 

Local Planner 
Planning Service 
South Ayrshire Council 
Ayr 
KA7 1UT 
 
 
 
 
 
 
 
 
Dear Sir/Madam 
 
 
SITE: Land At Powmill Road, Prestwick 
PLANNING REF: 21/00404/PPP  
OUR REF: DSCAS-0038999-BXQ 
PROPOSAL: Planning permission in permission for the erection of dwellinghouse 
 
 

Please quote our reference in all future correspondence 
 

 
Audit of Proposal 

Scottish Water has no objection to this planning application; however, the applicant should 
be aware that this does not confirm that the proposed development can currently be serviced 
and would advise the following: 
 
Water Capacity Assessment 
 
Scottish Water has carried out a Capacity review and we can confirm the following: 
 

 There is currently sufficient capacity in the Bradan Water Treatment Works to service 
your development. However, please note that further investigations may be required 
to be carried out once a formal application has been submitted to us. 
 

Waste Water Capacity Assessment 
 

 There is currently sufficient capacity for a foul only connection in the Meadowhead 
PFI Waste Water Treatment works to service your development. However, please 
note that further investigations may be required to be carried out once a formal 
application has been submitted to us. 
 

 
 

 

 
 

Development Operations 
The Bridge 

Buchanan Gate Business Park 
Cumbernauld Road 

Stepps 
Glasgow 
G33 6FB 

 
Development Operations 

Freephone  Number - 0800 3890379 

E-Mail - DevelopmentOperations@scottishwater.co.uk 
www.scottishwater.co.uk 
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To find out more about connecting your  

property to the water and waste water supply visit: 

www.scottishwater.co.uk/business/connections 

SW Public 
General 

Please Note 
 

 The applicant should be aware that we are unable to reserve capacity at our water 
and/or waste water treatment works for their proposed development. Once a formal 
connection application is submitted to Scottish Water after full planning permission 
has been granted, we will review the availability of capacity at that time and advise 
the applicant accordingly. 

 
 

 
 
Asset Impact Assessment  
 
According to our records, the development proposals impact on existing Scottish Water 
assets.  
 

 1 x 825mm combined sewer in the site boundary 
 1 x 225mm surface water sewer in the site boundary 

 
 
The applicant must identify any potential conflicts with Scottish Water assets and contact our 
Asset Impact Team via our Customer Portal to apply for a diversion.  
 
The applicant should be aware that any conflict with assets identified may be subject to 
restrictions on proximity of construction. Please note the disclaimer at the end of this 
response.  
 
 
Surface Water 
 
For reasons of sustainability and to protect our customers from potential future sewer 
flooding, Scottish Water will not accept any surface water connections into our combined 
sewer system. 
 
There may be limited exceptional circumstances where we would allow such a connection 
for brownfield sites only, however this will require significant justification from the customer 
taking account of various factors including legal, physical, and technical challenges. 
 
In order to avoid costs and delays where a surface water discharge to our combined sewer 
system is anticipated, the developer should contact Scottish Water at the earliest opportunity 
with strong evidence to support the intended drainage plan prior to making a connection 
request. We will assess this evidence in a robust manner and provide a decision that reflects 
the best option from environmental and customer perspectives.  
 
General notes: 
 

 Scottish Water asset plans can be obtained from our appointed asset plan providers: 
 

 Site Investigation Services (UK) Ltd 
 Tel: 0333 123 1223   
 Email: sw@sisplan.co.uk 
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To find out more about connecting your  

property to the water and waste water supply visit: 

www.scottishwater.co.uk/business/connections 

SW Public 
General 

 www.sisplan.co.uk 
 

 Scottish Water’s current minimum level of service for water pressure is 1.0 bar or 
10m head at the customer’s boundary internal outlet.  Any property which cannot be 
adequately serviced from the available pressure may require private pumping 
arrangements to be installed, subject to compliance with Water Byelaws. If the 
developer wishes to enquire about Scottish Water’s procedure for checking the water 
pressure in the area, then they should write to the Customer Connections department 
at the above address. 

 
 If the connection to the public sewer and/or water main requires to be laid through 

land out-with public ownership, the developer must provide evidence of formal 
approval from the affected landowner(s) by way of a deed of servitude. 
 

 Scottish Water may only vest new water or waste water infrastructure which is to be 
laid through land out with public ownership where a Deed of Servitude has been 
obtained in our favour by the developer. 
 

 The developer should also be aware that Scottish Water requires land title to the 
area of land where a pumping station and/or SUDS proposed to vest in Scottish 
Water is constructed. 
 

 Please find information on how to submit application to Scottish Water at our 
Customer Portal. 

 
 
Next Steps:  
 

 All Proposed Developments 
 
All proposed developments require to submit a Pre-Development Enquiry (PDE) 
Form to be submitted directly to Scottish Water via our Customer Portal prior to any 
formal Technical Application being submitted. This will allow us to fully appraise the 
proposals. 

 
Where it is confirmed through the PDE process that mitigation works are necessary 
to support a development, the cost of these works is to be met by the developer, 
which Scottish Water can contribute towards through Reasonable Cost Contribution 
regulations. 
 

 Non Domestic/Commercial Property:  
 
Since the introduction of the Water Services (Scotland) Act 2005 in April 2008 the 
water industry in Scotland has opened to market competition for non-domestic 
customers.  All Non-domestic Household customers now require a Licensed Provider 
to act on their behalf for new water and waste water connections. Further details can 
be obtained at www.scotlandontap.gov.uk  

 
 Trade Effluent Discharge from Non Dom Property: 
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To find out more about connecting your  

property to the water and waste water supply visit: 

www.scottishwater.co.uk/business/connections 

SW Public 
General 

 Certain discharges from non-domestic premises may constitute a trade 
effluent in terms of the Sewerage (Scotland) Act 1968.  Trade effluent arises 
from activities including; manufacturing, production and engineering; vehicle, 
plant and equipment washing, waste and leachate management. It covers 
both large and small premises, including activities such as car washing and 
launderettes. Activities not covered include hotels, caravan sites or 
restaurants.  

 If you are in any doubt as to whether the discharge from your premises is 
likely to be trade effluent, please contact us on 0800 778 0778 or email 
TEQ@scottishwater.co.uk using the subject “Is this Trade Effluent?".  

Discharges that are deemed to be trade effluent need to apply separately for 
permission to discharge to the sewerage system.  The forms and application 
guidance notes can be found here. 

 Trade effluent must never be discharged into surface water drainage systems 
as these are solely for draining rainfall run off. 

 For food services establishments, Scottish Water recommends a suitably 
sized grease trap is fitted within the food preparation areas, so the 
development complies with Standard 3.7 a) of the Building Standards 
Technical Handbook and for best management and housekeeping practices 
to be followed which prevent food waste, fat oil and grease from being 
disposed into sinks and drains. 

 The Waste (Scotland) Regulations which require all non-rural food 
businesses, producing more than 50kg of food waste per week, to segregate 
that waste for separate collection. The regulations also ban the use of food 
waste disposal units that dispose of food waste to the public sewer. Further 
information can be found at www.resourceefficientscotland.com 

 

I trust the above is acceptable however if you require any further information regarding this 
matter please contact me on 0800 389 0379 or via the e-mail address below or at 
planningconsultations@scottishwater.co.uk.  
 
Yours sincerely,  
 
 
Angela Allison 
Development Operations Analyst 
developmentoperations@scottishwater.co.uk 
 
Scottish Water Disclaimer:  
 
“It is important to note that the information on any such plan provided on Scottish Water’s 
infrastructure, is for indicative purposes only and its accuracy cannot be relied upon.  When the 
exact location and the nature of the infrastructure on the plan is a material requirement then you 
should undertake an appropriate site investigation to confirm its actual position in the ground and 
to determine if it is suitable for its intended purpose.  By using the plan you agree that Scottish 
Water will not be liable for any loss, damage or costs caused by relying upon it or from carrying 
out any such site investigation." 
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From: NATS Safeguarding
To: Sharp, Fiona
Subject: RE: South Ayrshire Council Planning Consultation - 21/00404/PPP [SG31417]
Date: 06 May 2021 10:24:16
Attachments: image007.png

image008.png
image009.png
image010.png
image011.png
image012.png
image013.png
image014.png
image015.gif
image016.png
image017.png
image018.png

 
 
Our Ref: SG31417
 
Dear Sir/Madam
 
The proposed development has been examined from a technical safeguarding aspect and does not conflict with
our safeguarding criteria. Accordingly, NATS (En Route) Public Limited Company ("NERL") has no
safeguarding objection to the proposal.
 
However, please be aware that this response applies specifically to the above consultation and only reflects the
position of NATS (that is responsible for the management of en route air traffic) based on the information
supplied at the time of this application. This letter does not provide any indication of the position of any other
party, whether they be an airport, airspace user or otherwise. It remains your responsibility to ensure that all the
appropriate consultees are properly consulted.
 
If any changes are proposed to the information supplied to NATS in regard to this application which become the
basis of a revised, amended or further application for approval, then as a statutory consultee NERL requires that
it be further consulted on any such changes prior to any planning permission or any consent being granted.
 
Yours faithfully
 

 
NATS Safeguarding

E: natssafeguarding@nats.co.uk
 
4000 Parkway, Whiteley,
Fareham, Hants PO15 7FL
www.nats.co.uk
 
 
 

 
 
 
From: Sharp, Fiona <Fiona.Sharp@south-ayrshire.gov.uk> 
Sent: 05 May 2021 11:32
To: NATS Safeguarding <NATSSafeguarding@nats.co.uk>
Subject: RE: South Ayrshire Council Planning Consultation - 21/00404/PPP [SG31417]
 
Hello Lynsey,
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The above application seeks planning permission in principle, and so there are no further details
available.  If permission were to be granted, it would be for future applications to agree the
details, including the height.
 
Hopefully, the above is of assistance.
 
Regards
 
Fiona
 

From: NATS Safeguarding <NATSSafeguarding@nats.co.uk> 
Sent: 05 May 2021 11:26
To: Sharp, Fiona <Fiona.Sharp@south-ayrshire.gov.uk>
Subject: RE: South Ayrshire Council Planning Consultation - 21/00404/PPP [SG31417]
 
 
 
Our Ref: SG31417
 
 
Dear Fiona
 
Thank you for sending us the above planning application.
 
In order for us to assess and comment, please could you provide the following details:
 
The elevations for the proposed application
 
Once we have this information, we will be able to assess and comment accordingly.
 
Yours sincerely
 
Lynsey
 
 

 
NATS Safeguarding

E: natssafeguarding@nats.co.uk
4000 Parkway, Whiteley,
Fareham, Hants PO15 7FL
www.nats.co.uk
 

 
 
 
From: fiona.sharp@south-ayrshire.gov.uk <fiona.sharp@south-ayrshire.gov.uk> 
Sent: 28 April 2021 10:45
To: NATS Safeguarding <NATSSafeguarding@nats.co.uk>
Subject: South Ayrshire Council Planning Consultation - 21/00404/PPP
 
Mimecast Attachment Protection has deemed this file to be safe, but always exercise caution when opening
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files.

Please find consultation request attached.

________________________________

**********************************************************************
This email and any files transmitted with it are confidential and
intended solely for the use of the individual or entity to whom they
are addressed. If you have received this email in error please notify
South Ayrshire Council, 0300 123 0900.

This footnote also confirms that this email message has been swept by websense for the
presence of computer viruses.

**********************************************************************
Visit our web site at www.south-ayrshire.gov.uk
 

If you are not the intended recipient, please notify our Help Desk at Email
Information.Solutions@nats.co.uk immediately. You should not copy or use this email or
attachment(s) for any purpose nor disclose their contents to any other person. 

NATS computer systems may be monitored and communications carried on them recorded, to
secure the effective operation of the system. 

Please note that neither NATS nor the sender accepts any responsibility for viruses or any
losses caused as a result of viruses and it is your responsibility to scan or otherwise check this
email and any attachments. 

NATS means NATS (En Route) plc (company number: 4129273), NATS (Services) Ltd (company
number 4129270), NATSNAV Ltd (company number: 4164590) or NATS Ltd (company number
3155567) or NATS Holdings Ltd (company number 4138218). All companies are registered in
England and their registered office is at 4000 Parkway, Whiteley, Fareham, Hampshire, PO15
7FL.

 

**********************************************************************
This email and any files transmitted with it are confidential and
intended solely for the use of the individual or entity to whom they
are addressed. If you have received this email in error please notify
South Ayrshire Council, 0300 123 0900.

This footnote also confirms that this email message has been swept by websense for the presence of
computer viruses.

**********************************************************************
Visit our web site at www.south-ayrshire.gov.uk

100

http://www.south-ayrshire.gov.uk/
mailto:Information.Solutions@nats.co.uk
http://www.south-ayrshire.gov.uk/


From: Bogicevic, Mira
To: Sharp, Fiona
Subject: 21/00404/PPP, Land at Powmill Road, Prestwick
Date: 07 May 2021 13:12:50

Hi Fiona,
 
The red-line site does not appear to have any specific landscape designation, however the area
immediately to the east and south is covered by a Tree Preservation Order.
 
There is a significant tree cover that is currently growing on the red-line site that collectively add
to the character of the area, provide privacy to the residents and make contribution to the local
environment.
 
If the application is approved, replacement planting should be shown within the scheme to
compensate for the loss of tree cover within the site and further preserve its ecological and
amenity/screening value.
 
Regards,
Mira
 
Mira Bogicevic I NS Open Space and Technical Officer I Sustainable Development I Place I
mira.bogicevic@south-ayrshire.gov.uk I Direct line: 01292616672 I South Ayrshire Council,
Operations Centre, Walker Road, Ayr, KA8 9LE
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Comments for Planning Application 21/00404/PPP

Application Summary

Application Number: 21/00404/PPP

Address: Land At Powmill Road Prestwick South Ayrshire

Proposal: Planning permission in permission for the erection of dwellinghouse

Case Officer: Ms Fiona Sharp

Customer Details

Name: Ms Natalie  Cliff

Address: 1E Towans Court Prestwick

Comment Details

Commenter Type: Neighbour

Stance: Customer objects to the Planning Application

Comment Reasons:

Comment:Highway issues: traffic generation, vehicular access, highway safety

The proposed access point for construction traffic makes use of a public pathway frequently used 
by school children, dog walker and local residents causing the risk of harm and limiting access 
both during and after construction. The proposed route is very narrow and access for construction 
traffic will potentially impede upon neighbouring properties land, damage greenery and wildlife 
who have settled into the woodlands.

Noise and disturbance resulting from proposed use

With the proposed site being so close to neighbouring properties, there will be a clear noise 
disturbance during construction.

Impact on natural and cultural assets e.g. wildlife designations or historic sites (listed

buildings/conservations areas)

The proposed site is situated in a peaceful, woodland area which is frequented by many local 
residents. The proposed construction would remove a large part of the woodland area and disturb 
the wildlife which occupies the land. There are foxes, deer and squirrels visible in the area, not 
mention birds and insects. Prestwick is an area with little green space remaining, the proposed 
site is part of a well used walking route for local residents.
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Comments for Planning Application 21/00404/PPP

 

Application Summary

Application Number: 21/00404/PPP

Address: Land At Powmill Road Prestwick South Ayrshire

Proposal: Planning permission in permission for the erection of dwellinghouse

Case Officer: Ms Fiona Sharp

 

Customer Details

Name: Mrs Sylvia Henderson

Address: 9 Powmill road Prestwick

 

Comment Details

Commenter Type: Neighbour

Stance: Customer objects to the Planning Application

Comment Reasons:

Comment:On the grounds of heavy construction traffic passing down the lane

In close proximity to our house, and the likelihood of cause potential damage to our house and

surrounding grounds.

We believe there is a tree preservation on some of the surrounding trees in the proposed area.

Also objecting on the grounds of privacy.
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From: Sylvia Henderson
To: Mulgrew, Debbie
Subject: Powmill Road. Prestwick
Date: 30 August 2021 15:23:02

Thank you for sending me the latest update of the planning permission for a house in the wood land around my
house.
I agree with the refusal to grant planning permission on the same grounds.
Loss of green space
Impact on local wild life
Damage to trees across area especially around my boundary and down the driveway.
Impact/ potential damage from construction traffic. A Ess to proposed site not suitable for construction traffic.
Thank you again,
Sylvia Henderson.
9 Powmill Road
Prestwick
KA9 2 NX

Sent from my iPad
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SOUTH AYRSHIRE COUNCIL 

LOCAL REVIEW BODY 

NOTE of CURRENT POSITION  

 
Site Address: 

 
Kirkmichael House, Straiton Road, Kirkmichael, 
South Ayrshire, KA19 7PR 

 
Application: 
 

 
21/00076/PPP 
Planning permission in principle for the erection of 
3 dwellinghouses 

 
 
Appointed Officer’s 
Decision: 

 
Refusal   

 
Date Notice of Review 
Received: 
 

 
8 July 2021 

 

 
Current Position: 
 

 
New Case for Review 

 
Documentation: 
 

 
The following documents in relation to the review are 
attached: 
Pages 1 to 7 – Report of Handling 
Pages 8 to 20 – Notice of Review and Supporting 
Information  
Pages 21 to 116 – Planning Application and Supporting 
Information 
Pages 117 to 118– Decision Notice 
Pages 119 to 120 – Appointed Officer Site Photographs  
Pages 121 to 129 – Interested Parties Correspondence  
 

 
New Material: 
 

 
N/A 

 
Additional Material Any 
other Comments: 
   

 
N/A 

Dated:   26 November 2021 

 

AGENDA ITEM NO.  



South Ayrshire Council 
 

Place Directorate 
 

Report of Handling of Planning Application 
 

Application Determined under Delegated Powers where less than five objections have been received.  
The Council’s Scheme of Delegation can be viewed at http://www.south-ayrshire.gov.uk/committees/ 

 
Reference No: 21/00076/PPP 

Site Address: 

Kirkmichael House 
Straiton Road 
Kirkmichael 
South Ayrshire 
KA19 7PR 
 

Proposal: Planning permission in principle for the erection of 3 dwellinghouses 

Recommendation: Approval with conditions 
 

REASON FOR REPORT 
 

This report fulfils the requirements of Regulation 16, Schedule 2, paragraphs 3 (c) and 4 of The Town and 
Country Planning (Development Management Procedure) (Scotland) Regulations 2013.  The application has 
been determined in accordance with the Council’s Scheme of Delegation as well as the Procedures for the 
Handling of Planning Applications. 
 
1. Site Description: 

 
The application site is located in a rural area to the west of Kirkmichael.  More specifically the site lies 
within the grounds of Kirkmichael House, and occupies part of a mature woodland which occupies an 
area of approximately 0.45 hectares.  Historically, the site was occupied by Dyrock Dower House, 
however the building was demolished a number of years ago, with only partial subterranean and 
overgrown remnants of the former house remaining within the site. Vehicular and pedestrian access to 
the site is obtained by way of a single track access to the east. 
 
The site is identified as being part of the Scenic Area in the Adopted South Ayrshire Local Development 
Plan. The sensitivities of the site are also recognised in the following designations; 
 
o Kirckmichael House Provisional Wildlife Site 56; 
o Tree Preservation Order 46 - Kirkmichael House; and 
o Ancient Woodland Inventory Kirkmichael House Wood. 
 

2. Planning History: 
 
No planning history is considered material to the assessment of the current application. 
 

3. Description of Proposal:   
 
Planning permission in principle is sought for the erection of three dwellinghouses. Given the nature of 
this application, details for the siting and design of the dwellinghouses would require to be established by 
the submission of further applications for matters specified in conditions, if planning permission in 
principle is granted. Notwithstanding, the submission contains an indicative layout which shows three 
plots, with a detached dwelling house positioned centrally within each plot. A garage, garden ground and 
parking for each property is proposed within the layout. The proposed means of access to the site is via 
the existing access to the east. 
 
The application submission is accompanied by a Design Statement, a Tree Survey, correspondence from 
The Tree Inspector (Scotland) and an Ecologist Report. 
 

4. Consultations: 
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Ayrshire Roads Alliance offer no objections subject to conditions. 
Scottish Natural Heritage indicate that the proposals do not meet their criteria for consultation. 
Scottish Water offer no objections. 
Sustainable Development (Landscape And Parks) indicate the following: - 
 
“The tree survey is undertaken in accordance with BS 5837:2012 and I have no objections to the 
submitted. However in order to accurately assess this application I would need more clarification.  
 
From the submitted document it seems around 50 trees were surveyed. The trees that are proposed to be 
felled are indicated on the submitted map Proposed Site Plan, however I would need a total number of 
trees that are proposed to be felled and what categories are they.  
 
Trees in the wooded area to the N are marked in black, blue and red. I would need clarification regarding 
the indicated classification and if there are any proposals regarding the trees marked in 3 colours. 
 
The proposed Tree Protection Fencing is in accordance with BS and I have no objections to the proposed. 
However, the applicant should demonstrate that the proposed protective distances are sufficient in order 
to protect the trees that could be affected in the wooded area.” 
 

5. Submitted Assessments/Reports: 
 
In assessing and reporting on a planning application the Council is required to provide details of any 
report or assessment submitted as set out in Regulation 16, Schedule 2, para 4(c) (i) to (iv) of the 
Development Management Regulations.  
 
The application submission is accompanied by a Design Statement, a Tree Survey, correspondence from 
The Tree Inspector (Scotland) and an Ecologist Report. 
 

6. S75 Obligations:   
 
In assessing and reporting on a planning application the Council is required to provide a summary of the 
terms of any planning obligation entered into under Section 75 of the Town and Country Planning 
(Scotland) Act in relation to the grant of planning permission for the proposed development. 
 
None. 
 

7. Scottish Ministers Directions: 
 
In determining a planning application, the Council is required to provide details of any Direction made by 
Scottish Ministers under Regulation 30 (Directions requiring consultation), Regulation 31 (Directions 
requiring information), Regulation 32 (Directions restricting the grant of planning permission) and 
Regulation 33 (Directions requiring consideration of condition) of The Town and Country Planning 
(Development Management Procedure)(Scotland) Regulations 2013, or under Regulation 50 (that 
development is EIA development) of the Town and Country Planning (Environmental Impact Assessment) 
(Scotland) Regulations 2017. 
 
None. 
 

8. Representations: 
 
No representations were received. 
 

9. Development Plan: 
 
Section 25 of the Town and Country Planning (Scotland) Act 1997 (as amended) indicates that in making 
any determination under the Planning Acts, regard is to be had to the development plan, the 
determination shall be made in accordance with the plan unless material considerations indicate 
otherwise. 
 
The following policies are relevant in the assessment of the application and can be viewed in full online at 
http://www.south-ayrshire.gov.uk/planning/local-development-plans/local-development-plan.aspx 
 
o Spatial Strategy - Carrick Investment Area; 
o Sustainable Development; 
o Rural Housing; 
o Landscape Quality; 
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o Protecting the Landscape; 
o Natural Heritage; 
o Protecting Trees; 
 
The Spatial Strategy of the LDP sets out the settlement strategy for South Ayrshire and can be viewed as 
the foundation framework which provides the vision for how the Council wishes to see the towns and 
countryside areas develop over the duration of the plan. 
 
The Spatial Strategy of the LDP states that; we will not support development outwith the boundaries of 
settlements (towns and villages), except where we believe it can be justified because it will benefit the 
economy and there is a need for it in that particular area and in line with the spatial strategy. 
Notwithstanding the provisions of the Spatial Strategy, the LDP Carrick Investment Area and Rural 
Housing Policies allow for housing to be built within rural areas, in the following circumstances; a. a 
replacement of an existing house, b. an extension to an existing house, c. the conversion of a genuinely 
redundant building or traditional or local character and domestic scale for residential use, or d. a home 
which is essential to a rural business. The development proposed under this application does not fall 
within any of the afore-mentioned criteria a. - d. for the following reasons; 
 
a. as there are no existing dwellings at the site, the proposals cannot be accurately considered as a 
replacement of an existing house(s). The Council's supplementary policy in relation to Rural Housing sets 
out further policy criteria which proposals require to be assessed against in order to be considered to be 
acceptable. Consideration of the proposals against the Council's supplementary policy in relation to Rural 
Housing is set out in section 10. below. 
 
b. there are no existing buildings to extend; 
 
c. there are no existing buildings to convert; 
 
d. there is no business use of the site.  While the application submission makes reference to the financial 
constraints associated with the upkeep and maintenance of Kirkmichael House, the application has not 
been made on the basis of being essential to a rural business. 
 
There are policy concerns in relation to the development proposal, and it is not considered that the 
proposal is in accordance with the provisions of the LDP and in particular the Policy in relation to Rural 
Housing. Further consideration of the proposal against the provisions of the Council's Rural Housing 
policy guidance, and also site specific aspects relating to the proposal are considered further in section 
10. below. 
 
The provisions of the Adopted South Ayrshire Local Plan must be read and applied as a whole, and as 
such, no single policy should be read in isolation. The application has been considered in this context. 
 
The statutory Local Development Plan (LDP) for the area currently comprises the South Ayrshire Local 
Development Plan (adopted in September 2014) and its associated Supplementary Guidance, as well as 
the Town Centre and Retail Local Development Plan, adopted in 2017. 
 
At a special meeting on 1 September, the Council considered representations on the Modified Proposed 
Replacement South Ayrshire Local Development Plan (MPLDP2), submitted in response to public 
consultation, and agreed (1) to submit the Plan, without further modification, to the Scottish Ministers for 
Examination; and (2) the Plan would be a material consideration in determining planning applications, 
with the weight accorded to it increasing as it progresses through the statutory process. 
 
As MPLDP2 now represents the Council's settled position on the Development Plan it wishes to progress 
to adoption, it is a material consideration in the assessment of planning applications. However, it remains 
the subject of unresolved representations, which will be considered by the Scottish Government's 
Directorate of Planning and Environmental Appeals (DPEA), as part of the Examination process. 
In considering development proposals, the Council may now apportion significant weight to those 
principles or policies of MPLDP2 which are not the subject of unresolved representations, but MPLDP2 is 
otherwise unlikely to be the determining factor in the determination of Planning Applications, remaining 
subordinate in status to the adopted LDP. 
 
The provisions of the Proposed Replacement South Ayrshire Local Development Plan (PLDP2) remain 
largely unchanged from the Adopted South Ayrshire Local Development Plan in so far as the application 
site continues to be identified as being within a rural area, where proposals for rural housing are 
acceptable, subject to criteria. The application has been considered in this context. 
 

10. Other Relevant Policy Considerations (including Government Guidance): 

3



 
o Scottish Planning Policy; 
 
SPP forms the statement of the Scottish Government's policy on nationally important land use planning 
matters and is considered to be relevant in the consideration of this application. Scottish Planning Policy 
advocates the need for planning to direct the "right development to the right place", and not to allow 
development at any cost (para. 28). This approach is to be implemented by the spatial strategies within 
development plans and subsequent development management decisions. In general, the SPP highlights 
the role of planning authorities in delivering sustainable economic growth in rural areas and is broadly 
supportive of rural development which promotes economic activity and diversification. Notwithstanding, 
the SPP states that the aim should be to enable development in all rural areas which supports prosperous 
and sustainable communities whilst protecting and enhancing environmental quality. The SPP expects 
development plans to respond to specific circumstances, and with regards to rural developments. The 
policy emphasis of the SPP is noted, however, it is also important to note that the SPP maintains a plan-
led approach to assessing development proposals with a primacy on Development Plans to provide a 
framework for assessing planning applications. This application is determined on this basis. The proposal 
requires further consideration against the policy provisions of the Local Development Plan, which set out 
the criteria to be applied to new rural based dwellings, and related supplementary guidance in relation to 
Rural Housing. Further consideration of the proposal against the provisions of the Council's Local 
Development Plan and Rural Housing SPG, and also site specific aspects relating to the proposal are 
considered elsewhere in this report. 
 
Additionally, the SPP also recognises the importance of the natural environment, as an asset which offers 
a wide range of opportunities for enjoyment and recreation, and that planning plays an important role in 
protecting, enhancing and promoting access to our key environmental resources. Therefore, the planning 
system should "protect and enhance ancient semi-natural woodland as an important and irreplaceable 
resource, together with other native or long-established woods, hedgerows and individual trees with high 
nature conservation or landscape value". In this context, the site is considered of value to the wider 
natural and rural area, which are noted above has been designated as a provisional wildlife site, an 
Ancient Woodland Inventory and a Tree Preservation Order. 
 
o Planning Advice Note (PAN) 72 - Housing in the Countryside (2005); 
 
PAN 72 sets out the key design principles which need to be taken into account by prospective applicants' 
and agents' responsible for the preparation of development proposals. PAN 72 provides advice in relation 
to the siting and design of rural housing and seeks to ensure that rural housing is of a good quality and 
which respects the Scottish landscape and building traditions. Therefore, PAN 72 is considered to be 
relevant in the consideration of this application. 
 
In particular, PAN 72 (page 7) acknowledges that buildings in rural areas can often be seen over long 
distances, and that buildings are there for a long time. For these reasons, PAN 72 concludes that careful 
design is essential, and that single houses need to be planned, with the location carefully selected and 
designed so as to be appropriate to the locality. In terms of fitting new development into the landscape, 
location and the context of a landscape setting is a key consideration, and therefore PAN 72 expects new 
developments to fit into or nestle within the landscape (page 11). Even where sites are less visible, PAN 
72 states that such sites will still require a significant level of skill to assimilate buildings into the 
landscape. The application has been considered in this context, and for the reasons noted elsewhere in 
this report, there are concerns in relation to the siting of the development proposal. Further consideration 
of the landscape impact of the proposals is set out below. 
 
o South Ayrshire Council Supplementary Planning Guidance - Adopted Rural Housing Policy; 
The proposals also require to be considered against the additional policy criteria (noted below) of the 
Council's supplementary policy guidance entitled 'Rural Housing' as follows; 
Replacement of existing houses will be acceptable where: - 
a) the design of the new house accords with the design guidance for new houses, contained within this 
supplementary guidance. 
b) the proposed house is sited on the same plot as existing house (i.e. land within the curtilage of the 
house). If not, justification for alternative site is required. Any new site must achieve a good fit within the 
landscape. Where possible, the proposed house should be located on the footprint of the existing 
building. 
c) the existing dwelling is not the result of a temporary or series of temporary permissions and has been 
in use as a dwelling for at least 10 years. 
 
As noted elsewhere in this report, there are no existing buildings within the site. Therefore, where there is 
no existing dwellinghouse, any proposed new dwelling(s) cannot be accurately considered as a 
replacement of an existing house under criterion a. of the LDP Rural Housing policy. The Design 
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Statement supplied by the agent, as part of the consideration of the application, show some sections of 
walling still visible from Dyrock Dower House which remain at the site.  The Design Statement also 
considers that Dyrock Dower House could have comprised a further 3 dwelling units.   
 
It is understood from the Design Statement that Dyrock Dower House and any associated ancillary 
buildings were demolished at some time around the second world war.  Therefore, there have been no 
buildings at the application site for a number of years, prior to this current application. Accordingly, in 
planning terms, the use of the site for residential purposes is historic, due to having ceased a number of 
years ago.  As there are no existing buildings at the site, and the use of the site having ceased, the 
proposals cannot be considered to align with criterion c. above. Therefore, the proposals are not 
considered to accord with the Council's Rural Housing supplementary policy guidance for replacement 
houses. 
 
For completeness, the proposals have also been considered in terms of whether they meet with the 
Council's Rural Housing policy which permits the limited extension of an existing, clearly defined and 
nucleated housing cluster (defined as two or more houses). While it is noted that there are existing 
properties in the wider locality it does not automatically follow that the application site is located within a 
cluster as defined by the above terms, or that any further development within any existing cluster can be 
accommodated in line with the provisions of the supplementary guidance, and therefore individual site 
specific factors have been carefully considered, as follows; 
 
In terms of applying the Council's cluster policy in the rural housing SPG, it must first be established that 
2 or more houses exist, and then, that those houses form a clearly identifiable group, with strong visual 
cohesion and sense of place. This requires consideration of the physical characteristics of the application 
site and its surroundings. In this context, while it is noted that there are dwellings located within the wider 
Kirkmichal House Estate, these are visually and physically separated from the application site due to the 
presence of an extensive area of intervening woodland.  Therefore there are no defining features to 
suggest that the site could reasonably be described as being an infill or gap site within a cluster of 
properties. In this context, the development proposals are considered to represent isolated and sporadic 
development within the rural area, due to the site being located on its own and away from other built 
development, residential properties and services, and due to being too remote from other properties in 
the wider areas so as to represent a form of development which would not consolidate an existing 
building grouping. In contrast, the proposals are considered to introduce sporadic development within a 
rural setting. The amenity value of the site is generally characterised as being an area of woodland, which 
contributes to the wider landscape of the area.  The importance of the woodland is recognised by the 
designation of the Tree Preservation Order and the Ancient Woodland Inventory and an assessment of 
the impact on the woodland is set out elsewhere in this report.   Overall, the proposals are not considered 
to accord with the Council's Rural Housing supplementary policy guidance for additions to clusters of 
existing groups of houses in the countryside. 
 
Given the above concerns, the proposals are not considered to align with the policy provisions of the 
Council's supplementary planning guidance entitled 'Rural Housing'. 
 

11. Assessment (including other material considerations): 
 
A site visit has not been undertaken as it is considered that sufficient information is available to determine 
the application; in accordance with the Council's agreed protocol and the advice of the Scottish 
Government in containing the spread of Coronavirus. The applicant/ agent provided photographs of the 
site with the application submission, so as to assist with the consideration of the application. It is 
considered that sufficient information has been provided with which to undertake an assessment of the 
application. 
 
Planning permission in principle is sought for the erection of three dwellinghouses. While the application 
is for planning permission in principle, the submission contains an indicative layout which shows three 
plots, associated garden ground and proposed access arrangements.  The submission also includes 
details of a sample house design which includes a floor plan, elevational drawings and a garage.  
 
The determining factor in the consideration of this application is whether or not the application proposal 
accords with the above provisions of the Council's Adopted South Ayrshire Local Development Plan 
policy in relation to Rural Housing, and also the related supplementary policy provisions of the Council's 
Supplementary Planning Guidance entitled Rural Housing. 
 
For the reasons noted above, the development proposed under this application does not fall within any of 
the afore-mentioned criteria a. - d. of the Council's Adopted South Ayrshire Local Development Plan 
Rural Housing Policy. More specifically, as there are no existing buildings within the site. Therefore, 
where there is no existing dwellinghouse, any proposed new dwelling(s) cannot be accurately considered 
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as a replacement of an existing house under criterion a. of the LDP Rural Housing policy. As there are no 
existing buildings at the site, the use of the site is considered to have ceased, the proposals cannot be 
considered to align with the LDP Rural Housing Policy. Additionally, the proposals are not considered to 
align with the policy provisions of the Council's supplementary planning guidance entitled 'Rural Housing'. 
As noted above, the development proposals are considered to represent isolated and sporadic 
development within the rural area, due to being located on its own and away from other built 
development, residential properties and services, and due to not being too remote from other properties 
in the wider areas so as to represent a form of development which would not consolidate an existing 
building grouping. Therefore, the proposals are not considered to accord with the Council's 
supplementary Rural Housing policy guidance, and in particular, the policy guidance for additions to 
clusters of existing groups of houses in the countryside. 
 
As noted above, the site has historically been cleared of its former buildings, and is located within an area 
covered by a TPO and an ancient woodland inventory.  The application submission is accompanied by a 
Tree Report and correspondence from the Tree Inspector Scotland.  While the Council's Landscape 
Officer has no objections to the submitted Tree Report and correspondence submitted from Tree 
Inspector Scotland, additional information has been sought relating to the total number of trees that are 
proposed to be felled and the category that they fall within.  In this context, it is not entirely clear if, and 
how the proposals could further impact on the natural environment and in particular any trees remaining 
within, or adjacent to the site. As noted above, the site is also designated as ancient and semi-natural 
woodland, and therefore the proposals have the potential to adversely impact on the natural and rural 
setting of the site, through the potential loss of trees, and the suburbanisation of the countryside. The 
proposals have been considered in this context. 
 
It is noted from the submitted Design Statement that the proposals that the applicant has set out a 
statement in support of their application.  The applicant's statement explains that Kirkmichaeal House 
was purchased in 2008 and that various repair/ restoration works have been undertaken to preserve the 
house and estate.  The applicant advises that he intends to retire in 4 years time and that the proposed 
development would provide income to preserve Kirkmichael House and the Estate.  While the intentions 
of the applicant are noted, the application requires to be assessed against the policy provisions of the 
development plan.  The criteria to assess new housing in the countryside is set out, above, and it is clear 
that the proposals do not meet with the Council's Rural Housing policy/ guidance.  The personal 
circumstances of the applicant does not-override the fundamental policy concerns relating to the housing 
proposed by the current planning application.  
 
The submitted Design Statement also refers to LDP policy: Estates which supports alternative uses for 
country-estate properties.  Kirkmichael Estate is specifically mentioned in LDP policy: Estates; however, 
the policy relates to alternative uses for country estate properties and any associated buildings.  There 
are no existing buildings at the site, with only partial subterranean and overgrown remnants of the former 
Dyrock Dower House remaining.  The use of the site is considered to have ceased and therefore the 
application proposals do not relate to an alternative use of Kirkmichael House and any associated 
buildings.  It is therefore considered that this policy is not material to the assessment of the current 
application as the proposals involve the erection of 3 x stand-alone dwellings within Kirkmichael Estate.  It 
is also important to note that LDP2 has amended the 'Estates' policy to include Rozelle and Belleisle 
Estates, only. 
 
For the reasons noted above, there are policy concerns in relation to the proposal, and the proposed 
erection of a dwellinghouse on this site is not considered to meet with the provisions of the Adopted 
South Ayrshire Local Development Plan policies in relation to the Core Investment Area, Sustainable 
Development, Rural Housing, Landscape Quality, Protecting the Landscape, and Protecting Trees or the 
provisions of the Council's Supplementary Planning Guidance in relation to Rural Housing. The premise 
underpinning the strategy and policies of the adopted Local Plan accords with the objective to rural 
housing, is to curtail sporadic development within the countryside; thereby protecting the countryside for 
its own sake whilst also ensuring that an unsustainable increase in infrastructure and resource demands 
and costs are occasioned by reason of the unrestrained proliferation of development in the countryside. 
The primacy of the development plan is noted above, and the application has been considered in this 
context. An assessment of the development proposal is set out in this report, and as already noted, there 
are policy objections to the proposal which lead to the conclusion that the development is contrary to the 
provisions the Adopted South Ayrshire Local Development Plan, and also the Council's Supplementary 
Guidance in relation to Rural Housing which supplements formal policy, and that there are no material 
planning considerations that would out-weigh these provisions. It should also be noted that, the purpose 
of planning (as set out in the Planning (Scotland) Act 2019) is to manage the development and use of 
land in the long term public interest. Given the above assessment and having balanced the applicants' 
rights against the general interest, it is recommended that the application be refused, for the reasons 
below. 
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12. Recommendation: 
 
It is recommended that the application is refused. 
 
 

 Reasons: 
 
(1) That the development proposal is contrary to the Adopted South Ayrshire Local Development Plan 

Rural Housing policy and the related Planning Guidance entitled Rural Housing as the 
development does not represent development which is; the replacement of an existing house, an 
extension to an existing house, the conversion and reuse of a genuinely redundant building of 
traditional or local character and domestic scale, a home that is essential to a rural business, and 
no justification has been provided for an exception to the afore-mentioned policies; 

(2) That the development proposal is contrary to the South Ayrshire Local Development Plan Policy in 
relation to Rural Housing and the related Planning Guidance entitled Rural Housing in that the 
development does not represent; development within a clearly defined and nucleated housing 
cluster, or the infilling of a gap site which would consolidate existing dwellings, and no justification 
has been provided for an exception to the afore-mentioned policies; 

(3) That the development proposals is contrary to due to development in this rural location being 
inappropriate and to the detriment of the visual amenity and rural landscape setting of the site, 
which is designated as a scenic area in the Adopted South Ayrshire Local Development Plan, a 
Tree Preservation Order, and an area of ancient and semi-natural woodland. Therefore the 
proposals are considered to be contrary to the Scottish Planning Policy, and the policies of the 
Adopted South Ayrshire Local Development Plan which relate to; Sustainable Development, 
Landscape Quality, Protecting the Landscape, and Protecting Trees, and no satisfactory 
justification has been provided for an exception to the afore-mentioned policies. 

 
 Advisory Notes: 

 
 

 List of Plans Determined: 
 
Drawing - Reference No (or Description):  Refused L(00)01 
 
Drawing - Reference No (or Description):  Refused L(00)02 
 
Drawing - Reference No (or Description):  Refused L(01)001 
 
 

 Reason for Decision (where approved): 
 
 

 Equalities Impact Assessment  
 
An Equalities Impact Assessment is not required because the proposed development is not considered to 
give rise to any differential impacts on those with protected characteristics 
 

 
Decision Agreed By: Appointed Officer 

Date: 13 April 2021 
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Page 1 of 5

County Buildings Wellington Square Ayr KA7 1DR  Tel: 01292 616 107  Email: planning.development@south-ayrshire.gov.uk 

Applications cannot be validated until all the necessary documentation has been submitted and the required fee has been paid.

Thank you for completing this application form:

ONLINE REFERENCE 100355470-002

The online reference is the unique reference for your online form only. The  Planning Authority will allocate an Application Number when 
your form is validated. Please quote this reference if you need to contact the planning Authority about this application.

Applicant or Agent Details
Are you an applicant or an agent? * (An agent is an architect, consultant or someone else acting
on behalf of the applicant in connection with this application)  Applicant  Agent

Agent Details
Please enter Agent details

Company/Organisation:

Ref. Number: You must enter a Building Name or Number, or both: *

First Name: * Building Name:

Last Name: *  Building Number:

Address 1
Telephone Number: * (Street): *

Extension Number: Address 2:

Mobile Number: Town/City: *

Fax Number: Country: *

Postcode: *

Email Address: *

Is the applicant an individual or an organisation/corporate entity? *

  Individual    Organisation/Corporate entity

LMA Architects

LMA

Architects

West George Street

100

01412642991

G2 1PP

United Kingdom

Glasgow

mail@l-m-a.co.uk
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Page 2 of 5

Applicant Details
Please enter Applicant details

Title: You must enter a Building Name or Number, or both: *

Other Title: Building Name:

First Name: * Building Number:

Address 1
Last Name: * (Street): *

Company/Organisation Address 2:

Telephone Number: * Town/City: *

Extension Number: Country: *

Mobile Number: Postcode: *

Fax Number:

Email Address: *

Site Address Details
Planning Authority: 

Full postal address of the site (including postcode where available):

Address 1:  

Address 2:

Address 3:

Address 4:

Address 5:

Town/City/Settlement:

Post Code:

Please identify/describe the location of the site or sites

Northing Easting

Mr

KIRKMICHAEL HOUSE

Peter

South Ayrshire Council

Macnab

STRAITON ROAD

Kirkmichael

KIRKMICHAEL

Kirkmichael House

MAYBOLE

KA19 7PR

KA19 7PR

Scotland

608437

Kirkmichael

234092
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Page 3 of 5

Description of Proposal
Please provide a description of your proposal to which your review relates. The description should be the same as given in the 
application form, or as amended with the agreement of the planning authority: *
(Max 500 characters)

Type of Application
What type of application did you submit to the planning authority? *

  Application for planning permission (including householder application but excluding application to work minerals).

  Application for planning permission in principle.

  Further application.

  Application for approval of matters specified in conditions.

What does your review relate to? *

  Refusal Notice.

 Grant of permission with Conditions imposed.

  No decision reached within the prescribed period (two months after validation date or any agreed extension) – deemed refusal.

Statement of reasons for seeking review
You must state in full, why you are a seeking a review of the planning authority’s decision (or failure to make a decision). Your statement 
must set out all matters you consider require  to be taken into account in determining your review. If necessary this can be provided as a 
separate document in the ‘Supporting Documents’ section: *  (Max 500 characters)

Note: you are unlikely to have a further opportunity to add to your statement of appeal at a later date, so it is essential that you produce 
all of the information you want the decision-maker to take into account.

You should not however raise any new matter which was not before the planning authority at the time it decided your application (or at 
the time expiry of the period of determination), unless you can demonstrate that the new matter could not have been raised before that 
time or that it not being raised before that time is a consequence of exceptional circumstances.

Have you raised any matters which were not before the appointed officer  at the time the  Yes   No
Determination on your application was made? *

If yes, you should explain in the box below, why you are raising the new matter, why it was not raised with the appointed officer before 
your application was determined and why you consider it should be considered in your review: * (Max 500 characters)

Planning permission in principle for the erection of 3 dwelling houses at Kirkmichael House, Straiton Road, Kirkmichael, South 
Ayrshire, KA19 7PR

Please refer to supporting document. 
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Please provide a list of all supporting documents, materials and evidence which you wish to submit with your notice of review and intend 
to rely on in support of your review. You can attach these documents electronically later in the process: * (Max 500 characters)

Application Details

Please provide the application reference no. given to you by your planning 
authority for your previous application.

What date was the application submitted to the planning authority? *

What date was the decision issued by the planning authority? *

Review Procedure
The Local Review Body will decide on the procedure to be used to determine your review and may at any time during the review 
process require that further information or representations be made to enable them to determine the review. Further information may be 
required by one or a combination of procedures, such as: written submissions; the holding of one or more hearing sessions and/or 
inspecting the land which is the subject of the review case.

Can this review continue to a conclusion, in your opinion, based on a review of the relevant information provided by yourself and other 
parties only,  without any further procedures? For example, written submission, hearing session, site inspection. *
 Yes   No

Please indicate what procedure (or combination of procedures) you think is most appropriate for the handling of your review. You may 
select more than one option if you wish the review to be a combination of procedures.

Please select a further procedure *

Please explain in detail in your own words why this further procedure is required and the matters set out in your statement of appeal it 
will deal with?  (Max 500 characters) 

In the event that the Local Review Body appointed to consider your application decides to inspect the site, in your opinion:

Can the site be clearly seen from a road or public land? *  Yes   No

Is it possible for the site to be accessed safely and without barriers to entry? *  Yes    No

If there are reasons why you think the local Review Body would be unable to undertake an unaccompanied site inspection, please 
explain here.  (Max 500 characters) 

Appeal Document and all documents included with the planning application as follows: Arborist letter, design statement, ecologist 
report, location plan, proposed site plan, sample house design, tree report. We are also including a pre-application response 
which was received in May 2020.  Whilst this pre-application was regarding tourism on this site (along with discussion about the 
estate at large), the guidance to seek ecology reports and ascertain more information on trees was from this.  

21/00076/PPP

13/04/2021

By means of inspection of the land to which the review relates

An unaccompanied visit is possible however it would be preferable for the applicant to show you the site.  

08/03/2021

During the pre-application process and planning application, we felt it was important for the planners to visit site.  This wasn't done 
during the pre-application as the planner chose not to.  The latest application was submitted during lockdown so no visit was 
possible. Being on site will show the extent of the old building is evident and the extent of the area that is not treed.  A visit would 
enable the board to see this proposal is not very visible and to see the work the applicant has done.
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Page 5 of 5

Checklist – Application for Notice of Review
Please complete the following checklist to make sure  you have provided all the necessary information in support of your appeal. Failure 
to submit all this  information may result in your appeal  being deemed invalid. 

Have you provided the name and address of the applicant?.  *  Yes   No

Have you provided the date and reference number of the application which is the subject of this  Yes   No
review? *

If you are the agent, acting on behalf of the applicant, have you provided details of your name   Yes   No   N/A
and address and indicated whether any notice or correspondence required in connection with the 
review should be sent to you or the applicant? *
Have you provided a statement setting out your reasons for requiring a review and by what  Yes   No
procedure (or combination of procedures) you wish the review to be conducted? *

Note: You must state, in full, why you are seeking a review on your application. Your statement must set out all matters you consider 
require to be taken into account in determining your review. You may not have a further opportunity to add to your statement of review 
at a later date. It is therefore essential that you submit with your notice of review, all necessary information and evidence that you rely 
on and wish the Local Review Body to consider as part of your review.
Please attach a copy of all documents, material and evidence which you intend to rely on  Yes   No
(e.g. plans and Drawings) which are now the subject of this review *

Note: Where the review relates to a further application e.g. renewal of planning permission or modification, variation or removal of a 
planning condition or where it relates to an application for approval of matters specified in conditions, it is advisable to provide the 
application reference number, approved plans and decision notice (if any) from the earlier consent.
 

Declare – Notice of Review
I/We the applicant/agent certify that this is an application for review on the grounds stated.

Declaration Name: Mr LMA Architects

Declaration Date: 07/07/2021
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Appeal Application  
 

Reference no: 21/00076/APP (application dated 8th March 2021) 
Site Address: Kirkmichael House 

Straiton Road 
Kirkmichael 
South Ayrshire 
KA19 7PR 

Proposal: Planning Permission in Principle for the erection of 3 dwelling 
houses 

Applicant: Mr & Mrs Peter McNab 
Kirkmichael House 
Straiton Road 
Kirkmichael 
South Ayrshire 
KA19 7PR 
 

Recommendation: Refused (dated 16th April 2021) 
 
 
Reason For Report 
 
This appeal report is being submitted further to refusal of the above application. In compiling 
a response, we have reviewed the report of handling.  
 
We wish to note that the application was determined a couple of weeks in advance of the two 
month period, the consultation responses were not made available to the applicant prior to 
refusal, no contact was made by the planning department to discuss the submission and no 
opportunity was provided to withdraw the application. We note that the report of handling also 
states the recommendation is for approval with conditions.  We understand this is a 
grammatical error.  
  
 
The Application 
 
The application is a planning in principle application for 3 dwelling houses within the grounds 
of the 55 acres of Kirkmichael Estate.  The reasons for the application, is for enabling 
development to enable the applicant to continue to maintain Kirkmichael House which is B-
listed.  
 
Reasons for Refusal 
 
The following policies were identified in the report of handling as being relevant to the 
application:  

 Spatial Strategy - Carrick Investment Area;  
 Sustainable Development;  
 Rural Housing;  
 Landscape Quality; 
 Protecting the Landscape;  
 Natural Heritage;  
 Protecting Trees; 
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The application was deemed to not fall within any of the relevant criteria due to the following 
reasons; 
 
1. there are no existing dwellings at the site, the proposals cannot be accurately considered 

as a replacement of an existing house(s). The Council's supplementary policy in relation to 
Rural Housing sets out further policy criteria which proposals require to be assessed 
against in order to be considered to be acceptable. Consideration of the proposals against 
the Council's supplementary policy in relation to Rural Housing is set out in section 10. 
below.  

2. there are no existing buildings to extend;  
3. there are no existing buildings to convert;  
4. there is no business use of the site. While the application submission makes reference to 

the financial constraints associated with the upkeep and maintenance of Kirkmichael 
House, the application has not been made on the basis of being essential to a rural 
business. 

 
The following additional policy considerations are also noted; 
 
1. The report of handling notes that ‘the provisions of the Proposed Replacement South 

Ayrshire Local Development Plan (PLDP2) remain largely unchanged from the Adopted 
South Ayrshire Local Development Plan in so far as the application site continues to be 
identified as being within a rural area, where proposals for rural housing are acceptable, 
subject to criteria.’ 

2. Pan 72 is considered relevant and acknowledges that buildings in rural areas can often 
be seen over a long distance and are there for a long time. It concludes that careful 
design is essential and the context of the landscape setting is a key consideration.   

3. The proposal also has to be considered against the Rural Housing supplementary policy 
guidance. 

 
 
Additional Policy we consider relevant to the appeal  
 
The National Planning Framework provides the long-term planning strategy for Scotland.  
Essential to the themes of this documents is the maintenance of sustainable, economically 
active rural areas which attract investment and support vibrant, growing communities.  This 
document specifically states that ‘we do not wish to see development in our rural areas 
unnecessarily constrained’ and that ‘Remote areas are likely to benefit from a more flexible 
approach, particularly where it helps to sustain fragile communities.’ 
 
In addition, a further Scottish Government outcome relates to the Scottish Historic 
Environment Strategy and Policy and the Historic Environment Policy for Scotland (HEPS). 
This document recognises that there are a wide range of factors that affect the historic 
environment and promotes understanding of the value of the historic environment.  It takes 
into account principles that the UK and Scottish governments have agreed to in international 
charters and conventions on cultural heritage and landscape. 
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The key policies include that: 
 decisions affecting historic environment are made to ensure the benefits of the historic 

environment are secured for present and future generations,  
 policies should protect the historic environment,  
 detrimental impact to the historic environment should be minimised and alternatives 

explored, decisions affecting the historic environment should contribute to the 
sustainable development of communities and place.   

 decisions affecting the historic environment should be informed by the inclusive 
understanding of the potential consequences for people and communities.  

 
It is recognised that sometimes the best actions for the historic environment will not be the 
best actions for other interests and that decisions makers will need to manage conflicting 
needs. Everyone has a stake in the historic environment and how it is looked after and 
common ground should be identified to encourage collaboration. In this case, the common 
ground we hope, is to retain an owner in place who is dedicated to looking after the listed 
building and grounds and requires some backing to do so.  
 
It is widely recognised that not all projects fall neatly into all the polices set out nationally and 
locally.  In this case we are looking at enabling development that perhaps would not be 
comprehensively compliant with all local and national planning, except for the fact that it 
meets the policies to secure the conservation and long term future of a heritage asset. The 
assessment of this application/appeal needs to determine whether the benefits of the 
enabling development outweighs the disbenefits of departing from any other policies. Conflict 
between policy documents may be justified if the development proposed will secure the future 
conservation of the asset. Heritage assets are an irreplaceable resource, and we see too 
many listed buildings left to fall into disrepair as their owner’s are not willing and/or able to 
look after them.   It is important to understand the potential impacts of this enabling 
development but also the impacts of the alternatives.   
 
Enabling works is enshrined in Government and Historic Scotland policy. The Historic 
Environment Scotland guidance ‘Managing Change in the Historic Environment – Use and 
Adaptation of Listed Buildings’ has a section specifically on enabling.  This state that enabling 
development allows development to take place which would normally be contrary to planning 
polices in order to obtain a desired objective.  This might include the reuse of a historic asset, 
particularly if it would mean saving if from deterioration or potential loss.  
 
Scottish Planning Policy for Listed buildings item 142 also states that ‘enabling development 
may be acceptable where it can be clearly shown to be the only means of preventing the loss 
of the asset and securing its long-term future.  Any development should be the minimum 
necessary to achieve these aims, the resultant development should be designed and sited  
carefully to preserve and enhance the character and setting of the historic asset.‘  
 
The council has previously supported enabling work in instances where it can result in the 
restoration of historic buildings that would otherwise be unachievable (eg Coodham House in 
Symington).  An overriding factor of a positive decision is whether the development proposed 
would be more detrimental to the estate than doing nothing.   
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Why this enabling development outweighs potential loss.  
 
The applicant bought this property in 2008 at which time it was in poor condition.  Since this 
time, they have invested a significant amount of their personal finances into repairing and 
restoring the building and the grounds.  The programme of works has included substantial 
intervention to eradicate and control dry rot, extensive re-roofing, electrical and plumbing 
works, and a wide programme of replacement of windows, doors and other timbers. Such 
works have continued each year and contractors continue to work on further damp proofing 
works in the lower ground floor area. In 2020, it was discovered that the rot had extended far 
wider than previously known and substantial repair work was carried out in relation to joists 
and floors over the four floor storeys. 
 
Mr and Mrs MacNab have been in a personal position to carry out this work and have taken 
on the responsibility of owning and caring for this historic building to the best of his abilities 
and in a very proactive manner.   They have taken on debt to do this.  
 
In 2016, due to the level of financial investment required to maintain the house, they put the 
property up from sale. They received limited interest and no offers were received. However, it 
has always been their preference to retain the house and continue to look after it for future 
generations.   
 
Due to their impending retirement, the applicant’s financial situation is about to change.  They 
remain committed to conserving the house and grounds if at all possible.  The property has 
very high annual maintenance cost in relation to the house and the grounds and the ongoing 
repairs continue.  
 
For information purposes, Appendix 1 is included to provide an indication of some of the 
costs to date. These continue.      
 
Additionally, we note that the applicant has a good relationship with the community and 
encourages people to walk on the estate and enjoy the landscape setting and impressive 
trees.  This has been particularly welcomed during this pandemic and a development of this 
mature will not negatively impact this.  
 
To enable the applicant to remain in the property (and for this to be his primary residence), 
they have investigated various options and their preferred (and possibly only) option is to 
obtain income from the estate.  Their preferred route is through the construction of the 
houses in this application.  If this is not an option supported by the planning department, it is 
likely the house will be put on the market again which may or may not procure a buyer that is 
so supportive the historic asset. .   
 
Currently this means the heritage asset has an identifiable conservation deficit.  To meet this 
deficit, the applicant is proposing to construct three houses.  We have arrived at this number 
of units as we believe it is appropriate to support the level of income required.  The applicant 
has not sought to over develop above what they need to support the continued maintenance 
of the listed building.  We have approached HES to discuss their repair grant scheme 
however an application for this grant by a private owner of a B-listed building is very unlikely 
to be successful.  An attempt to find an alternative owner did not obtain any offers. 
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In developing the outline proposals, 
this area of the site was carefully 
selected.  As noted in the documents, 
there was a substantial building(s) 
previously on this area of the site - the 
Dyrock Dower House - which was 
demolished sometime around WW2.   
This site was selected in part 
therefore as it is not a greenfield site. 
The site is not visible from the listed 
building so development here on an 
appropriate scale will not impact on 
the heritage asset.  
 

Image of Dyrock Dyer House 
 
 
This aerial view outlines the main areas of the site: 
 

 
 
 
 

Kirkmichael House 

Lake 

Garden area 

Heavily 
wooded area 

Site in location 
of old house 
so no mature 
trees and no 
line of sight to 
listed building 

Lodge Houses 
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The rural housing policy does permit the replacement of an existing house.  We acknowledge 
that there is no longer an existing house but there has been in the past and it was likely used 
for an extensive period of time. There is clear evidence of this in the form of remaining walls.  
These can be seen should the planner wish to carry out a site visit.     
 
We note the comments from Sustainable Development (Landscape and Parks) included 
within the report of handling.  These were not available to us prior to the refusal being made.  
We were therefore not afforded the opportunity to respond.  In response, the proposed citing 
of the houses has been carefully considered to have minimal impact on trees.  Five trees out 
of the fifty surveyed are proposed to be removed and are clearly shown on the drawing.  
These are trees 828, 838, 839, 840 and 841.  These are as follows, as noted in the tree 
survey report provided with the application: 
 
Tree 828 – semi-mature common ash (22m high), in fair condition and Category C tree 
Tree 838 -  semi-mature common oak (14m high), in fair condition and Category C tree 
Tree 839 -  mature grey willow (9m high), in poor condition and Category C tree 
Tree 840 – semi-mature sycamore (9m high), in fair condition and Category C tree 
Tree 841 -  semi-mature common ash (15m high), in poor condition and Category C tree 
 
As noted in the tree report, the main body of the site where the development is proposed has 
young tree generation forming a scrub layer over the former semi-industrial area with trees of 
mostly very low quality.  The high quality mature woodland lies to the north and east of the 
area proposed for development and is shown to be protected on the submission. The 
protected area includes the root protection areas of the mature trees. For clarification, the 
three colours of trees shown on the site plans in this protected area denote the classifications 
of the trees.  None of these trees will be removed or affected by the development. We 
consider that these points could have been easily clarified during the planner process had we 
been asked and that the information was provided in the submission.   
 
We note that in the preapplication response of 14/8/19, we were advised to obtain the advise 
of an ‘appropriately qualified professional in relation to the quality of the woodland setting, 
how it could be most appropriately retained and maintained under a woodland management 
plan, and to identify any areas which are more or less sensitive’.  The purpose of this was to 
assess where accommodation could be cited in areas that are less sensitive.  The reports 
provided and layout provided sought to respond to this.  
 
In addition, the ecology report does not note any protected species in this area that are of 
concern.  
 
The suggested design of the houses was for an indication only.  The main principles being 
that the houses would be 1 ½ storey to limit any height impact, and that a traditional selection 
of materials would be used such as render, stone and slate. The designs would accord with 
the rural housing supplementary guidance.   As this is an application in principle, we are 
aware that the exact designs would need to be approved in a further application and if there 
is a preference for these to take a different form, such as a courtyard, then we would 
welcome that discussion.  
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Conclusion 
 
As noted, the submission is for an enabling development to ensure the owner can continue to 
maintain the listed building.  Whilst, the handling report notes that the proposals do note meet 
the relevant housing polices, we are of the opinion, the proposal meets with the requirements 
of enabling development and polices afforded listed buildings and our heritage.   
 
To minimise the impact of any development on the listed building, the site was carefully 
selected due to there being a previous building there, it does not impact on mature woodland 
and it is not visible from the listed building so does not impact on the heritage value. We 
consider this to be sustainable development as it meets the needs of the present without 
compromising the ability of future generations to meet their own needs. The proposal does 
not harm the landscape, neighbour amenity or the character of the area.   
 
We note that many listed buildings are not cared for by their owners and are left to decay and 
are subsequently lost. As enabling works may be seen as a last resort, it is sometimes only 
used in situations where buildings are in very bad condition.  In this instance, the applicant 
has shown a very high level of commitment to care for and preserve the building.  He has not 
left the building to decay and should be supported to continue to look atter this considerable 
building which is a key part of the heritage of the village and beyond.   
 
We therefore appreciate your consideration and support on this matter. Should you require 
any further information, please do not hesitate to ask.  
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Appendix A 
 
2008 and 2009 circa £200,000 
Complete refurbishment of the main house replacing missing floors and ceilings. 
Replacing the spiral stair case to the top room on the forth floor. 
Timber preservation  
Internal and external decoration. 
 
2013 and 2014 circa £55,000. 
Dry rot outbreaks to the spiral stairs and adjacent window along with repairs to the school 
house. 
 
2014/15 circa £30,000 
Dredging the lake and introducing improvements to the waterflow. 
 
2016 circa £40,000  
Renew 50% of the east facing roof. 
Renew timbers joists and floor in the top room. 
 
Now in detail, September to December 2017 £12,657 
Repairs to the top of the summit 
 
2018 £26,713 
Repairs to the boot room, the School House kitchen 
 
2019 £34,552 
Replace lintels and windows. 
Repair damp in oak floored bedroom. 
 
2020 £108,204 
Major essential renovation works 
Rewiring  
Replacing wooden beams in steel 
 
2021  to date £154,575 
Major essential renovation works. 
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Design Statement 

KIRKMICHAEL HOUSE + ESTATE, 
KIRKMICHAEL 

SOUTH AYRSHIRE 
Mr & Mrs PETER MACNAB. 

 
 
 

Planning In Principle for 3 dwellings 
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SECTION 1. 
 
INTRODUCTION : 
 
This supporting document for a Planning in Principle Application outlines the initial design 
development and concept proposals, to obtain feedback on the design principles for 
introducing a limited residential development within the 55 acre country estate in Kirkmichael. 
 
The proposals have been developed in the context of the Local Development Plan : Policy H3 ( 
Housing in the Countryside, and generally in line with the Supplementary Guidance for Housing 
in the Countryside + Design Quality and Placemaking, and Rural Housing, and in the context of 
the PLDP2 (Proposed Replacement South Ayrshire Local development Plan). 
 
 
SECTION 2. 
 
2.1 - PROJECT INFORMATION 
 
 
Project:   Location of small private housing development within the grounds 

of the existing country estate. 
 
Location:    Kirkmichael House + Estate 

Kirkmichael  
South Ayrshire  
KA19 7PR 

 
Applicant:     Mr + Mrs Peter Macnab 
    Kirkmichael House 
 
Agent:     LMA Architects 
    100 West George Street 
    Glasgow 
    G2 1PP 
 
Date     December 2020 
 
Overall Estate Area:  55 acres 
 
Key buildings/sites: Site of Dyrock House. 
 
Current Principal Uses:   1no. private dwelling currently occupied within the estate, with 

the selected site previously housing an ancillary dwelling or set of 
dwellings to the main house.   
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SECTION 3. 
 
PROJECT DETAILS 
 
3.1 – HISTORY 
 
The applicant purchased the property in 2008 and has over the last decade, made significant 
investments in upgrading and maintaining the house and the estate. The applicant wishes to 
retire in a few years’ time and live permanently in the house.   
 
The house is category B listed and, as with a house of this age and an estate of this size, the 
yearly maintenance costs are significant, with the costs of upgrading works in addition to this.   
 
Given the costs of continuing the upgrading and yearly maintenance, the owner had reluctantly 
placed the property on the market but has had very limited interest.  Those that have shown 
some interest were seeking to change the use of the house for various leisure uses but no offers 
have been received.  The applicant does not wish to sell but would prefer to continue living and 
enjoying the property in their retirement.  However, given that their income will drop they have 
had to consider potential development options to see if these can provide revenue that could 
be invested over the future years to allow the completion of the upgrade of the whole house 
and the ongoing maintenance and longevity of the Estate.  
 
The estate has a strong tree heritage with a very varied selection of indigenous and non-
indigenous species, with one being identified as one of the oldest surviving trees in Scotland. The 
clients have been very mindful of this and have adopted a tree maintenance program which 
they continue to implement. 
 
The applicants have strong links with the village and Mr Macnab worked there for several years 
before returning to purchase the house. He has encouraged responsible access to the estate 
for the local villagers and the wider public, maintaining the walkways and paths within the estate 
to allow walkers to enjoy the flora and fauna within this designated wildlife site. 

The B Listed Kirkmichael House can trace its origins back to the 1600s. It was extended a century 
later, adding a turreted keep and wings. A schoolhouse, added in 1920, supplements the main 
building. 

The house was associated with the Kennedy family from the 15th century until about 1920. The 
designed landscape includes a small lake, ornamental lawns and woodland planting. There were 
gardens there in the 17th century noted for their peaches and apricots. 

Mr Macnab has spent the last decade working through a series of restoration works on the main 
house to help bring the house up to 21st century standards.  This has included significant rot and 
roofing works, insulating works and interior upgrading.  This work is still in progress primarily in the 
old school house which was partly derelict and has now become part of the main of the house. 

A five year investment plan is included with this application to provide information on the 
anticipated costs required over this time period to maintain and refurbish the listed building and 
estate.  
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3.2 – CONTEXT 

The estate borders the village of Kirkmichael lying on the settlement boundary. It is three miles 
from Maybole and ten miles from Ayr.  Kirkmichael village itself, is set amidst the rolling hills of 
South Ayrshire and is mainly formed around two interconnecting streets of pretty white harled 
cottages.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The local amenities include the new award winning primary school which has a very high 
reputation and currently has a ratio of 8 pupils to each teacher. 
 

/  
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3.3 – LOCATION PLAN 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
3.4 – SITE PLAN 
 

 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

East 
Lodge  

Kirkmichael 
Mount  

Site of Dyrock 
House  

Kirkmichael 
House  

Walled 
Garden  

Primary 
School  

Access to river  
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3.5 – DESCRIPTION 
 
Kirkmichael House is a substantial country mansion house. Enjoying a private and secluded 
setting, the property is set within an estate of some 55 acres. Extensive gardens and woodlands 
surround the property and contain a wonderful collection of specimen trees and plants. The 
property also has a five acre stocked loch with viewing platform.  The entrance to the property 
is on the north-west side of the main house, with two approaches, each with an entrance lodge, 
the principle one is on the East and other on the north west.   
 
The estate originally had other associated buildings including stables, chauffeur’s house, east 
lodge, north-west lodge and gamekeeper’s house, creamery and kennels.  Dyrock House was 
a separate residence located on the edge of the main house grounds.  It comprised of living 
spaces and 10 bedrooms, with ancillary buildings including a garage, coach-house, stables, 
washhouse.  This house had a separate approach and could be accessed without affecting the 
privacy of the mansion house.  
 
The houses historically within the estate, were: 
 

1. Kirkmichael House itself 
2. The School House 
3. The Chauffeur’s house 
4. The East Lodge 
5. The North West Lodge (Kirkmichael Mount) 
6. Dyrock House, which it is considered could have comprised a further 3 dwelling units. 

 
The East Lodge, Kirkmichael Mount and the walled garden have been sold off by the previous 
owners.  Dyrock House and its ancillary buildings have been demolished with the foundations 
remaining visible.   The property enjoys carefully planned formal gardens and more rugged, 
natural woodland.  The outdoor space surrounding the property has been lovingly tended for 
hundreds of years. There are many specimen trees and the applicants have extended their 
program of maintenance and engaged in a substantial land management program. This has 
restored the loch adjacent to the main house and returned historic paths through the estate to 
use. 
 
 

 
 

35



SECTION 4. 
 
4.1 – LOCATION – DYROCK HOUSE 
 
The proposals are centered around the site of the former Dyrock Dower House, which was of a 
substantial size, but has since been demolished. 
 
 
 

 
 
 
 

 
 
 

 
  
 
 
 
 
 
 
The site of Dyrock Dower House sits to the north of the main house and some of the foundations 
remain of the house and its ancillary buildings that likely formed further smaller units of 
accommodation.  The buildings were sadly demolished at some time around the second world 
war.  The house was of a substantial size and appears to have had a 2 storey primary element 
with single storey wings possibly forming a courtyard, with possibly separate dwellings in each 
wing, as shown in the picture below.   
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

Site of Dyrock 
House  
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Below : Older Image of Dyrock Dower House (now demolished) from the edge of Kirkmichael 
with Kirkmichael House in the background. 

 
 
 
 
 
 
 
 
 

LMA Architects have been approached by  
Mr Peter MacNab  

to  
within the Country Estate. 

 
 
 
 
 
The old Dyrok Dower House site is remote from the house probably intentionally to provide 
privacy to both, and visual and physical separation. The original Dower house appears to have 
been visible from the village and/or the road that comes out from the west side of the village 
(now the B7045) and appears to have been orientated with the main façade facing west giving 
views to the west and north. The central two storey element was flanked by single storey wings 
and the house, whilst having a reasonably large footprint, appears to have sat unobtrusively 
among the trees at a slightly lower elevation to the main house. It is possible that it has been 
recorded as having 10 bedrooms that there could have been more than just one residence at 
Dyrock House. 
 

 
 
 
 
 
 
 
 
 
 
 
Example of sections of walling still visible from 
Dyrock Dower House. 
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4.2 – PROPOSALS 
 
The proposals are to use the approximate site of the Dyrock Dower House extensive buildings to 
accommodate three new residential units. It is likely this will take the form of three individual 
houses as shown in the drawings accompanying this submission.  This cites the houses out with 
the tree protection area identified by the arborist and affords each generous garden space and 
views to the countryside.  The houses are however shielded by the woodland so are not visible 
from the listed building or on the approach to the listed building.  
  
The following layout proposals are indicative and shown with the intention to form the basis for 
discussions with South Ayrshire Council Planning Authority.  We are aware that the site is covered 
by a tree preservation order and trees have grown up through the ruins of what remain of the 
walls of the house.  In line with pre-application advise (19/00425/PREAPP), professional advise 
has been sought from an arborist and a tree survey carried out of this specific area of the site.  
The arborist reviewed the whole property with a view to the least invasive areas for development.   
 
As part of this submission we have included a letter from the arborist confirming there are no 
trees within the area identified on the drawings that would constitute an arboricultural constraint.   
A tree survey has also been provided for the area and the development site shown has been 
kept outwith the tree protection zone of the notable trees as related in the report.  As such, we 
do not consider development of this location will adversely impact on the landscape setting of 
the grounds and house.  The proposals will not be visible from the house and are one and half 
storey in nature.  
 
In line with planning policy, the design aims to have a minimal impact on the wooded landscape 
of the estate. 
 
The existing topography and open wooded nature of the site will enable the proposed 
development to sit comfortably into the surroundings so it will not be visible from the surrounding 
land, including the B7045 Maybole Road. 
 
 

 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Proposed site 
location  
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4.3 – INDICATIVE DRAWINGS 
 
Site Plan 
 

 
 
 
The site plan seeks to place three attractive family dwellings within the site of and adjacent to 
Dyrock Dyer House.  The dwelling and road have been designed out with the tree protection 
area.   
 
Access will be from the existing track that will be enhanced to include passing places but not 
widened to maintain the rural feel and ensure trees do not have to be removed.  
 
Each house will have a separate detached garage and generous garden space.  
 
The existing landscape of the estate forms a large part of the charm of the location and the 
buildings.  
 
The proposals would seek to tie any new buildings and the landscape together to convey 
buildings in harmony with their natural setting.  The buildings have been specifically positioned 
outside of root protection zone identified.  Suitable landscaping will also be utilised to maintain 
the privacy of this buildings. 
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Indicative House Design 
 
It is proposed that the three houses with be one and half storey and be 3 or 4 bedroom.  The 
designs will be similar to what is shown here but adapted to suit each location.  
 
The redevelopment of the Dyrock Dower House site and any housing, would be in keeping with 
the rural housing supplementary guidance with cues for the massing, scale and character being 
taken from the design of the original building on this site.  Volumes will recall the scale of the 
context and history of the site. Materials and detailing used will be sensitive to the rural 
environment and traditional in manner.  A restricted palette of materials will be selected fit for 
the setting and respective of the neighbouring buildings. 
 
In line with planning policy,  the main living accommodation of the proposed housing will all 
benefit from a southern aspect. 
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4.4 – PRECEDENTS.  
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5.0  PLANNING POLICY  
 
5.1 LOCAL DEVELOPMENT PLAN 
 
The South Ayrshire Local Development Plan (LDP) was adopted on 23rd September 2014. 
Kirkmichael house and estate sits on the south west boundary of the settlement area of 
Kirkmichael outwith the settlement boundary.  An area of Kirkmichael is a designated 
conservation area.  
 
 

 
Kirkmichael Settlement Plan 
 
The relevant policies in the LPD relating to the various part of the masterplan are as follows: 
 
LDP policy: estates 
 
We will normally support alternative uses for country-estate properties which are worth 
maintaining if they preserve: 

• The landscape setting of the main house and its buildings 
• The character and appearance of the main house and its buildings: and 
• The integrity and setting of any recognized designed garden and reintroduce and 

restore the main parts of that garden wherever possible  
 
The proposals will not adversely affect the woodland/landscape setting on the main house and 
will not be visible from the main house.  The proposals will not be visible on the approach to the 
main house. The proposals reinstate the use of an area of land that previously housed a building 
that was secondary to the main house and formed part of a group of buildings associated with 
the main house.  Remnants of the old building remain clearly visible on the site.  
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LPD Policy: Historic Environment 
We will support development proposals affecting the following heritage resources if we believe 
the quality and design of the proposed development will protect, conserve and improve them.  
 
Listed buildings of architectural and historic interest 
We are in favour of protecting listed buildings and their settings, especially from inappropriate 
development and will actively encourage their sensitive maintenance, restoration and reuse.  
 
As noted above we do not consider that the proposals will adversely affect the setting of the 
listed building. Their construction will actively help the applicant to continue his planned 
maintenance schedule to keep the listed buildings in sustainable condition for the future. 
 
Gardens and Designated Landscapes 
We will not accept developments which would negatively affect gardens and designed. 
landscapes included in the Inventory of Garden and designed Landscapes in Scotland 
(Kirkmichael house is included in this list).  
 
LPD Policy: Rural Housing  
In countryside areas, including green belt, we may accept the following proposals for new 
housing: 

a) The replacement of an existing house, as long as the development is sympathetic to the 
scale and character of the local areas  

b) An extension to an existing house, as long as it is sympathetic to the scale, character and 
proportions of the original house which should remain the main feature.  

c) The conversion and reuse of a genuinely redundant building  
d) of traditional or local character and domestic scale for residential use of the building is 

largely intact, structurally  sound and can be repaired or restored. The original building 
must remain the main feature.  

e) A home that is essential to a rural business.   
 
In countryside areas, out with the greenbelt, we may accept proposal for new housing that are 
a limited extension to : an existing clearly defined and nucleated housing cluster, group d of four 
or more house, or small settlement, subject to an acceptable impact on the existing form and 
character of the cluster.  
 
The redevelopment/reinstatement of this site will assist the owner to meet the business 
requirements necessary to continue looking after the listed building and its setting and relates to 
the rural setting. It is cited at the location of a previously demolished cluster property that was 
secondary to the main house. The remnants of this are still visible. The proposal are sympathetic 
in scale and character to the local area and form a coherent and non obstructive group that 
respects the existing tree lines and topography.   
 
 
LPD Policy: Residential policy within settlements, release site and windfall sites  
 
We expect windfall sites to also meet the conditions above and comply with policies within the 
local development plan. We will particularly need to consider that effect on the landscape of 
windfall sites outwith the existing settlement boundaries.  
 
 
It is our opinion that this site could form a windfall site. 
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LPD2 
 
It is noted that the council is currently reviewing the LDP and the  LDP2 consultation is in progress 
although we are unaware of the date for adoption. We understand LDP2 will be a material 
consideration of all application received.  
 
LDP2 states that there are opportunities to add a small number of houses to villages in a way that 
consolidates the form of the settlement and meet local need.  These houses offer the opportunity 
to bring more people into the estate to increase the bond between the estate and the village. 
The housing design also provides a different type of housing to cater for a diverse local need 
and the design is different from the type of housing proposed at the allocated housing site within 
the settlement boundary.  This type of housing, reflects the rural nature of estate living that 
compliments the housing provided within the settlement boundary. 

 
5.2  SUPPLEMENTARY PLANNING GUIDANCE.  
 
Historic Environment 
 
The protection, conservation and enhancement of the historic environment maintains local 
distinctiveness and promotes a positive image of South Ayrshire. It can also contribute to 
promoting sustainable economic growth and regeneration by offering attractive living and 
working conditions that will encourage inward investments.    
 
Supplementary Guidance Policy 1: Design Quality 
Any new development of extensions of the existing buildings would follow the general criteria for 
design listed in this guidance.   
 
Supplementary Guidance Policy 2: Listed Buildings of Architectural and Historic Interest 
Kirkmichael house is listed and is of historic and architectural interest. It has a potential economic 
and social benefit to the local and larger community. It is noted that the council will actively 
encourage the sensitive maintenance, restoration and re-use of all such properties.   
 
Supplementary Guidance Information Note 2: European Protected Species and the Historic 
Environment.   
Should any roof works or tree work particularly be proposed, adequate habitat surveys would 
be carried out to determine the presence of bats (or other species) and appropriate licenses 
etc put in place.  
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Supplementary guidance: Rural Housing 

Part 1 - Guidance on Assessing Proposals for New Rural Housing 
In line with the LDP Policy ‘Rural Housing’ the following types of rural housing development may 
be acceptable in rural areas: 
1. additions to ‘clusters’ i.e. where there are existing groups of houses and extensions to small
settlements
2. rehabilitation of vacant rural buildings
3. replacement of existing houses
4. houses related to rural businesses
5. house extensions

Guidance on replacement houses 

Replacement of existing houses will be acceptable where: - 

a) the design of the new house accords with the design guidance for new houses, contained
within this supplementary guidance.

b) the proposed house is sited on the same plot as existing house (i.e. land within the
curtilage of the house). If not, justification for alternative site is required. Any new site must
achieve a good fit within the landscape. Where possible, the proposed house should be
located on the footprint of the existing building.

c) the existing dwelling is not the result of a temporary or series of temporary permissions
and has been in use as a dwelling for at least 10 years.

Part 2 – Design of New Houses in the Countryside. 

Planning policies controlling the siting and design of new housing developments in the 
countryside play an important role in maintaining its character. When considering new housing 
in the countryside it is important that cognisance is taken of the heritage of an area if the special 
character of South Ayrshire's countryside is to be preserved and enhanced.  
This section sets out guidance on the siting and design of new and converted housing in rural 
areas. This intended to facilitate both traditional and innovative design which takes cognisance 
of the surrounding environment.  

DESIGN POLICY 1: 

Siting of New Housing Houses should be designed to fit a site, not the other way around. Design 
solutions that do not consider the landscape setting of the site will often be ill-suited for the site, 
detracting from the surrounding landscape. This can represent a lost opportunity to allow the 
good quality design to be inspired by the site. New houses in the countryside must comply with 
the following criteria: -  
a) There will be a presumption against rural housing being located on ridge lines and hill tops, or
where the building will disrupt a skyline. Other locations where the building interrupts and
conflicts with the flow of the landform will also be resisted.
b) Existing landscape features such as tree belts, rising ground or natural hollows should be used
as a setting to help reduce the prominence of the building(s).
c) Advantage should be taken of sunlight and aspect; and the landform and landscape
features should be used to provide natural shelter from winter exposure.
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d) Changes to the existing topography of a site should be minimised in order that the house fits 
into the landform naturally, rather than giving the appearance of being engineered into the site. 
e) New housing in close proximity to existing traditional vernacular building(s) should respect and 
relate to the pattern and design of the existing building(s), and should integrate into the existing 
layout.  
f) Where the floor area of a proposed dwelling is in excess of 200 square metres, accommodation 
should be grouped in a courtyard form. Traditional rural domestic scale should be preserved. 
Generally, houses should not exceed 1½ storeys in height. 
 
 
It is proposed to provide high quality, well designed families homes.  These will be 1 ½ storey in 
nature and constructed from materials including render, timber and slate.  The will sit within a 
previously defined site against a backdrop of the existing woodland.  
 
Aspect and citing will be maximised to take account of sunlight, views and the contours of the 
land.  The existing topography will be respected.  
 
 
5.0  SUSTAINABILTY.  
 
The vision of developing the estate to provide an income to continue to maintain and improve 
the estate is essential to allow the continued use of this large, listed building and the estate as a 
whole.  
 
Sadly too many of our listed buildings are being allowed to fall into neglect and are ultimately 
demolished as the owner’s do not have sufficient funds or inclination to look after them.   Any 
new build construction would be constructed with high levels of insulation to meet current 
buildings standards. The client is also exploring the use of renewable technologies and low and 
zero carbon energy sources on the estate as a whole.   
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6.0  APPLICANT STATEMENT 
 
The applicant provides the following statement in support of the application:  

Peter and Rosemary Macnab relocated back to Scotland and purchased Kirkmichael House 
and Estate in March 2008 having intended to develop parts of the Estate and offer it as holiday 
accommodation.   Peter had worked in retail in the South East of England and Rosemary had 
worked as a Nursing Sister.  However, the financial picture changed dramatically in that year 
and Peter returned to work.  

When the Macnabs took ownership the manor house itself had been in private hands for a 
number of years.  Prior to that era the house had been a residential school and yet further back, 
in the 1920s, Kirkmichael House  had been used for the recuperation of sick and disabled coal 
miners.   At one time, photographs show that the House was home to 100 miners and staff.   

Prior to its’ transfer to private ownership, Kirkmichael House had had a largely institutional 
history.  When the Macnab’s purchased it, large sections of the house were still boarded off, 
daylight was visible through broken roof sections and childrens’ toilets still existed from its’ 
incarnation as a school.  The fabric too was in a sadly dilapidated state.  It was a huge, time 
consuming task to turn it into a comfortable and welcoming family home. 

In the 12 years since becoming its’ owners, Peter and Rosemary have overseen, and continue 
to implement, a substantial refurbishment schedule.   Programmes of works have included 
substantial intervention to eradicate and control dry rot, extensive re-roofing, electrical and 
plumbing works, and a wide programme of replacement of windows, doors and other 
timbers.  Such works have continued each year and at the present time, contractors are working 
on further dampproofing works in the lower ground floor area.  In 2020, it was discovered that 
the rot had extended far wider and previously known and substantial repair work was carried 
out in relation to joists and floors over the four floor storeys.   

Additionally, ongoing works to the land itself have progressed each year, and last summer saw 
completion of the re-establishment of the traditional walking path that surrounds the loch. 

The lower ground floor comprising some 12 separate rooms and cellars is largely undeveloped 
and works required there are significant and will be costly. 

Throughout, all of the building and other protective works have been paid for using personal 
savings, however this is becoming increasing unsustainable particularly given the unknown 
aspects of repair work that cannot be planned for.   

The future. 

Peter and Rosemary are 62 and 61 years old respectively, and it is expected that Peter will retire 
in about 4 years’ time and at that time, available funds to continue to protect and develop 
Kirkmichael will be curtailed considerably.   

The following business plan explains how it is envisaged that works to continue the management 
plan may go forward. 
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7.0  CONCLUSION. 
 
The aim of the proposals is to enable the owner of Kirkmichael House to continue to live in the 
House and to have sufficient funds to maintain the house and estate for future generations.  
 
In doing this, they hope to provide high quality, sustainable housing for three families with all the 
benefits of living in a rural community. 
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LOCAL DEVELOPMENT 

 

REFUSAL OF PLANNING PERMISSION IN PRINCIPLE 

(Delegated) 

 

Ref No:  21/00076/PPP 
SOUTH AYRSHIRE COUNCIL 

 

 
TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 1997  

as amended by the PLANNING ETC. (SCOTLAND) ACT 2006 
 

TOWN AND COUNTRY PLANNING (GENERAL DEVELOPMENT) (SCOTLAND) ORDERS 
 

To: Mr Peter  Macnab 

per LMA Architects 

100 West George Street 

Glasgow 

G2 1PP 

 

 
With reference to your application dated 8th March 2021 for planning permission in principle under the 
above-mentioned Acts and Orders for the following development, viz:- 
 

 Planning permission in principle for the erection of 3 dwellinghouses 

 

at: Kirkmichael House Straiton Road Kirkmichael South Ayrshire KA19 7PR 

 

The Council in exercise of their powers under the above-mentioned Acts and Orders hereby refuse planning 
permission in principle for the said development. 
 
The drawings and other documents, where relevant, which relate to this refusal can be viewed at 
www.south-ayrshire.gov.uk/planning/ 
 
The reasons for the Council’s decision are: 
 
(1) That the development proposal is contrary to the Adopted South Ayrshire Local Development Plan 

Rural Housing policy and the related Planning Guidance entitled Rural Housing as the development 
does not represent development which is; the replacement of an existing house, an extension to an 
existing house, the conversion and reuse of a genuinely redundant building of traditional or local 
character and domestic scale, a home that is essential to a rural business, and no justification has 
been provided for an exception to the afore-mentioned policies; 

 
(2) That the development proposal is contrary to the South Ayrshire Local Development Plan Policy in 

relation to Rural Housing and the related Planning Guidance entitled Rural Housing in that the 
development does not represent; development within a clearly defined and nucleated housing 
cluster, or the infilling of a gap site which would consolidate existing dwellings, and no justification 
has been provided for an exception to the afore-mentioned policies; 

 
List of Plans Determined: 
 

Drawing - Reference No (or Description):  Refused L(00)01 

 

Drawing - Reference No (or Description):  Refused L(00)02 

 

Drawing - Reference No (or Description):  Refused L(01)001 
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The explanation for reaching this view is set out in the Report of Handling and which forms a part of the 
Planning Register. 
 

Dated:  13th April 2021 

 

Julie Nicol 
.................................................................... 
Julie Nicol 
Service Lead – Planning and Building Standards 

 
PLANNING SERVICE, COUNTY BUILDINGS, WELLINGTON SQUARE, AYR, KA7 1DR 
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From: STRATHCLYDE_AYRSHIRE
To: Clark, David; STRATHCLYDE_AYRSHIRE
Subject: RE: South Ayrshire Council Planning Consultation - 21/00076/PPP
Date: 12 March 2021 12:57:24

We do not intend to offer formal comment on this proposal as it does not appear to meet our
criteria for consultation, as outlined in our document, How and when to consult NatureScot
 
Our Planning for Development Service Statement can be found here.
 
General advice for planners and developers can be found here.
 
If you believe that there is in fact a specific reason why NatureScot should advise on this
application please get in touch with the details of the issue or issues concerned.
 
 
NatureScot
Strathclyde & Ayrshire
 
 
 
 
-----Original Message-----
From: david.clark@south-ayrshire.gov.uk <david.clark@south-ayrshire.gov.uk> 
Sent: 10 March 2021 16:12
To: STRATHCLYDE_AYRSHIRE <STRATHCLYDE_AYRSHIRE@nature.scot>
Subject: South Ayrshire Council Planning Consultation - 21/00076/PPP
 
Please find consultation request attached.
 
________________________________
 
**********************************************************************
This email and any files transmitted with it are confidential and intended solely for the use of the
individual or entity to whom they are addressed. If you have received this email in error please
notify South Ayrshire Council, 0300 123 0900.
 
This footnote also confirms that this email message has been swept by websense for the
presence of computer viruses.
 
**********************************************************************
Visit our web site at www.south-ayrshire.gov.uk

NatureScot is the operating name of Scottish Natural Heritage.

-- 

**********************************************************************
This email and any files transmitted with it are confidential and 
intended solely for the use of the individual or entity to whom they 
are addressed. If you have received this email in error please 
notify the system manager or the sender. 
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Please note that for business purposes, outgoing and incoming 
emails from and to NatureScot may be monitored.

Tha am post-dealain seo agus fiosrachadh sam bith na chois 
dìomhair agus airson an neach no buidheann ainmichte a-
mhàin.  Mas e gun d’ fhuair sibh am post-dealain seo le 
mearachd, cuiribh fios dhan manaidsear-siostaim no neach-
sgrìobhaidh. 

Thoiribh an aire airson adhbharan gnothaich, ‘s dòcha gun tèid 
sùil a chumail air puist-dealain a’ tighinn a-steach agus a’ dol a-
mach bho NatureScot.

*************************************************************
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On Behalf of South Ayrshire Council 

Roads and Transportation Services 
Observations on Planning Application 

 
Contact: ARA.TransportationPlanningConsultations@ayrshireroadsalliance.org 
ARA Case Officer: AP 
Planning Case Officer: D Clark 
Planning Application No: 21/00076/PPP 
Location: Kirkmichael House, Straiton Road, Kirkmichael  
 
Date Received: 10/03/2021 
Date Returned: 24/03/2021 
Recommendation: No Objection subject to Conditions 
 
 
The following response has been prepared following a review of the information made available through 
South Ayrshire Council’s Planning portal website at the time of writing. 
 
Expository Statement (if applicable): 

Required for Major applications, or where the recommendation is for refusal or deferral. 

Conditions: 

Off Road Parking Provision (PPP): 

That off-road parking spaces shall be provided within the existing site boundary to satisfy provision 

levels as defined within the Council’s adopted National Roads Development Guide, with parking 

layouts designed to comply with the guidance set out in the National Roads Development Guide, and 

within the Designing Streets publication as National Policy. 

Reason: 

In the interest of road safety and to ensure adequate off-street parking provision. 
 
Integral/ Detached Garages: 

That integral or detached garages within the curtilage of a property intended to form part of the 

parking provision for the dwelling shall have internal garage dimensions of a minimum of 7m x 3m, 

per vehicle. 

Reason: 

In the interest of road safety and to ensure adequate off-street parking provision. 
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To find out more about connecting your  

property to the water and waste water supply visit: 

www.scottishwater.co.uk/business/connections 

SW Public 
General 

Monday, 29 March 2021 
 

Local Planner 
Planning Service 
South Ayrshire Council 
Ayr 
KA7 1UT 
 
 
 
 
 
 
 
 
Dear Sir/Madam 
 
 
SITE: Kirkmichael House, Straiton Road, Kirkmichael, KA19 7PR 
PLANNING REF: 21/00076/PPP  
OUR REF: DSCAS-0035063-WX2 
PROPOSAL: Planning permission in principle for the erection of 3 dwellinghouses 
 
 

Please quote our reference in all future correspondence 
 

 
Audit of Proposal 

Scottish Water has no objection to this planning application; however, the applicant should 
be aware that this does not confirm that the proposed development can currently be serviced 
and would advise the following: 
 
Water Capacity Assessment 
 
Scottish Water has carried out a Capacity review and we can confirm the following: 
 

 There is currently sufficient capacity in the Bradan Water Treatment Works to service 
your development. However, please note that further investigations may be required 
to be carried out once a formal application has been submitted to us. 
 

Waste Water Capacity Assessment 
 

 This proposed development will be serviced by Kirkmichael Waste Water Treatment 
Works. Unfortunately, Scottish Water is unable to confirm capacity currently so to 
allow us to fully appraise the proposals we suggest that the applicant completes a 
Pre-Development Enquiry (PDE) Form and submits it directly to Scottish Water via 
our Customer Portal or contact Development Operations. 

 
 

 

 
 

Development Operations 
The Bridge 

Buchanan Gate Business Park 
Cumbernauld Road 

Stepps 
Glasgow 
G33 6FB 

 
Development Operations 

Freephone  Number - 0800 3890379 

E-Mail - DevelopmentOperations@scottishwater.co.uk 
www.scottishwater.co.uk 
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To find out more about connecting your  

property to the water and waste water supply visit: 

www.scottishwater.co.uk/business/connections 

SW Public 
General 

 
 

 The applicant should be aware that we are unable to reserve capacity at our water 
and/or waste water treatment works for their proposed development. Once a formal 
connection application is submitted to Scottish Water after full planning permission 
has been granted, we will review the availability of capacity at that time and advise 
the applicant accordingly. 

 
 

 
Surface Water 
 
For reasons of sustainability and to protect our customers from potential future sewer 
flooding, Scottish Water will not accept any surface water connections into our combined 
sewer system. 
 
There may be limited exceptional circumstances where we would allow such a connection 
for brownfield sites only, however this will require significant justification from the customer 
taking account of various factors including legal, physical, and technical challenges. 
 
In order to avoid costs and delays where a surface water discharge to our combined sewer 
system is anticipated, the developer should contact Scottish Water at the earliest opportunity 
with strong evidence to support the intended drainage plan prior to making a connection 
request. We will assess this evidence in a robust manner and provide a decision that reflects 
the best option from environmental and customer perspectives.  
 
Please Note:  
 
The proposed development’s boundary is approximately 85m from Straiton Waste Water 
Treatment Works. This WwTW is an operational industrial asset concerned with the 
treatment of sewage. Accordingly there is a significant risk of a detrimental environmental 
impact, namely: 

1. Odour Nuisance – arising from the wastewater treatment process, pursuant to the 
terms defined in the Environmental Protection Act 1990, Waste Management 
Licencing (Scotland) Regulations (2011) and the Sewerage Nuisance (Code of 
Practice) (Scotland) Order (2006). 

2. Noise Nuisance – arising from the operation of mechanical plant and tankering 
relative to the treatment of sewage, pursuant to the terms of the Environmental 
Protection Act 1900 and the Environmental Noise (Scotland) Regulations 2006 

3. Fly and Insect Nuisance – arising from the type and nature of the treatment process 
deployed at the WwTW to treat sewage pursuant to the terms defined in the Public 
Health etc. (Scotland) Act 2008. 

4. Light Nuisance – arising from the requirement to light the site during the hours of 
darkness for the safety of the operational staff concerned in the operation of the 
WwTW pursuant to the terms defined in the Public Health etc. (Scotland) Act 2008. 

5. Access – arising from the requirement for Scottish Water to have unrestricted access 
to the site 24hrs per day to allow us to comply with the terms of our licences pursuant 
to The Water Environment (Controlled Activities) (Scotland) Regulations 2011 (as 
amended) and also to provide safe access for a tanker suitable to being articulated in 
size and allow for future maintenance. 
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To find out more about connecting your  

property to the water and waste water supply visit: 

www.scottishwater.co.uk/business/connections 

SW Public 
General 

 
General notes: 
 

 Scottish Water asset plans can be obtained from our appointed asset plan providers: 
 

 Site Investigation Services (UK) Ltd 
 Tel: 0333 123 1223   
 Email: sw@sisplan.co.uk 
 www.sisplan.co.uk 

 
 Scottish Water’s current minimum level of service for water pressure is 1.0 bar or 

10m head at the customer’s boundary internal outlet.  Any property which cannot be 
adequately serviced from the available pressure may require private pumping 
arrangements to be installed, subject to compliance with Water Byelaws. If the 
developer wishes to enquire about Scottish Water’s procedure for checking the water 
pressure in the area, then they should write to the Customer Connections department 
at the above address. 

 
 If the connection to the public sewer and/or water main requires to be laid through 

land out-with public ownership, the developer must provide evidence of formal 
approval from the affected landowner(s) by way of a deed of servitude. 
 

 Scottish Water may only vest new water or waste water infrastructure which is to be 
laid through land out with public ownership where a Deed of Servitude has been 
obtained in our favour by the developer. 
 

 The developer should also be aware that Scottish Water requires land title to the 
area of land where a pumping station and/or SUDS proposed to vest in Scottish 
Water is constructed. 
 

 Please find information on how to submit application to Scottish Water at our 
Customer Portal. 

 
 
Next Steps:  
 

 All Proposed Developments 
 
All proposed developments require to submit a Pre-Development Enquiry (PDE) 
Form to be submitted directly to Scottish Water via our Customer Portal prior to any 
formal Technical Application being submitted. This will allow us to fully appraise the 
proposals. 

 
Where it is confirmed through the PDE process that mitigation works are necessary 
to support a development, the cost of these works is to be met by the developer, 
which Scottish Water can contribute towards through Reasonable Cost Contribution 
regulations. 
 

 Non Domestic/Commercial Property:  
 
Since the introduction of the Water Services (Scotland) Act 2005 in April 2008 the 
water industry in Scotland has opened to market competition for non-domestic 
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customers.  All Non-domestic Household customers now require a Licensed Provider 
to act on their behalf for new water and waste water connections. Further details can 
be obtained at www.scotlandontap.gov.uk  

 
 Trade Effluent Discharge from Non Dom Property: 

 
 Certain discharges from non-domestic premises may constitute a trade 

effluent in terms of the Sewerage (Scotland) Act 1968.  Trade effluent arises 
from activities including; manufacturing, production and engineering; vehicle, 
plant and equipment washing, waste and leachate management. It covers 
both large and small premises, including activities such as car washing and 
launderettes. Activities not covered include hotels, caravan sites or 
restaurants.  

 If you are in any doubt as to whether the discharge from your premises is 
likely to be trade effluent, please contact us on 0800 778 0778 or email 
TEQ@scottishwater.co.uk using the subject “Is this Trade Effluent?".  

Discharges that are deemed to be trade effluent need to apply separately for 
permission to discharge to the sewerage system.  The forms and application 
guidance notes can be found here. 

 Trade effluent must never be discharged into surface water drainage systems 
as these are solely for draining rainfall run off. 

 For food services establishments, Scottish Water recommends a suitably 
sized grease trap is fitted within the food preparation areas, so the 
development complies with Standard 3.7 a) of the Building Standards 
Technical Handbook and for best management and housekeeping practices 
to be followed which prevent food waste, fat oil and grease from being 
disposed into sinks and drains. 

 The Waste (Scotland) Regulations which require all non-rural food 
businesses, producing more than 50kg of food waste per week, to segregate 
that waste for separate collection. The regulations also ban the use of food 
waste disposal units that dispose of food waste to the public sewer. Further 
information can be found at www.resourceefficientscotland.com 

 

I trust the above is acceptable however if you require any further information regarding this 
matter please contact me on 0800 389 0379 or via the e-mail address below or at 
planningconsultations@scottishwater.co.uk.  
 
 
Yours sincerely,  
 
 
Angela Allison 
Development Operations Analyst 
developmentoperations@scottishwater.co.uk 
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Scottish Water Disclaimer:  
 
“It is important to note that the information on any such plan provided on Scottish Water’s 
infrastructure, is for indicative purposes only and its accuracy cannot be relied upon.  When the 
exact location and the nature of the infrastructure on the plan is a material requirement then you 
should undertake an appropriate site investigation to confirm its actual position in the ground and 
to determine if it is suitable for its intended purpose.  By using the plan you agree that Scottish 
Water will not be liable for any loss, damage or costs caused by relying upon it or from carrying 
out any such site investigation." 
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1. 

South Ayrshire Council 

Place Directorate 

Report of Handling of Planning Application 

Application Determined under Delegated Powers where less than five objections have been received. 
The Council’s Scheme of Delegation can be viewed at http://www.south-ayrshire.gov.uk/committees/ 

Reference No: 20/01076/APP 

Site Address: 

High Greenan Lodge 
Dunure Road 
Ayr 
South Ayrshire 
KA7 4HU 

Proposal: Erection of dwellinghouse 

Recommendation: Refusal 

REASON FOR REPORT 

This report fulfils the requirements of Regulation 16, Schedule 2, paragraphs 3 (c) and 4 of The Town and 
Country Planning (Development Management Procedure) (Scotland) Regulations 2013.  The application has 
been determined in accordance with the Council’s Scheme of Delegation as well as the Procedures for the 
Handling of Planning Applications. 

1. Site Description:

The site of the proposed development comprises a lodge house, stable block and garden ground located
at High Greenan House, Dunure.  The lodge house and stable block are contained within the same
building and have a roof clad in slate with external walls comprising both brick and render.  The
application site is located to the south of Ayr, within the designated greenbelt and scenic area, as
prescribed by the South Ayrshire Local Development.

2. Planning History:

The following applications are considered to be particularly relevant to the assessment of the current
planning application: -

Planning permission (17/00543/APP) was approved in 2017 for the "Change of use of stables to form
extension to dwellinghouse and alterations and extension thereto, and erection of stable building".

Planning permission (18/00413/APP) was approved in 2018 for the 'Change of use of stables to form
extension to dwellinghouse and alterations and extension thereto, and erection of stable building'.

3. Description of Proposal:

Planning permission is sought for the erection of a dwellinghouse at High Greenan, Dunure.  The
proposed dwellinghouse is to be sited in the location of the dwellinghouse and stables which were the
subject of the aforementioned applications.

Full details are set out in the plans and information which accompany the application submission.

4. Consultations:

No consultations were undertaken for this application.
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2. 

5. Submitted Assessments/Reports: 
 
In assessing and reporting on a planning application the Council is required to provide details of any 
report or assessment submitted as set out in Regulation 16, Schedule 2, para 4(c) (i) to (iv) of the 
Development Management Regulations.  
 
None. 
 

6. S75 Obligations:   
 
In assessing and reporting on a planning application the Council is required to provide a summary of the 
terms of any planning obligation entered into under Section 75 of the Town and Country Planning 
(Scotland) Act in relation to the grant of planning permission for the proposed development. 
 
None. 
 

7. Scottish Ministers Directions: 
 
In determining a planning application, the Council is required to provide details of any Direction made by 
Scottish Ministers under Regulation 30 (Directions requiring consultation), Regulation 31 (Directions 
requiring information), Regulation 32 (Directions restricting the grant of planning permission) and 
Regulation 33 (Directions requiring consideration of condition) of The Town and Country Planning 
(Development Management Procedure)(Scotland) Regulations 2013, or under Regulation 50 (that 
development is EIA development) of the Town and Country Planning (Environmental Impact Assessment) 
(Scotland) Regulations 2017. 
 
None. 
 

8. Representations: 
 
No representations were received. 
 

9. Development Plan: 
 
Section 25 of the Town and Country Planning (Scotland) Act 1997 (as amended) indicates that in making 
any determination under the Planning Acts, regard is to be had to the development plan, the 
determination shall be made in accordance with the plan unless material considerations indicate 
otherwise.   
 
The following policies are relevant in the assessment of the application and can be viewed in full online at 
http://www.south-ayrshire.gov.uk/planning/local-development-plans/local-development-plan.aspx 
 
o Spatial Strategy; 
o Greenbelt 
o Sustainable Development; 
o Rural Housing; 
o Landscape Quality; 
o Protecting the Landscape: 
 
The Spatial Strategy of the LDP sets out the settlement strategy for South Ayrshire and can be viewed as 
the foundation framework which provides the vision for how the Council wishes to see the towns and 
countryside areas develop over the duration of the plan.   
 
The Spatial Strategy of the LDP states that; we will not support development outwith the boundaries of 
settlements (towns and villages), except where we believe it can be justified because it will benefit the 
economy and there is a need for it in that particular area and in line with the spatial strategy.  
Notwithstanding the provisions of the Spatial Strategy, the LDP Greenbelt and Rural Housing Policies 
allow for housing to be built within rural areas, in accordance with their provisions, and the related 
provisions of the Council's supplementary planning guidance entitled Rural Housing.  The Sustainable 
Development policy of the LDP seeks to consider the details of development proposals.   
 
Of particular relevance in the consideration of the proposal are the terms of the LDP Rural Housing 
Policy.  Criterion a. of the Rural Housing policy allows for the replacement of an existing house, as long 
as the development is sympathetic to the scale and character of the local area.  In all instances, the LDP 
policy confirms that proposals for rural housing must comply with the policy guidance as set out in the 
associated Rural Housing Planning Guidance note in terms of being appropriately sited and designed. 
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3. 

 
For the reasons noted elsewhere within this report there are policy concerns in relation to the 
development proposal, in so far as it is not considered that the proposal is not in accordance with the 
provisions of the LDP and in particular the Policy in relation to Rural Housing. In principle, the Service 
could be minded to support the applicant's case for a replacement dwellinghouse at the site; however the 
design of the replacement residential dwelling would require to be appropriately designed so as to accord 
with the Council's Rural Housing design guidance.  Further consideration of the proposal against the 
provisions of the Council's Rural Housing SPG, and also site specific aspects relating to the proposal are 
considered further below. 
 
The provisions of the Adopted South Ayrshire Local Plan must be read and applied as a whole, and as 
such, no single policy should be read in isolation.  The application has been considered in this context. 
 
The statutory Local Development Plan (LDP) for the area currently comprises the South Ayrshire Local 
Development Plan (adopted in September 2014) and its associated Supplementary Guidance, as well as 
the Town Centre and Retail Local Development Plan, adopted in 2017. 
 
At a special meeting on 1 September, the Council considered representations on the Modified Proposed 
Replacement South Ayrshire Local Development Plan (MPLDP2), submitted in response to public 
consultation, and agreed (1) to submit the Plan, without further modification, to the Scottish Ministers for 
Examination; and (2) the Plan would be a material consideration in determining planning applications, 
with the weight accorded to it increasing as it progresses through the statutory process. 
 
As MPLDP2 now represents the Council's settled position on the Development Plan it wishes to progress 
to adoption, it is a material consideration in the assessment of planning applications. However, it remains 
the subject of unresolved representations, which will be considered by the Scottish Government's 
Directorate of Planning and Environmental Appeals (DPEA), as part of the Examination process.  
 
In considering development proposals, the Council may now apportion significant weight to those 
principles or policies of MPLDP2 which are not the subject of unresolved representations, but MPLDP2 is 
otherwise unlikely to be the determining factor in the determination of Planning Applications, remaining 
subordinate in status to the adopted LDP. 
 

10. Other Relevant Policy Considerations (including Government Guidance): 
 
Scottish Planning Policy (June 2014) forms the statement of the Scottish Government's policy on 
nationally important land use planning matters. Paragraph 75 states that "the planning system should: 
 
. In all rural and island areas promote a pattern of development that is appropriate to the character of the 
particular rural area and the challenges it faces; 
 
. Encourage rural development that supports prosperous and sustainable communities and business 
whilst protecting and enhancing environmental quality. 
 
Planning Advice Note (PAN) 72 - Housing in the Countryside - provides advice on good practice for the 
design of housing in the countryside. The PAN emphasises the importance of simplicity of form and 
proportion when designing new housing in the countryside, and promotes good quality rural housing 
which respects Scottish landscapes and building traditions. 
 
South Ayrshire Council's Supplementary Guidance (SG) on Rural Housing represents the most recent 
expression of Council policy in respect of residential development within rural areas, and is therefore 
materially significant in the determination of this application. When considering new housing in the 
countryside, it is important that cognisance is taken of the character of an area if the special amenity 
value of South Ayrshire's countryside is to be preserved and enhanced. 
 
Design Policy 1 of the Rural Housing SG states that houses should be designed to fit a site, not the other 
way around. Design solutions that do not consider the landscape setting of the site will often be ill-suited 
for the site, detracting from the surrounding landscape. This can represent a lost opportunity to allow the 
good quality design to be inspired by the site. New houses in the countryside must comply with the 
following criteria: - 
 
a) There will be a presumption against rural housing being located on ridge lines and hill tops, or where 
the building will disrupt a skyline. Other locations where the building interrupts and conflicts with the flow 
of the landform will also be resisted. 
 
b) Existing landscape features such as treebelts, rising ground or natural hollows should be used as a 
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4. 

setting to help reduce the prominence of the building(s). 
 
c) Advantage should be taken of sunlight and aspect; and the landform and landscape features should be 
used to provide natural shelter from winter exposure. 
 
d) Changes to the existing topography of a site should be minimised in order that the house fits into the 
landform naturally, rather than giving the appearance of being engineered into the site. 
 
e) New housing in close proximity to existing traditional vernacular building(s) should respect and relate to 
the pattern and design of the existing building(s), and should integrate into the existing layout. 
 
f) Where the floor area of a proposed dwelling is in excess of 200 square metres, accommodation should 
be grouped in a courtyard form. Traditional rural domestic scale should be preserved. Generally, houses 
should not exceed 1 1/2 storeys in height. 
 
Design Policy 2 of the Rural Housing SG indicates that new housing in the countryside should take 
cognisance of the design guidance in Table 1. This provides detailed (though not exhaustive) advice as to 
what is acceptable in the countryside in respect of design, proportions and materials. 
 
It is considered that the proposal does not accord with the provisions of SPP, PAN 72 or the Rural 
Housing SG. This is referred to further below. 
 

11. Assessment (including other material considerations): 
 
A site visit has not been undertaken as it is considered that sufficient information is available to determine 
the application; in accordance with the Council's agreed protocol and the advice of the Scottish 
Government in containing the spread of Coronavirus. 
 
Planning policy and supplementary guidance advising on the siting and design of new housing 
development in the countryside plays an important role in maintaining its character. When considering 
proposals for new housing in the countryside, it is important that cognisance is taken of the special quality 
and character of the countryside and its setting to ensure that it is preserved. The local vernacular 
tradition and landscape setting of the countryside requires buildings of a different scale and form to those 
in an urban or suburban setting to ensure that new housing is designed specifically to fit its countryside 
location. 
 
In this instance, the principle of erecting a dwellinghouse at this site is considered to meet the policy 
provisions of the development plan and associated Rural Housing Supplementary Guidance.   The 
applicant's agent has confirmed that the application site is not the result of a temporary or series of 
temporary permissions, it has been in use as a dwelling for at least 10 years and the applicant/owner 
continues to use it at present.  In confirmation of this, the applicant's agent submitted two pieces of 
documentation prepared by South Ayrshire Council regarding the application site: - 
  
a. A copy of the SAC sales particulars relating to the sale and purchase of the two dwellinghouses 
circa 2005; and 
b. A copy letter from SAC Legal Department dated March 2020 confirming that High Greenan House 
and Lodge House consists of two dwellinghouses. 
 
In terms of the form of the dwelling house, it is considered that the proposal does not take cognisance of 
the advice as contained within the Rural Housing SG. Part of the proposed dwellinghouse is 2 storeys in 
height and therefore does not meet with criterion (f) of the Rural Housing Supplementary Guidance.  
Within South Ayrshire, one-and-a-half storey dwellinghouses generally comprise of the single-storey form, 
with the eaves of the roof immediately above the lintels of the ground-floor windows, and the first-floor 
living accommodation wholly contained within the attic space.  The applicant's agent contests that the 
Rural Housing SG does not preclude the erection of 2 storey dwellinghouses within rural areas and that 
the design solution takes cognisance of the design criteria set out in the Rural Housing SG as: - 
 
o the house is positioned off the skyline against the existing tree belt; 
o the plan is orientated to take advantage of sunlight and aspect;  
o the house is designed in a courtyard form; 
o level change across the site has been used to reduce the impact of the two storey rear by placing 
it at the lowest point of the site; 
o  roofs are steep pitched using natural slate cladding; 
o  main accommodation is given the higher ridge height with ancillary accommodation and garage 
set lower; 
o design reduces the underbuilding by utilising the existing site topography stepping down with the 
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slope; 
o orientation of the largest element which is the sea facing elevation has been carefully aligned with 
the angle taken up by High Greenan House giving it a considered but subordinate relationship with its 
neighbour; 
o  the plan form with its central courtyard the resolves the two geometrics present on the site 
between the neighbouring High Greenan House and the tree belt / site boundary; and 
o proposed materials respect the materials of the neighbouring High Greenan House and follow the 
design guidance. 
 
The applicant's agent also highlights that a nearby housing release site, which is currently under 
construction, comprises of predominately 2 storey housing and, as a consequence, the scale and 
character of the surrounding area has been established and the proposal is sympathetic to this. 
 
The planning system operates within a plan-led system.  The application site is located within a rural area 
as prescribed by the Local Development Plan and planning decisions need to be taken in accordance 
with the development plan.  While it is recognised that the nearby housing release site development 
comprises a variety of different house types and styles, these housing units, unlike the application site, 
are located within the settlement boundary of Ayr where the Council's Rural Housing policy/ SG are not 
applicable.  The various points raised by the applicant's agent relating to the design of the proposal are 
also noted; however, the resultant design solution is not considered to respect the traditions which 
characterise South Ayrshire's rural vernacular.  The rural access lane which links  Dunure Road with the 
Greenan seafront has a number of traditional properties that front and access the lane.  All of these 
properties are of a design which respect the traditions of South Ayrshire’s rural vernacular and are of 
single storey or storey and a half in height.  It is these properties that provide the context with which to 
consider the design of the proposed house, rather than those properties referred to be the applicant’s 
agent. Otherwise, the approval of a two storey property at the application site may create the context for 
other traditional properties within the locality to be adapted to two storey in height. It is also considered 
that the scale and massing of the proposed dwellinghouse is excessive when considered against the 
backdrop of the existing High Greenan House.  The proposed development is therefore not considered to 
be a subservient structure to High Greenan House and detracts from its setting.      
 
In principle, the Service could be minded to support the applicant's case for a replacement dwellinghouse 
at the site, however the design of the replacement residential dwelling would require to be appropriately 
designed so as to accord with the Council's Rural Housing design guidance.  As a consequence of the 
development proposal, the resultant dwellinghouse, due its size, scale and massing would become more 
dominant in the rural landscape than the existing dwelling, and when combined with 2 storey element of 
the dwellinghouse, is considered to be unsympathetic to and, to the detriment of the visual amenity and 
rural setting of the locality.   
 
Given the above concerns, the applicant/ agent has been recommended to withdraw the current 
application so as to explore with the applicant, the potential to re-design the replacement dwellinghouse 
so as to meet the Council's Rural Housing design guidance.  As the application has not been withdrawn, 
it requires to be determined as submitted. 
 
Section 25 of the Town and Country Planning (Scotland) Act 1997 requires that, in making any 
determination under the Planning Acts, regard is to be had to the development plan, unless material 
considerations indicate otherwise.  The primacy of the development plan is noted.  For the reasons noted 
above, there are policy concerns in relation to the proposal, and the proposed erection of a dwellinghouse 
on this site is not considered to meet with the provisions of the Adopted South Ayrshire Local 
Development Plan policies in relation to Sustainable Development, Rural Housing and Protecting the 
Landscape and Landscape Quality, or the provisions of the Council's Supplementary Planning Guidance 
in relation to Rural Housing.  The primacy of the development plan is noted above.  An assessment of the 
development proposal is set out in this report, and as already noted, there are policy objections to the 
proposal which lead to the conclusion that the development is contrary to the provisions the Local 
Development Plan, and also the Council's Supplementary Guidance in relation to Rural Housing which 
supplements formal policy, and that there are no material planning considerations that would out-weigh 
these provisions.  It is unfortunate that the applicant/ agent did not seek to engage in a pre-application 
dialogue with the Service in relation to the design of the dwellinghouse prior to the submission of the 
application; in this context, the application requires to be considered and determined as submitted.  Given 
the above assessment and having balanced the applicants' rights against the general interest, it is 
recommended that the application be refused, for the reasons below.  
 

12. Recommendation: 
 
It is recommended that the application is refused. 
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6. 

 
 Reasons: 

 
(1) That the proposals are contrary to the provisions of the South Ayrshire Local Development Plan, 

specifically LDP Policy: Sustainable Development and LDP Policy: Rural Housing, South Ayrshire 
Council's Supplementary Guidance on Rural Housing, and the terms of Scottish Planning Policy 
and Planning Advice Note 72, by reason that the massing, scale and proportions of the 
dwellinghouse do not respect or reflect the traditional rural vernacular of rural housing in South 
Ayrshire. 

 
 Advisory Notes: 

 
 

 List of Plans Determined: 
 
Drawing - Reference No (or Description):  Refused 6442 / P / 01 
 
Drawing - Reference No (or Description):  Refused 6442 / P / 02 
 
Drawing - Reference No (or Description):  Refused 6442 / P / 03 
 
Drawing - Reference No (or Description):  Refused 6442 / P / 04 
 
Drawing - Reference No (or Description):  Refused 6442 / P / 05 
 
Drawing - Reference No (or Description):  Refused 6442 / P / 06 
 
Drawing - Reference No (or Description):  Refused 6442 / P / 07 
 
Drawing - Reference No (or Description):  Refused 6442 / P / 08 
 
Drawing - Reference No (or Description):  Refused 6442 / P / 09 
 
Drawing - Reference No (or Description):  Refused 6442 / P / 10 
 
Drawing - Reference No (or Description):  Refused 6442 / P / 11 
 
 

 Reason for Decision (where approved): 
 
 

 Equalities Impact Assessment  
 
An Equalities Impact Assessment is not required because the proposed development is not considered to 
give rise to any differential impacts on those with protected characteristics 
 

 
Decision Agreed By: Appointed Officer 

Date: 16 April 2021 
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County Buildings Wellington Square Ayr KA7 1DR  Tel: 01292 616 107  Email: planning.development@south-ayrshire.gov.uk 

Applications cannot be validated until all the necessary documentation has been submitted and the required fee has been paid.

Thank you for completing this application form:

ONLINE REFERENCE 100442628-001

The online reference is the unique reference for your online form only. The  Planning Authority will allocate an Application Number when 
your form is validated. Please quote this reference if you need to contact the planning Authority about this application.

Applicant or Agent Details
Are you an applicant or an agent? * (An agent is an architect, consultant or someone else acting
on behalf of the applicant in connection with this application)  Applicant  Agent

Agent Details
Please enter Agent details

Company/Organisation:

Ref. Number: You must enter a Building Name or Number, or both: *

First Name: * Building Name:

Last Name: *  Building Number:

Address 1
Telephone Number: * (Street): *

Extension Number: Address 2:

Mobile Number: Town/City: *

Fax Number: Country: *

Postcode: *

Email Address: *

Is the applicant an individual or an organisation/corporate entity? *

  Individual    Organisation/Corporate entity

ARPL Architects Ltd

Robert

Gilliland

Wellington Square

11

01292 289777

KA7 1EN

Scotland

Ayr

rgilliland@arpl.co.uk
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Applicant Details
Please enter Applicant details

Title: You must enter a Building Name or Number, or both: *

Other Title: Building Name:

First Name: * Building Number:

Address 1
Last Name: * (Street): *

Company/Organisation Address 2:

Telephone Number: * Town/City: *

Extension Number: Country: *

Mobile Number: Postcode: *

Fax Number:

Email Address: *

Site Address Details
Planning Authority: 

Full postal address of the site (including postcode where available):

Address 1:  

Address 2:

Address 3:

Address 4:

Address 5:

Town/City/Settlement:

Post Code:

Please identify/describe the location of the site or sites

Northing Easting

Mr

Mark

South Ayrshire Council

McConechy Dunure Road

High Greenan Lodge

KA7 4HU

High Greenan Lodge Dunure Road Ayr South Ayrshire KA7 4HU

Scotland

618582

Ayr

231164

rgilliland@arpl.co.uk
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Description of Proposal
Please provide a description of your proposal to which your review relates. The description should be the same as given in the 
application form, or as amended with the agreement of the planning authority: *
(Max 500 characters)

Type of Application
What type of application did you submit to the planning authority? *

  Application for planning permission (including householder application but excluding application to work minerals).

  Application for planning permission in principle.

  Further application.

  Application for approval of matters specified in conditions.

What does your review relate to? *

  Refusal Notice.

 Grant of permission with Conditions imposed.

  No decision reached within the prescribed period (two months after validation date or any agreed extension) – deemed refusal.

Statement of reasons for seeking review
You must state in full, why you are a seeking a review of the planning authority’s decision (or failure to make a decision). Your statement 
must set out all matters you consider require  to be taken into account in determining your review. If necessary this can be provided as a 
separate document in the ‘Supporting Documents’ section: *  (Max 500 characters)

Note: you are unlikely to have a further opportunity to add to your statement of appeal at a later date, so it is essential that you produce 
all of the information you want the decision-maker to take into account.

You should not however raise any new matter which was not before the planning authority at the time it decided your application (or at 
the time expiry of the period of determination), unless you can demonstrate that the new matter could not have been raised before that 
time or that it not being raised before that time is a consequence of exceptional circumstances.

Have you raised any matters which were not before the appointed officer  at the time the  Yes   No
Determination on your application was made? *

If yes, you should explain in the box below, why you are raising the new matter, why it was not raised with the appointed officer before 
your application was determined and why you consider it should be considered in your review: * (Max 500 characters)

Demolition of Existing House / Outbuildings and Erection of New House and associated Outbuildings

A separate Statement of reasons for seeking review has been included in the supporting documents section.
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Please provide a list of all supporting documents, materials and evidence which you wish to submit with your notice of review and intend 
to rely on in support of your review. You can attach these documents electronically later in the process: * (Max 500 characters)

Application Details

Please provide the application reference no. given to you by your planning 
authority for your previous application.

What date was the application submitted to the planning authority? *

What date was the decision issued by the planning authority? *

Review Procedure
The Local Review Body will decide on the procedure to be used to determine your review and may at any time during the review 
process require that further information or representations be made to enable them to determine the review. Further information may be 
required by one or a combination of procedures, such as: written submissions; the holding of one or more hearing sessions and/or 
inspecting the land which is the subject of the review case.

Can this review continue to a conclusion, in your opinion, based on a review of the relevant information provided by yourself and other 
parties only,  without any further procedures? For example, written submission, hearing session, site inspection. *
 Yes   No

Please indicate what procedure (or combination of procedures) you think is most appropriate for the handling of your review. You may 
select more than one option if you wish the review to be a combination of procedures.

Please select a further procedure *

Please explain in detail in your own words why this further procedure is required and the matters set out in your statement of appeal it 
will deal with?  (Max 500 characters) 

In the event that the Local Review Body appointed to consider your application decides to inspect the site, in your opinion:

Can the site be clearly seen from a road or public land? *  Yes   No

Is it possible for the site to be accessed safely and without barriers to entry? *  Yes    No

Drawings Ref: 6442 P 01, 02, 03,04,05,06,07,08,09,10,11,12,13 & 14  (14 No total) Photographs Ref: Rural Edge A, B, C & D (4 
No total) Statement of reasons for seeking review. 

20/01076/APP

16/04/2021

By means of inspection of the land to which the review relates

21/12/2020

The applicant feels that a site inspection would be beneficial in understanding the true context that the site is now in with regard to 
the greenbelt status and its proximity to the boundary of the greenbelt.  It is felt that the true nature of the site can not be 
understood without being on site.  It is noted that the Planning Officer was unable to visit the site during the determination 
process.
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Checklist – Application for Notice of Review
Please complete the following checklist to make sure  you have provided all the necessary information in support of your appeal. Failure 
to submit all this  information may result in your appeal  being deemed invalid. 

Have you provided the name and address of the applicant?.  *  Yes   No

Have you provided the date and reference number of the application which is the subject of this  Yes   No
review? *

If you are the agent, acting on behalf of the applicant, have you provided details of your name   Yes   No   N/A
and address and indicated whether any notice or correspondence required in connection with the 
review should be sent to you or the applicant? *
Have you provided a statement setting out your reasons for requiring a review and by what  Yes   No
procedure (or combination of procedures) you wish the review to be conducted? *

Note: You must state, in full, why you are seeking a review on your application. Your statement must set out all matters you consider 
require to be taken into account in determining your review. You may not have a further opportunity to add to your statement of review 
at a later date. It is therefore essential that you submit with your notice of review, all necessary information and evidence that you rely 
on and wish the Local Review Body to consider as part of your review.
Please attach a copy of all documents, material and evidence which you intend to rely on  Yes   No
(e.g. plans and Drawings) which are now the subject of this review *

Note: Where the review relates to a further application e.g. renewal of planning permission or modification, variation or removal of a 
planning condition or where it relates to an application for approval of matters specified in conditions, it is advisable to provide the 
application reference number, approved plans and decision notice (if any) from the earlier consent.
 

Declare – Notice of Review
I/We the applicant/agent certify that this is an application for review on the grounds stated.

Declaration Name: Mr Robert Gilliland

Declaration Date: 14/07/2021
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Statement of reasons for seeking review 

Proposed replacement house 

High Greenan Lodge 

Original Application Ref: 20/01076/APP 

 

 

The applicant wishes to have the refusal decision issued for this application reviewed because they 
do not agree with the Planning Departments assessment and conclusion which resulted in refusal for 
the reasons as set out in the Report of Handling of the Application.  The reason given was: 

1. That the proposals are contrary to the provisions of the South Ayrshire Local Development 
Plan, specifically LDP Policy: Sustainable Development and LDP Policy:Rural Housing, South 
Ayrshire Council’s Supplementary Guidance on Rural Housing, and the terms of Scottish 
Planning Policy and Planning Advice Note 72, by reason that the massing, scale and 
proportions of the dwellinghouse do not respect or reflect the traditional rural vernacular of 
rural housing in South Ayrshire. 

In relation to the above we do not consider that the proposals are contrary to the provisions of the 
South Ayrshire Local Development Plan and the particular points which were raised as issues by the 
Planning Department as issues during the application process we would like to be considered and 
addressed in the review are as follows: 

a. Scale and Massing of the proposal in relation to the existing High Greenan House. 
b. The assessment of the proposal against only traditional rural vernacular rather than 

considering alternative designs as stated within the council’s published Supplementary 
Guidance. 

c. The notion that only a 1.5 storey design can be an acceptable design solution to fit a rural 
area when there are numerous alternative examples available local to the application site.  
Related Council Policy Guidelines do not say that all such housing must be 1.5 storey. 

d. The design of the proposal and the elements incorporated within it to ensure that it responds 
to council guidelines by being designed to fit the site and not the other way round. 

e. It would appear that the Planning Department are only willing to consider approval for very 
traditional style 1.5 storey houses and gave very specific examples of how they consider this 
should be achieved within South Ayrshire.  This may well be the Planning Departments 
desired design solution however quite simply it is not what the Council Policy says.  Council 
Policy does not say “Within South Ayrshire, one and a half storey dwellinghouses generally 
comprise of the single storey form, with the eaves of the roof immediately above the lintels of 
the ground floor windows, and the first floor living accommodation wholly contained within the 
attic space.”  However this is a direct quote from the Planning Department which basically 
means if you wish to live in the countryside you can only have a bedroom with coomb ceilings 
and either dormer or velux windows and surely not the intention of the council design 
guidelines. Subsequently we feel there was an unwillingness to seriously consider the 
proposed design presented within the application.  This approach goes against the statement 
within Part 2 - Guidance for the Design of New Houses which was set out by the council with 
the “intention to facilitate both traditional and innovative design which takes cognisance of the 
surrounding environment”. 

f. In relation to the context of the surrounding environment the Planning Department have 
concluded that cottages situated more than half a kilometre beyond the application site and 
which can be barely seen from it are those that set the context to judge the proposal against.  
There appears to have been an unwillingness to even consider the possibility that the new 
housing development which is located within 15m of the application site has an effect on the 
context of the proposal.  The notion that driving within 15m of 25-30 No 2 storey houses has 
no bearing on the site context is something we find strange and is the reason that we have 
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requested a site visit as part of the review.  It is recognised that site visits are difficult under 
current restrictions however safe access to the site can be easily arranged as required. 

g. It is recognised that because of Council Covid guidelines the Planning Officer was unable to 
visit the site and we do consider this was unfortunate as this may have assisted in the proper 
assessment of scale and massing of the proposal in relation to High Greenan House.  This 
can be seen on our drawing 6442 P 12 Site Sections which show that the existing house has 
much larger frontages and is set considerably higher on the site. 

h. It should be noted that the Planning Department have stated that in principle they could be 
minded to support the case for a replacement house and it was simply the design issues 
noted in the previous points that resulted in the refusal.  

 

 

 

 

 

Appendix 1 

Additional notes and observations contained with an e mail to the Planning Department on specific 
points contained within the Council's SG on Rural Housing. 

 

1. Page 2 What is the Purpose of Rural Housing Planning Policies ? "This SG, together with the Local 
Development Plan, provide a positive framework for allowing new houses in the countryside, by 
recognising where opportunities exist for new houses, while protecting the character of the area from 
unacceptable forms of rural housing developments"  

2. Page 3 LDP Policy: Rural Housing "proposals may be acceptable where they comprise" a. The 
replacement of an existing house, subject to the proposal being sympathetic to the scale and 
character of the local area.  

3. Page 4 Part 1 - Guidance on Assessing Proposals for New Rural Housing. "Guidance for new 
houses in rural areas is not intended to ensure only traditional design solutions will be acceptable. 
Contemporary design solutions will also be acceptable where they can demonstrate the principles of 
good design set out in the design guidance."  

4. Page 8 Part 2 - Design of New Houses in the Countryside This section sets out guidance on the 
siting and design of new and converted housing in rural areas. This intended to facilitate both 
traditional and innovative design which takes cognizance of the surrounding environment.  

5. Page 8 Design Policy 1 point f. Where the floor area of a proposed dwelling is in excess of 200 sqm 
accommodation should be grouped in a courtyard form. Traditional domestic scale should be 
preserved. Generally houses should not exceed 1.5 storey's in height.  

Criterion a)  

Design Policy 1 - The approach to the design and development of the design strategy have been laid 
out in detail in within sections 4 & 5 of the Design Statement previously submitted with the application 
and amongst others sets out the approach to points a - e thus  

 the house is positioned off the skyline against the existing tree belt  
 the plan is orientated to take advantage of sunlight and aspect  
 the house is designed in a courtyard form  
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 level change across the site has been used to reduce the impact of the two storey rear by 
placing it at the lowest point of the site  

 roofs are steep pitched using natural slate cladding  
 main accommodation is given the higher ridge height with ancillary accommodation and 

garage set lower  
 design reduces the underbuilding by utilising the existing site topography stepping down with 

the slope  
 orientation of the largest element which is the sea facing elevation has been carefully aligned 

with the angle taken up by High Greenan House giving it a considered but subordinate 
relationship with its neighbour  

 the plan form with its central courtyard the resolves the two geometric's present on the site 
between the neighbouring High Greenan House and the tree belt / site boundary  

 proposed materials respect the materials of the neighbouring High Greenan House and follow 
the design guidance  

The final part of point f of Design Policy 1 states: Generally houses should not exceed 1.5 storey's in 
height. We note the policy does not state that houses should be exclusively 1.5 storey in height. The 
use of the word generally suggests in the main but not necessarily always. We would consider this to 
be an appropriate policy because not every site is the same with the same surrounding conditions and 
therefore a level of leeway with design would be a considered approach. Indeed the opening line of 
the council's Design Policy 1 states "Houses should be designed to fit a site, not the other way 
around." If the approach were to be only having a blanket maximum 1.5 storey height one size fits all 
design solution it would mean this policy statement would be impossible to achieve because there 
would be no scope for a designed solution to appropriately fit a site. We would acknowledge that a 
section of the current proposal is a 2 storey element however this is not the whole house and equates 
to only about 40% of the house footprint with the remainder being single storey. It has also been 
noted above and in the design statement that the 2 storey element has been deliberately positioned 
on the lowest section of the site and is also orientated in a direct response to the much larger and 
indeed 2.5 - 3 storey High Greenan House neighbouring which retains a much higher ridge line than 
the proposed new lodge house. Point 2 above notes that the council's LDP Policy: Rural Housing 
refers to new housing being acceptable subject to the proposal being sympathetic to the scale and 
character of the local area. The scale and character of the proposal has been explained within our 
Design Statement and with a view to demonstrating the scale of the local area I have attached a copy 
of our drawing 6442/P/Height Context. On this drawing we have shown the storey heights of the 
various houses within the immediate vicinity of the proposed new Lodge House. From this you will 
note that the predominant feature of the local area is that the majority of the buildings both currently 
built and those currently under construction are 2 storey in height. This demonstrates that within a 
100m radius of the proposed Lodge House there are in excess of thirty 2 storey houses. We would 
acknowledge that the majority of the 2 storey housing is located within the new housing site which is 
on the boundary of the rural area and is not subject to the same planning policy as our clients site 
however we do think that this has a material effect in the context of the scale and character of the 
local area. The policy division is a line on a map however when standing on site there is no line or 
barrier to separate the two. The new 2 storey housing can not be unseen. The proposed site and 
house may well lie on the edge of the rural area however we consider it is difficult to conclude 
anything other than that the context, scale and character of the local area is now defined by the 
abundance of 2 storey housing immediately adjacent to it. I have attached 4 No photographs which 
show the context of the adjacent 2 storey housing in relation to High Greenan Lodge. We consider 
that these demonstrate that the proposed 2 storey section of the house is not out of line with the 
adjacent buildings both within the rural area or just outwith it and therefore the impact will be no 
greater than the current situation. By way of conclusion we would make the following observations in 
support of the design proposal::  

 The proposal has been designed to accord with the Council's Design Policy 1 & 2 as 
outlined in detail within the design statement and above noted points.  

 The proposal has been designed to fit the site utilising innovative design taking 
cognizance of the surrounding environment  

 Scale and character of the surrounding area has been established and the proposal is 
sympathetic to this  
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�
1.0 INTRODUCTION 

The proposal involves the replacement of High Greenan Lodge with a 
new dwelling. The new house sits on the site of the existing house 
accessed via the existing vehicle access gate. 

The lodge site lies on open land to the south of Doonfoot on a narrow 
strip of greenbelt land sandwiched between the Craig Tara holiday park 
and the extensive Doonfoot residential development. This  includes the 
latest ongoing development by Cala homes across the lane from the 
proposal site. 

The design aims to be a sympathetic and well considered response to 
the site providing a modern low energy sustainable design which 
acknowledges the key characteristics both of South Ayrshire buildings 
and the neighbouring High Greenan house. The design has been carried 
out following the guidance of South Ayrshire councils Rural housing 
design policy with regard to form, configuration and materials to create 
a house sympathetic to its semi-rural setting. 

The design statement sets out a description of the existing context, a 
summary of the planning policy which applies to the site and the design 
strategy approach and materials which have been employed in the 
design. 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�
2.0 CONTEXT 

The proposed dwelling replaces the existing High Greenan 
lodge an early 20th century house and outbuildings.  
 
The site lies any landscape strip of farmland between the 
extensive caravan park of Craig Tara and the major 
Doonfoot residential development.  

The latest phase of the residential development comprises 
62 houses currently under construction by Carla homes 
some 20 m to the north from the proposed house. 

 
Location - aerial view

CRAIG TARA

HIGH 
GREENAN 
LODGE

DOONFOOT 
RESIDENTIAL 
DEVELOPMENTS

View over Craig Tara looking north  
High Greenan Lodge circled

Cala Home development 
High Greenan Lodge circled
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�
3.0 SITE 

The site itself lies between High Greenan House and the access 
lane adjacent to the Cala Homes site. There is an open outlook 
over farmland to the sea,  the Heads of Ayr and Arran  beyond.  

The existing lodge house is a U shaped plan building with 
roughcast and slate finishes. It is fairly unattractive in its current 
form with an assortment of window types and sizes, poor roughcast 
and joinery. 

The neighbouring High Greenan house  lies at an angle across the 
site with its orientation designed to take advantage of the views 
towards the sea. This is a similarly roughcast and slate clad early 
20th century country house with a variety of gables and 
dominating its form.  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View west with High Greenan House on the 
left. 

The house and garage gables are a feature 
of the elevation. 

Original photograph of High 
Greenan  

Vertical windows in horizontal 
layouts 
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�
4.0 PLANNING POLICY 

High Greenan Lodge sits within land which is designated as green belt. The 
policy in planning terms is therefore covered principally by three interrelated 
policies 

 Local Development Plan policy: 
green belt. 

Local Development Plan Policy: 
rural housing.   

Rural Housing supplementary 
Guidance 
 

The Policies set out in turn that 

Housing development in the green belt will only be supported where it 
complies with the LDP policy : rural housing.  In this case the key aspect is 
paragraph a. of the Rural housing policy which allows for the replacement of 
an existing house provided it is sympathetic to the scale and character of 
the local area and that it follows the guidance in the rural housing 
supplementary guidance.  

Green Belt boundaries

The proposal for High Greenan Lodge is the replacement of an 
existing detached house and we have therefore sought to 
design the house to respect the supplementary guidance in a 
number of key aspects 

- the house is positioned off the skyline against the existing 
tree belt 

- the plan is orientated to take advantage of sunlight and 
aspect 

- the house has been designed in a courtyard form 
- the level change across the site has been used to reduce 

the impact of the two storey rear  
- the roofs are steep pitched using natural slate cladding 
- the main accommodation is given the higher ridge height 

with the ancillary accommodation and garage set lower 
- the design reduces the underbuilding by stepping down 

with the slope. 
- windows are given a vertical emphasis with the larger areas 

of glass subdivided into narrow vertical patterns 
- the garage is integral to the house 
- materials will be roughcast and natural slate 
- the principal intensively landscaped area is within the 

courtyard with limited domestic planting outwith this 
area 
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�
5.0 DESIGN STRATEGY 

The design has been developed to respond to a 
number of critical ideas 

- the main spaces of the house are orientated 
towards  the sea view. 

- the alignment of the sea facing elevation has 
been carefully aligned with the angle taken up 
by High Greenan house giving it a considered 
but subordinate relationship with its neighbour 

- the plan form with its central courtyard then 
resolves the two geometries present on the site 
between the neighbour and the tree belt/ site 
boundary. 

- the living spaces are positioned with the plan to 
benefit form sunlight 

- the courtyard form allows a sheltered garden 
and provides a gentle traditional approach to 
the new house. 

PREVAILING WIND

HEADS OF AYR VIEW

SEA VIEW

AFTERNOON SUN

I

I

I

I

PREVAILING WIND

HEADS OF AYR VIEW

SEA VIEW

AFTERNOON SUN

HOUSE CREATES SHELTERED 
ENTRANCE COURTYARD
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�
6.0	 DESIGN LAYOUTS


The house is laid out around a central courtyard with the main 
living spaces around the south and west sides with the ancillary 
spaces of garage, garden stores etc. forming the north and east 
sides. 


The courtyard form was chosen as a response to both traditional 
building forms of rural farm buildings and to the exposed nature of 
the site. The enclosed courtyard is designed as a predominately 
hard landscaped garden giving shelter from the prevailing wind 
when the outer terrace is too uncomfortable to sit on.


In the plan the kitchen forms the link across the south of the 
courtyard. This has a flat roof which allows the two gables to 
maintain their strength as a design feature while minimising the 
overshadowing of the courtyard. 


The living spaces and bedrooms are laid out along the angled 
wing benefitting from the sea views and evening sun with the main 
house stair as an open space between the two angled geometries. 


The house is fully accessible with level access throughout and 
provision for  future platform lift within the plan. 


The external form of the two slate covered pitched roofs create a 
pair of gables as the main feature giving a design nod to the 
neighbours house but within a modern design language. 


The garage and study spaces form the front entrance elevation 
with house entrance under a covered passageway into the 
courtyard. 


Aerial view from south
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�
 

Cutaway view of ground floor

Cutaway view of first floor

Low key from elevation and entrance
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�
7.0 MATERIALS 

The materials proposed for the new house follow the rural housing design guidance and 
respect the materials of the neighbouring High Greenan House.  

The walls will be a textured roughcast finish in an off white colour. 

The roofs and portions the external walls will be clad in a natural slate 

Windows will be vertical pattern aluminium in a light grey colour to tone with the 
roughcast and slate.  

 

Courtyard garden with paving 
and pond for terrapin

Roughcast external wall finish Natural slate to roof and courtyard wall

grey tone windows 
with vertical pattern
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�
8.0  SUSTAINABLE DESIGN 

The proposed new house will be designed to minimise energy consumption and 
carbon dioxide output.  

The building incorporates a number of passive and active design features to ensure 
the energy use is minimal.   

- the external walls and roof will be heavily insulated  
- the windows are all high performance and triple glazed  
- the plan layout maximises solar gain to reduce the heat load. 
- glazing is designed to minimise use of artificial lighten during daylight 

Alongside the insulation standards the heating and ventilating systems are 
designed to work at maximum efficiency 

- heating will be via a ground source heat pump 
- ventilation will be low energy with heat recovery 
- the systems will have extensive automatic controls and zoning systems.  
- artificial lighting will be low energy LED with proximity detection to automatically 

switch off.  

This combination of high insulation standards and super efficient systems will 
ensure the energy use in the house will be significantly lower than current 
standards.   Ground source heat pump
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email rgilliland@arpl.co.uk 

3536



ARPL ARCHITECTS
11 WELLINGTON SQUARE,   AYR    
TEL     01292  289777

RDG Nov 20NTS

High Greenan Lodge

Mr M McConechy

Aerial sketch 1

Proposed New Dwellinghouse

6442 / P / 07

3637



ROUGHCAST

SLATE

ALUMINIUM WINDOWS

ARPL ARCHITECTS
11 WELLINGTON SQUARE,   AYR    
TEL     01292  289777

RDG Nov 20NTS

High Greenan Lodge

Mr M McConechy

Aerial sketch 2

Proposed New Dwellinghouse

6442 / P / 08

3738



ARPL ARCHITECTS
11 WELLINGTON SQUARE,   AYR    
TEL     01292  289777

RDG Nov 20NTS

High Greenan Lodge

Mr M McConechy

Aerial sketch 3

Proposed New Dwellinghouse

6442 / P / 08

3839



ARPL ARCHITECTS
11 WELLINGTON SQUARE,   AYR    
TEL     01292  289777

RDG Nov 20NTS

High Greenan Lodge

Mr M McConechy

Aerial sketch 4

Proposed New Dwellinghouse

6442 / P / 10

3940



High Greenan 
Lodge

High Greenan House

existing entrance 
gates

paddocks

hardstanding /
parking

driveway

garden / future 
stable block

garden

garden

existing access 
road

existing 
access 
road

paddocks

new housing site 
currently in 
progress

new housing site 
currently in 
progress

0 5 10 15 20 25

ARPL ARCHITECTS
11 WELLINGTON SQUARE,   AYR    
TEL     01292  289777

RDG Nov 201: 250 @ A1

High Greenan Lodge

Mr M McConechy

Existing Block Plan

Proposed New Dwellinghouse

N

6442 / P / 02

4041



ARPL ARCHITECTS
11 WELLINGTON SQUARE,   AYR    
TEL     01292  289777

RDG Nov 201: 100 @ A1

High Greenan Lodge

Mr M McConechy

Existing Plan & Elevations

Proposed New Dwellinghouse

6442 / P / 11

100 1 2 3 4 5

N

south east elevation
north east elevation

north west elevation

south west elevation

existing plan

lounge kitchen

bedroom

bath

stables / outbuildings

12000mm

19
60

0m
m

17750mm

59
00

m
m

5870mm

87
00

m
m

4142



ARPL ARCHITECTS
11 WELLINGTON SQUARE,   AYR    
TEL     01292  289777

RDG June 21NTS

High Greenan Lodge

Mr M McConechy

Local 2 Storey Courtyard Examples

Proposed New Dwellinghouse

6442 / P / 14

 

Genoch Burton

Prominently silhouetted on the skyline

Cluster of properties which contains a combination of 2.5, 2 and 1.5 storey buildings.  

Traditional courtyard setting with a mixture of  2 storey and single storey buildings

These buildings are an example of a very typical arrangement seen 
throughout the countryside where the 2 storey sections contains of the 
farmhouse and the secondary single storey buildings consisted of byres or 
outbuildings.  Their is a hierarchy  within the building arrangement.
Similar two storey farmhouse buildings are a common feature throughout 
South Ayrshire and the notion that all buildings in the countryside are 1.5 
storey in style and height is simply incorrect.

New housing located directly adjacent 
to the High Greenan Lodge site

Site

Genoch

Burton
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LOCAL DEVELOPMENT 

 

REFUSAL OF APPLICATION FOR PLANNING PERMISSION 

(Delegated) 

 

Ref No:  20/01076/APP 
SOUTH AYRSHIRE COUNCIL 

 

 
TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 1997  

as amended by the PLANNING ETC. (SCOTLAND) ACT 2006 
 

TOWN AND COUNTRY PLANNING (GENERAL DEVELOPMENT) (SCOTLAND) ORDERS 

 
 

To: Mr Mark McConechy 

per ARPL Architects Ltd 

Robert Gilliland 

11 Wellington Square 

Ayr 

KA7 1EN 

 

 
With reference to your application dated 21st December 2020 for planning permission under the above-
mentioned Acts and Orders for the following development, viz:- 
 

 Erection of dwellinghouse 

 

at: High Greenan Lodge Dunure Road Ayr South Ayrshire KA7 4HU 

 

The Council in exercise of their powers under the above-mentioned Acts and Orders hereby refuse planning 
permission for the said development. 
 
The drawings and other documents, where relevant, which relate to this refusal can be viewed at 
www.south-ayrshire.gov.uk/planning/. 
 
The reasons for the Council’s decision are: 
 
(1) That the proposals are contrary to the provisions of the South Ayrshire Local Development Plan, 

specifically LDP Policy: Sustainable Development and LDP Policy: Rural Housing, South Ayrshire 
Council's Supplementary Guidance on Rural Housing, and the terms of Scottish Planning Policy and 
Planning Advice Note 72, by reason that the massing, scale and proportions of the dwellinghouse do 
not respect or reflect the traditional rural vernacular of rural housing in South Ayrshire. 

 
List of Plans Determined: 
 

Drawing - Reference No (or Description):  Refused 6442 / P / 01 
 

Drawing - Reference No (or Description):  Refused 6442 / P / 02 

 

Drawing - Reference No (or Description):  Refused 6442 / P / 03 

 

Drawing - Reference No (or Description):  Refused 6442 / P / 04 
 

Drawing - Reference No (or Description):  Refused 6442 / P / 05 

 

Drawing - Reference No (or Description):  Refused 6442 / P / 06 

 

Drawing - Reference No (or Description):  Refused 6442 / P / 07 
 

Drawing - Reference No (or Description):  Refused 6442 / P / 08 

 

Drawing - Reference No (or Description):  Refused 6442 / P / 09 

 

Drawing - Reference No (or Description):  Refused 6442 / P / 10 
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Drawing - Reference No (or Description):  Refused 6442 / P / 11 

 

The explanation for reaching this view is set out in the Report of Handling and which forms a part of the 
Planning Register. 
 

Dated:  16th April 2021 

 

Julie Nicol 
.................................................................... 
Julie Nicol 
Service Lead – Planning and Building Standards 

 
PLANNING SERVICE, COUNTY BUILDINGS, WELLINGTON SQUARE, AYR, KA7 1DR 
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