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Sensitivity Analysis

Setting of the conservation area

9.1 The edges of the conservation area can be sensitive to potential development.
There are two areas of land zoned for housing in the Kinross Area Local Plan. They
are at mixed stages of development with Friar Place already developed, leaving the
former caravan park still to be developed. Earlier phases of expansion have perhaps
not adopted an ideal design approach for the character of the area, and it is important
that future development gives greater consideration to the historic character of the
village, respecting its features and producing contextual and perhaps innovative
designs. A good example of this can be found on the Lochgelly Road,
Causewayend. Although a modern build, Causewayend has been marked on the
Townscape Analysis map (map 7) as a ‘building of merit’. It is a contemporary
interpretation of the long 19th century single storey cottages found in the village. Its
scale and proportions are considered and work well. The materials used are a
combination of traditional and new, such as the wet dash harl and modern cedar
timber boarding which has been allowed to weather and match the grey harl.
Contextual new development such as this, which relates sympathetically with the
traditional townscape while expressing its contemporary character, should be
promoted.

Causewayend, Lochgelly Road

9.2 There is a gap site below the burial ground which could come under pressure for
development This is identified as ‘private and public open space’ and it is vital that
this area is left undeveloped to aid the setting of the burial ground and continue the
key views through and beyond. The Green to the north of the zoned housing site
near Wellside Motors is also defined as public open space in the Local Plan. With
any public open space, it should be retained and any development which could erode
this area must be resisted. Existing tree cover within these areas should be
maintained and enhanced.

9.3 The area to the south and west of Wellside Motors has been subject to several
planning applications for housing in the past. One was very recently granted
approval for 16 dwelling houses with a previous application granted approval for 19
houses. Whichever application is developed will undoubtedly change the approach
to the village from the south quite significantly.
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9.4 It is important to preserve and enhance the character, appearance and setting of
the conservation area and the design, scale and landscaping of any development
must not adversely affect this. Also, existing tree belts should not be adversely
affected.

Archaeology

9.5 There are no scheduled monuments within the conservation area. The nearest
scheduled monuments are St. Serf’s Priory to the south west and Arnot Tower to the
east. Other, non-scheduled, monuments are indicated in the Perth & Kinross
Heritage Trust's historic environment record (HER), including the former St. Mary’s
hospital/priory site in the area of the Well Caravan site.

9.6 Following national planning policy, a programme of archaeological works
including an initial evaluation to assess the significance of any deposits, will be
required to protect and record any archaeological remains impacted upon by any
proposed development. Depending on the results of the initial evaluation, this
programme of archaeological works is likely to include measures for preservation in
situ and preservation by record, through excavation, analysis and publication.

Assessment of Significance

10.1 The townscape of Scotlandwell has altered in recent times with developments
on all approaches, especially the south and east and infill through the length of Leslie
Road. However in the heart of the village the essence of the old crofters’ and
weavers’ housing still exists. Simple vernacular touches can still be found. The
central well area and rigg system to the north of Leslie Road are the unique green
spaces that give the area its distinctiveness. The random grouping of mature trees
pierce the skyline and the views in and out of the village are some of the key
character features of Scotlandwell. All of these features combined enrich the
townscape and its setting.

Houses in Main Street Cottage in Leslie Road

10.2 The conservation area boundary is indicated on map 10.
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Map 10: Conservation area boundary
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CONSERVATION STRATEGY
Using the Conservation Area Appraisal

11.1 The Conservation Area Appraisal (CAA) provides a sound basis for
development management and for initiatives to promote environmental and economic
improvements. Key issues and features that contribute to the character of
Scotlandwell are addressed and proposals will be put forward for enhancing the
character of the area. This will be done through local consultation with amenity
groups, businesses and other community organisations. Public meetings and
exhibitions will also be arranged.

11.2 The CAA provides a framework for on-going management of the conservation
area in the medium term as well as the near future. The key objectives are:

To ensure maintenance of the integrity of the conservation area;

To prevent erosion of character through small-scale change;

To enable future evolution and change as long as it is appropriately controlled.

11.3 Implementing these objectives will depend on a number of factors:

Development proposals must be in accordance with current development plan
policies relating to conservation area status and special character of the historic
buildings, open spaces and tree groups. Design, materials and detailing will require
to be in accordance with design guidelines prepared by the local planning authority;

Development proposals should demonstrate a sustainable approach, including use of
materials and sustainability of use;

Adaptive re-use of buildings and mixed use projects to ensure a reverse in physical,
visual or economic decline will be positively considered subject to compatibility with
neighbouring property and uses;

The potential for economic regeneration will be considered as a positive factor,
subject to compatibility with neighbours.

11.4 Whilst current planning policies provide a framework for protection of the
conservation area, it is important to ensure implementation and enforcement where
necessary. A combination of guidance, information and planning tools will be used in
this management role, as indicated below:

Conservation area guidance: design advice covering conservation areas in general
will be provided for owners and occupiers of residential and commercial property
with regard to building alterations and improvements, and there will also be advice
for any new build site infill in conservation areas;

Grant aid: the local planning authority will provide information regarding what grant
schemes may be available from partnership agencies and other organisations for
certain types of repair or enhancement works;

Enforcement action: the planning authority will assess any unauthorised works within
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and adjacent to conservation areas with a view to taking enforcement action where
feasible;

Article 4 Directions: the planning authority is committed to establishing this additional
planning tool within the conservation area in order to bring certain classes of
permitted development under planning control (as described in paras 14.2 to 14.5);

Repairs Notices: the planning authority will seek to work with owners of listed
buildings but will take action in terms of undertaking urgent works or requiring
repairs where owners allow buildings to fall into disrepair;

Compulsory Purchase orders: the planning authority will exercise its rights to acquire
buildings in disrepair to assist their repair and conversion in partnership with other
agencies;

Education and training: the planning authority is in the process of establishing links
with Historic Scotland, business and enterprise bodies and construction skills
providers to facilitate conservation training programmes for building contractors and
other interested parties or private individuals. Perth and Kinross Heritage Trust has
an ongoing interpretative and outreach education programme in conjunction with
other agencies which includes events linked with conservation areas.

11.5 There is a firm commitment from the planning authority to ensure the protection
and enhancement of Scotlandwell Conservation Area and to use statutory planning
powers when these are required. The importance of public consultation with local
civic amenity and community groups and local businesses is fully understood and this
will continue after the conservation area has been designated and established.

Monitoring and Review

The Scotlandwell Conservation Area will be monitored through:-

12.1 Photographic surveys: a detailed survey of all buildings and open spaces within
the conservation area has been undertaken as part of the appraisal and will form a
basis for monitoring further change;

12.2 Observation: officers from the planning authority will visit the conservation area
at regular intervals and check on the progress of any restoration and enhancement

schemes and also observe any other works occurring which may be unauthorised;

12.3 Liaison: officers will liaise with the community council, local amenity groups, the
public and other interested parties as necessary;

12.4 Review: the Conservation Area Appraisal will be monitored and reviewed from
time to time depending upon budget constraints and other priorities.
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PROPOSALS
Opportunities for Development

Local path networks

13.1 The management of the conservation area provides opportunity for the
development of path networks passing through and around the area. The Michael
Bruce Way, located north of the village and leading up Bishops' Hill, recently opened
for walkers. The Council will liaise with villagers and the community council regarding
potential or existing pedestrian routes and the possibility of enhanced information and
interpretation for path users and other visitors.

Opportunities for Planning Action

Effects of permitted development

14.1 There are examples in the village of development which would not have
required planning permission (under the General Permitted Development Order
1992), called “permitted’ development’, but which in some cases, are not appropriate
to the traditional character of the townscape. Alterations to listed buildings are
covered by listed building legislation and the need to obtain listed building consent,
but unlisted buildings, of which there are several in Scotlandwell, are not covered by
this legislation. Small scale developments or alterations to unlisted buildings or open
spaces may not be significant individually but cumulatively can erode the visual fabric
of the townscape and there is the potential, without development management, for
more of such developments to appear.

14.2 Classes of development which are usually ‘permitted’ include alteration of stone
walls; small extensions or some types of alterations to the exterior of houses,
including replacement windows; small buildings or alterations within the curtilage of
houses; some satellite dishes; repairs to private streets; caravan sites; some forms of
telecommunications development; some types of development by statutory
undertakers (water, gas, electricity, road transport, post office and sewerage) and
certain types of development by local authorities, including lamp standards and street
furniture. In Scotlandwell the townscape is particularly vulnerable to some if not all of
these classes of permitted development. For example, window and door
replacements; developments within the curtilage of gardens and possible loss of
trees; the alteration of stone boundary walls; visual clutter of telecommunications and
electricity apparatus on or near buildings, and alterations to roads or parking areas.

14.3 In addition, the special contribution made by the Crooked Riggs to the character
of Scotlandwell could be at risk from various forms of development related to
agriculture and forestry, which would normally also be permitted development, such
as the erection of agricultural buildings or other structures, or engineering operations
and excavations. Such development could also be brought under planning control in
order to protect the special character of the village and its setting.

14.4 Under Article 4 of the Town & Country Planning (General Permitted
Development) (Scotland) Order 1992, the local planning authority can seek the
approval of the Scottish Ministers for Directions that restrict permitted development
rights. Development is not precluded, but such alterations will require planning
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permission and special attention will be paid to the potential effect of proposals. In
order to maximise the benefit of a conservation area designation it is considered that
an “Article 4 Direction’ should be drafted for Scottish Ministers’ approval.

Advertisements

14.5 There are certain types of advertisements (shop or business signage) which do
not require advertisement consent under the Town & Country Planning (Control of
Advertisements) (Scotland) Regulations 1984. It is possible for a local planning
authority to propose additional advertisement controls through Regulation 11 of the
Control of Advertisements Regulations and seek the approval of the Scottish
Ministers.

14.6 It is uncertain whether Wellside Motors will continue after development of the
site, leaving one business in the village, The Well Country Inn. This building is a
listed building and has separate control measures. As there will be little competition
for business it will not be necessary to have additional advertisement control in the
village.

Opportunities for Enhancement

Buildings
15.1 Buildings in poor condition, such as the Wash House require attention through a
possible enhancement and/or conversion scheme.

The Wash House Rotting timbers at the Wash House

15.2 The extractor units and flue pipes to the rear of The Well Country Inn should be
rationalised, then rehoused or relocated.

Spaces

15.3 The area surrounding the leylandii hedge to the west of Nae Mair and Moss
Brae would be greatly enhanced if the hedge were thinned and significantly reduced
in height, or ideally removed all together. Replacement with smaller native trees
would create a more suitable enclosure and wind break while still allowing views to
the wider area and loch beyond. The area enclosed by the hedge could be suitable
for various forms of development and/or landscaping although any development here
must preserve or enhance the character and appearance of the conservation area.
At present the space would benefit from a ground maintenance plan and a planting
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scheme could also be considered
such as small groupings of native
trees.

Leylandii hedge

15.4 The car park at The Well Country Inn would benefit from a soft and hard
landscaping scheme to visually break up the solid mass of tarmac.

15.5 The informal car park area at the Well has its many different road surfaces and
would benefit from the removal of the tarmac and a more traditional road surface laid
to match that of the regular setts already located immediately round the well.

Surfacing between the
Wash House and the Well

15.6 The area of open space to the south of the burial ground would benefit from a
maintenance plan that would in turn improve the setting of the burial ground. There is
a hedge that forms the boundary to the south which frames the site and should be
retained. To the west a trodden area has been adopted as a path which leads you
down to the edge of a field where the path continues. The area would be improved if
the path were to be marked and laid out with proper surfacing material and steps
formed down to the lower ground suitable for users all year round.

15.7 All proposals will be subject to further research, development and consultation.
They will be designed to accord with the requirements to preserve the historic
character of the conservation area and its listed buildings.

15.8 Possible areas for enhancement are indicated on map 11.
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APPENDICES

1) Article 4 Direction

Town & Country Planning (Scotland) Act 1997
Form of Direction by Planning Authority under Article 4(8)
Town and Country Planning (General Permitted Development)
(Scotland) Order 1992

Scotlandwell Conservation Area

The Perth & Kinross Council (Restriction of Permitted Development)
(Scotlandwell) Direction 2009

Perth & Kinross Council in terms of article 4(1) of the Town and Country Planning (General
Permitted Development) (Scotland) Order 1992 (SI 1992/223) being satisfied that it is
expedient that all or any development comprising:-

Class 1 - the enlargement, improvement or other alteration of a dwellinghouse;

Class 3 - the provision within the curtilage of a dwellinghouse of any building or
enclosure, swimming or other pool required for a purpose incidental to the
enjoyment of the dwellinghouse, or the maintenance, improvement or other
alteration of such a building or enclosure;

Class 6 - the installation, alteration or replacement of a microwave antenna on a
dwellinghouse or within the curtilage of a dwellinghouse;

Class 7 - the erection, construction, maintenance, improvement or alteration of a gate,
fence, wall or other means of enclosure;

Class 16 - the use of land, other than a building, as a caravan site;

Class 18 - the carrying out on agricultural land comprised in an agricultural unit of:-
works for the erection, extension or alteration of a building; the formation,
alteration or maintenance of private ways; or any excavation or engineering
operations, requisite for the purposes of agriculture within that unit;

Class 19 - the winning and working on land held or occupied with land used for the
purposes of agriculture, of any minerals reasonably necessary for
agricultural purposes within the agricultural unit of which it forms a part;

Class 22 - forestry buildings and operations;

Class 27 - the carrying out on land within the boundaries of a private road or private
way of works required for the maintenance or improvement of the road or
way;

Class 30 - the erection or construction and the maintenance, improvement or other
alteration by a local authority;

Class 38 - water undertakings;

Class 39 - public gas transporters;

Class 40 - electricity undertakings;

Class 41 - tramway or road transport undertakings:

Class 43 - universal service providers; and,

Class 43A - sewerage undertakings;
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should not be carried out within the Conservation Area of Scotlandwell (area of land as
described in the Schedule hereto) unless permission is granted on an application in that behalf,
hereby directs that the permission granted by article 3 in respect of:-

Classes 1, 3, 6, 7, 16, 18, 19, 22, 27, 30, 38, 39, 40, 41, 43 and 43A, as described above, shall
not apply.

This direction may be cited as the Perth & Kinross Council (Restriction of Permitted
Development) (Scotlandwell) Direction 2009.

Signature

Designation ..........c.ocoiviiiiinnnen,
Planning Service
The Environment Service
Perth and Kinross Council
Pullar House

35 Kinnoull Street
Perth PH15GD

SCHEDULE

The area of land outlined in black on the plan annexed and executed as relative hereto, in the
district of Perth & Kinross Council.

Note: The plan annexed to the Direction should be executed in the same way as the Direction
and duly docquetted with reference thereto.

36



lood

pasnun

‘s|rem Arepunoq
a|qqnu pado)d

'JO0l 3le|S pue
sanea Hunoaloud
3AI1RI023p YIm
asnoy ysem ueld
JejnBueloal payosus
pue patenbs

Aal01s a|buis

098T

22Ai1g pineq

8EEIY

66-bny-22

(s)o

peoy I3

s|lem
Arepunoq Buipnjoul
asnoy ysem ay L

\Z2

pooo

asnoy bulamg

*J00
apued ‘Buluelwsal
Jreysaloy jenued
yum ajqgnJ wopuel
Aal01s-z [euonipel |

80 YIZT

umouxun

6V6.T

T8-unr-60

(s)o

1994S Ure
‘abenon
Aynwis

alenbs ayi Jo
apIs 1SaMm U0 9snoH

pooo

asnoy Bulama

"sa|ued yum pajey
‘1eal 0} UOISUdIXd
Jool payoud

Aal01s ajbuis ool
a|nued ynm ajggnu
wopuel [euonipes |
‘asnoy auo

Mmou ‘sabenod Aalois
-T om} Ajreulblo

U39 YI18T

umouxun

8V6.T

T/-00-50

(s)o

peoy |Id3M

anoio) a|ddy

pooo

asnoy buljamg

“Jeal
0} UOISUSIX3 JOO0l Jej}
Aa101s a)buIs ool
ajnued yum sjqgni
wopuel [euonipes |
"‘asnoy auo

mou ‘sabenos Aalols
-T om} Ajreuibuo

‘U89 YI8T

umouMun

086.T

T.-190-50

(s)o

peoy |I3M

abeno) |Ism

Ireq

[Iom Buiysim e se
sloysIA Ag pasn
[lom aARI028Q

"uIseq Jo JUoJy
01 sdais pue sbuljres
a|dwis ‘punouns
papnow yum nods
pue uiseq auols
‘Adoued mojaq

|rem Arepunoq moT
‘Bunids 1ano Adoued
USPOOM BAITRI0I3(

8G8T

a2Ai1g pineq

6.6.T

T.-190-50

S|

peoy I3/

II9M

14

uonIpuod

9SM 1ualind

uondiosaq

areq

1991142V

NNNGH

Bunsi| jo areg

A1obore)

ssalppy

Buiisi jo swep

ON waj

sbulpjing paisi

(¢

37



po0o

sasnoy
Buiemp yiog

‘JooJ a1e|s
yum ajggnJ wopue
‘asnoH |adey) "jool
s|nued yum pajrey
‘abenon Aadwid

‘JUsd YIBT

umoudun

€S6.T

T18-UnrC-60

(s)o

peoy
alsa

asnoH |adeyd
pue abeno) AadwiD

T

Ireq

[el0y [rews

"Jeal 0} SUOISUIIXD
pajool 1e|) As101s
9|buls Jo sales

‘Joou a|nued yum
pajtey ‘yuou o1 Bum
Aa101s ajbuis ‘Joou
0} s9|1} Bupjoopaul
ulapow Yum pajey
‘Aa101s-Z [euonipel |

90 YIgT

umouxun

¢S6.T

T18-unr-60

(s)0

193l1S
urey ‘uuj
Alnuno)
lIBM 8y L

uJane| UanaT Yoo

T

pooo

asnoy bBuljamg

‘Irem Bulurelas
Arepunoq auois
pue joous ajnued

Uum a|qgns paxoaus
‘Aal01s-Z [euonipel |

80 YIgT

umouxun

918671

18-unr-60

(s)0

18241S ure\
‘9S00H 8yl

(s.reysien) peoy
A196y207 uo asnoH

0T

pooo

2101s pue
asnoy bBuljamg

"Buijjamp oy
pausAuo9 Ajreied
Jeal 0] Buipjingino
Aai01s 9|buls ‘00l

8|nued pue |le18p
1au109 palsjweyd
yum pajrey
‘A8101s-Z [euonipel |

‘JUs0 YI8T

umouxun

TS6.T

18-unr-60

(s)o

19941S urep
‘IrebmoH

(s,ueounq) peoy
A196y207 uo asnoH

poo9/ire

2101S
pasnsip pue
asnoy Buljjamq

‘pPaysiiowsp

MOU UO0R93S 39210
1S0d "joo. ajnued
pue Jeal 0} JIe}Salo}
ulapow yum

so|qeb paddaismoid
‘pajrey Apued pue
a|qgnJ wopuel Apred
MoJ A8101S-0M |

90 YIgT

umowun

0S6.T

T8-unf-60

(s)o

18241S Ure
‘uneiN
doysiopn
unren

92140 1s0d
PIO 0) MBIA UINOS

8

uonipuod

asn 1ualind

uonduosag

areq

1091121y

NNNGH

Bunsi| jo areg

Ai1obBare)

ssalppy

Bunsii jo swepN

ON wa}

38



Sources
Published references:

Henderson, Dr. E, The Annals of Kinross-shire: Part 1: 490AD to 1870AD, Fossoway
& District Community Council, Kinross-shire

Wright, R.L. and Haldane, Dr. W, The Annals of Kinross-shire: Part 2: 1862 to 1870,
Fossoway & District Community Council, Kinross-shire

Beath, D (1902), The Bishopshire and its People, published privately
Kinross-shire Antiquarian Society (1980), The Kinross Collection Vol. |
Hutton. G and Millar. D (2003), Old Kinross-shire, Stenlake Publishing, Ayrshire

Sinclair, sir J, (1976), The Statistical Account of Scotland Vol XI - South and East
Perthshire, Kinross-shire, EP Publishing Ltd

Taylor. D.B. (Editior) (1979), The Third Statistical Account of Scotland - The Counties
of Perth & Kinross, Culross The Printers, Coupar Angus

Walker N.H, (1990), Kinross House, published privately
Internet sources including ebooks:
http://www.tulbol.demon.co.uk/

http://geo.nls.uk/roy/

Haythornthwaite, J.A. (1993), Scotland in the Nineteenth Century

39



If you or someone you know would like a copy of this
document in another language or format, (on occasion only
a summary of the document will be provided in translation),
this can be arranged by contacting
TES Equalities 01738 476558/476407 Email: TESEqualities@pkc.gov.uk
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