
SOUTH AYRSHIRE COUNCIL 

LOCAL REVIEW BODY 

NOTE OF CURRENT POSITION 

Site Address: LAIGH KYLESTON FARM A719 FROM DUNURE 
ROAD AYR TO AYR ROAD FISHERTON AYR 
SOUTH AYRSHIRE KA7 4LD 

Application: ERECTION OF DWELLINGHOUSE AND 
REPLACEMENT OF ANIMAL ISOLATION UNIT 

Appointed Officer’s 
Decision: 

Refused 

Date Notice of Review 
Received: 

28 August 2024 

Current Position: Continued Case for Review 

Documentation: 
The following documents in relation to the review 
are attached: 

Pages 1 to 12 - Report of Handling 

Pages 13 to 17 - Notice of Review - August 2024 

Pages 18 to 65 - Review Statement in Support - 
August 2024 

Pages 66 to 87 - Supporting Information – Review 
Statement in Support- Volume 2- Appendix  - 
August 2024  

Pages 88 to 96 - Original Planning Application - 
February 2024 

Pages 97 to 167 – Planning, Design and Access 
Statement  - February 2024 

Pages 168 to 180 - Supporting Information – 
Appendix to Planning, Design and Access 
Statement - February 2024 

AGENDA ITEM NO. 3 



Pages 181 to 202 – Supporting Information - 
Ecology Survey – October 2023 

Pages 203 to 207 - Planning Application Plans – 
February 2022 

Pages 208 to 209 - Decision Notice 

Pages 210 to 220 - Consultation responses 

• Ecological Review by AECOM (Pages 210
to 213)

• ARA (Page 214)
• Scottish Water (Pages 215 to 218)
• West of Scotland Archaeology Service

(Pages 219 to 220)

Page 221 - Case Officer Comments. 

Page 222 - Further response from Interested Party 
following Case Officer Comments. 

• AECOM (Page 222)

Pages 223 to 230 - Further representations from 
Agent following Case Officer Comments. 

Pages 231 to 236 – Case Officer Photographs. 

Page 237 - Further Response from Interested Party 
following Case Officer Photographs 

• Environmental Health (Page 237)

Pages 238 to 247 – Further Representations from 
Agent following Case Officer Photographs. 

Pages 248 to 250 - Draft Conditions 

New Material: No 

Additional Material Any 
other Comments: 

N/A 

Dated: January 2025 



Page 1 of 12

South Ayrshire Council
Planning Service

Report of Handling of Planning Application

https://www.south-ayrshire.gov.uk/planning-
application-process

Reference No: 24/00127/APP

Site Address:

Laigh Kyleston Farm
A719 From Dunure Road Ayr To Ayr Road Fisherton
Ayr
South Ayrshire
KA7 4LD

Proposal: Erection of dwellinghouse and replacement of animal isolation unit

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 

Handling of Planning Applications.

Key Information:

The application was received on 22 February 2024.
The application was validated on 22 February 2024.
No Neighbour Notification was required.
The site has been the subject of a site visit on 27 July 2023 in conjunction with the earlier application at
the site (23/00527/APP).
No Site Notice was required.
A Public Notice, under Regulation 20 of The Town and Country Planning (Development Management
Procedure) (Scotland) Regulations 2013 was placed in the Local Press on 5 March 2024.

1. Site Description:

The application site is located within a rural area to the south-west of Ayr, and to the north of the A719
coastal road, and west of the Heads of Ayr Nursey, and the existing Heads of Ayr farmpark which lies to
further to the east, and east of the aforementioned nursery.  More specifically, the site comprises of part
of a larger agricultural field characterised as grazing land.  A field gate exists to the south of the site which
connects with an existing access to/ from the nearby nursery to the east. The site is defined by a low
post and wire fence to the west, and by a disused and re-naturalised railway line containing natural
landscape planting to the north.  The remaining boundaries of the site to the north-east south-east, and
east are undefined by natural features, and integrate into the existing field.  The site extends to
approximately 0.6 ha in area, with the main portion of the site being positioned to the north of the
proposed access.  In terms of topography, the proposed access is broadly flat, with the site sloping
gradually northwards towards the main northern portion of the site.

In broader landscape terms, the wider landscape of the area comprises of an elevated, attractive and
sensitive coastal landscape, with extensive and prominent views.  The sensitivity and importance of the
coastal landscape is recognised in the following designations affecting the coastal landscape to the north
of the site; Maidens to Doonfoot Site of Special Scientific Interest, and two provisional wildlife sites
Goatsgreen to Katie Gray's Rocks/ Dunure to Drumbane Burn.

2. Planning History:

An earlier application reference 23/00527/APP for the erection of dwellinghouse and replacement of
animal isolation unit on land which is the subject of the current application was withdrawn.
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3. Description of Proposal:   
 
Planning permission is sought for the erection of a dwellinghouse and replacement of animal isolation/ 
welfare unit.  The proposed site plan shows the northern portion as the main area to be developed, with 
an L-shaped building centrally positioned within the site.  A large building containing a dwellinghouse, 
integrated three car garage, and attached animal isolation unit is proposed.  The proposed 
accommodation is single storey, with the dwellinghouse having three bedrooms, office accommodation, 
and associated living accommodation. The proposed garage is accessible through the dwelling to the 
south.  The proposed animal welfare building is located to the east and attached to the dwelling via a 
covered walkway.  The overall design of the dwelling is modern, with a series of asymmetric and off-set 
mono-pitched roofs, with rounded and curved walls also being a feature.  To the west and north, the roof 
arrangement overhangs to create a covered partially outdoor area.  The proposed external materials 
comprise of; reconstituted slate roof, artificial slate roof above the connected walkway, a combination of 
external wall materials including, buff stone cladding, white rendered walls, timber cladding, along with 
timber cladding for the upstand areas of the wall-head, solar PV panels, and grey framed windows and 
doors.  The submission shows the garden area for the dwelling as being formed to the west, with 
additional planting proposed in the north-western corner and along the western boundary. 
 
Given the sloping topography of the site, groundworks will be required to accommodate the proposals, 
with the plans showing a retaining wall forming the majority of the western boundary of the site. A new 
access formed using a permeable surface is also proposed to serve the development which is shown to 
extend along the western field boundary and to connect with the existing access serving the nursery.  The 
submitted plans show the intervening agricultural land in between the application site and nursery to the 
east to remain undeveloped, with the main operational area associated with the farmpark and its 
associated buildings and activities being located further to the east, and east of the existing nursery. 
 
The submission indicates that the proposed dwellinghouse is to provide additional on-site accommodation 
intended for the primary manager(s) of the farmpark, and also the replacement of an existing animal 
isolation/ welfare unit so as to support the on-going operation of the nearby farmpark, which as noted 
above, lies to the east of the site. 
 

4. Consultations: 
 
Scottish Water  no objection. 
 
AECOM  suggests clarification is required regarding the ecological/ habitat survey approach which is not 
described in the method section, and the ground level tree assessment for bat roost suitability was carried 
out as per Bat Conservation Trust best practice guidance. 
 

 Service  offered no objection to the earlier application proposals, 
subject to conditions and/or advisory notes. 
 
Ayrshire Roads Alliance  no objection. 
 
West of Scotland Archaeology Service  has commented on the application proposals, and has 
identified a need for archaeological works to be carried out should any permission be granted in respect of 
the development proposals. 
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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 applicant/ agent has submitted the following information in support of the development proposals, 
and which are summarised below as follows; 
 
Planning, Design and Access Statement;  
 

 The proposals are considered to accord with the relevant policies of the development plan i.e 
National Planning Policy 4, and the Adopted South Ayrshire Local Development Plan 2, and also 
align with the Council's policy guidance; 

 The location of the proposals are largely dictated by the requirements of the isolation unit, which 
requires to be isolated; 

 The current isolation facility is no longer fit for purpose and needs to be located close to the on-
site residential accommodation; 

 Current isolation facility is not adjacent to existing on-site accommodation/ need for proposals to 
be sited next to one another; 

 Proposals allow for the redevelopment and refurbishment of the disused buildings to provide 
accommodation for managers and employees. 

 The proposals are considered to embrace the principles of good design as set out in design 
guidance; 

 Alternative locations have been considered but rejected as unsuitable; 
 Proposals will contribute to the on-going operation of the farmpark; 
 Dwellinghouse will be occupied by the overall farmpark manager; 
 Comments and general disagreement with the earlier advice provided by the Planning Service in 

terms of the location of the dwellinghouse; 
 
In terms of design and access issues, the statement considers the siting and design approach and 
rationale of the development proposals to be acceptable with low single storey buildings proposed, which 
are not considered to adversely impact on the rural setting of the site.  While acknowledging the 
contemporary design of the development, the proposals utilise traditional materials.  The proposed 
planting is considered to improve the biodiversity of the site, and provide additional screening.  
 
Development Context Statement;  
 
Provides a history and overview of the farmpark enterprise, its contribution to the local economy, with an 
accompanying map indicating the location of existing development, including the existing managers 
accommodation which is centrally positioned within the farmpark and its operational buildings, and the 
location of the existing isolation/ welfare building which is sited to the north of the farmpark, and adjacent 
to, and parallel to the former disused railway line.  With regards to animal welfare, the supporting 
information notes this to be a 24/7 requirement. The animal isolation/ welfare accommodation is expected 
to provide the following functions and services, including; 
 

 Isolation for new animal arrivals to the park, including exotic species; 
 Isolation and out of hours care of sick and/ or diseased animals; 
 Provision of out of hours birthing facilities; 
 Accommodation for orphaned animals; 

 
Ecological Survey;  
 
Notes the proximity of the site to the nearby Site of Special Scientific Interest, and the two nearby 
provisional local wildlife sites to the north, and concludes that the aforementioned designations are very 
unlikely to be impacted by the proposed development due to weak linkages.  No notable or priority 
habitats are noted to be present within the site, with the grassland site also considered to have limited 
potential for biodiversity.  Adjacent areas of trees and scrub along the former railway line are considered 
to offer potential for nesting and foraging opportunities for birds, invertebrates and bats. Various 
mitigation and good practice measures are identified as being necessary during the construction process, 
should permission be granted for the development. 
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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: 
 

NPF4 sets out the Scottish Ministers position in relation to land use Planning matters and now forms part 

(adopted August 2022).  
 
Sections 25(1) and 37(2) 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 application is determined on this basis. 
 
Legislation states that in the event of any incompatibility between a provision of NPF4 and a provision of 
an LDP, whichever of them is the later in date is to prevail (The Town and Country Planning (Scotland) 

will prevail in the event of any incompatibility.  
 

 National Planning Framework 4 (NPF4) 
 
The following policies of NPF4 are relevant in the assessment of the application and can be viewed in full 
online at National Planning Framework 4 - gov.scot (www.gov.scot).  NPF4 confirms that the purpose of 
planning is to manage the development and use of land in the long-term public interest.  NPF4 also 
maintains a plan-led system and provides a long-term spatial strategy to 2045 based around enabling the 
transition to net zero emissions and environmental sustainability; driving inclusive economic growth; and 
building resilient and sustainable places, which adapt to the impacts of climate change, whilst protecting, 
recovering and restoring our environment. The provisions of NPF4 must, however, be read and applied 
as a whole, and as such, no policies should be read in isolation. The application has been considered in 
this context. An assessment of the proposals against the provisions of NPF4 is set out below. 
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The following policies of NPF4 are relevant in the assessment of the application and can be viewed in full 
online at National Planning Framework 4 - (www.gov.scot): 
 
 National Policies 1 and 2 - Tackling the climate and nature crises, and Climate Mitigation and 

Adaptation; 
 National Policies 3 and 4 - Biodiversity and Natural Places; 
 National Policy 5 - Soils; 
 National Policy 13 - Sustainable Transport;  
 National Policies 14 and 15 - Design, Quality and Place and Local Living and 20 minute 

neighbourhoods; 
 National Policy 17 - Rural Homes; 

 
Policy 1 gives significant weight to the global climate emergency in order to ensure that it is recognised as 
a priority in all plans and decisions. Policy 2 seeks to ensure that emissions from new development are 
minimised as far as possible. A healthy natural environment is recognised as a key to reducing 
emissions. Policies 3 and 4 protect, and seek to positively enhance biodiversity and natural assets, which 
in turn play a crucial role in carbon reduction. Further consideration of the potential impact of the 
development on the natural environment is set out below. 
 
Policy 5 in relation to soils, seeks to protect carbon-rich and valued soils such as prime quality agricultural 
land, with proposals only being supported where it is for i. Essential infrastructure and there is a specific 
locational need and no other suitable site; ii. Small-scale development directly linked to a rural business, 
farm or croft or for essential workers for the rural business to be able to live onsite.  The application site is 
categorised as being class 3.1, and therefore is considered to be prime quality agricultural land.   
 
Policy 13 considers the issue of sustainable transport and active travel and is supportive of development 
in locations which support safe sustainable travel, and travel by means other than private vehicle. Policy 
14 seeks to encourage and promote the 'Place Principle' and the six qualities of successful places (i.e. 
healthy, pleasant, connected, distinctive, sustainable, and adaptable). Proposals which are poorly 
designed, detrimental to the amenity of the surrounding area, or inconsistent with the qualities of 
successful places will not be supported. Policy 15 encourages and promotes the Place Principle as a 
means to create connected and compact neighbourhoods where people can meet the majority of their 
needs within a reasonable distance of their home. In this instance, the proposed location of the 
dwellinghouse being remote from the existing farmpark due to its location at the opposite and western 
periphery of the land holding have the potential to result in the occurrence of vehicle trips to and from the 
proposed accommodation to operate and manage the daily operations of the farm business.  While it is 
acknowledged that trips would also be possible by other means, the occurrence of trips by vehicle to and 
from the proposed development to the farmpark cannot be ruled out, particularly where an animal might 
need emergency care and therefore require urgent transfer to the isolation/ welfare facility.  The 
occurrence of daily and potentially numerous trips to, and from the farm park and its associated buildings 
from the proposed application site, would not otherwise occur if a dwellinghouse, and new animal 
isolation/welfare buildings are sited at or closer to the existing farm park and its associated operational 
buildings.  Greater weight is given to the fact that the application site is undeveloped greenfield land 
within a rural location that is remote from the farmsteading to which it would be serving. The proposal 
would introduce development into the landscape where there is none at present, is sited in an isolated 
position and disconnected physically and visually from the farmsteading and existing group of buildings, 
and is not sited adjacent to or in close proximity of any other buildings. For these reasons, the proposal is 
not considered to be aligned with the spirit and intention of policies 13 and 14.   
 
With specific regard to new rural homes (policy 17), development proposals will be supported where the 
development is suitably scaled, sited and designed to be in keeping with the character of the area, and 
the development involves; 
 
i. land allocated for housing within the LDP; 
ii. reuse of brownfield land; 
iii.     reuse of redundant or unused buildings; 
iv. use of a historic environment asset or enabling development to secure the future of historic 
environment     assets; 
v. supporting the sustainable management of a viable rural business or croft, and there is an 
essential need for a worker (including those taking majority control of a farm business) to live permanently 
at or near their place of work; 
vi. a single home for the retirement succession of a viable farm holding; 
vii. subdivision of an existing residential dwelling; and 
viii. reinstatement of a former dwelling house or a one-for-one replacement of an existing permanent 
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house. 
 
It is considered that the proposal does not align with the opening requirements of the above policy 17 
which is for development to be suitably sited and designed to be in keeping with the character of the area. 
Notwithstanding the provisions of policies 5 and 17 of the NPF, the proposals nonetheless require to be 
considered against the provisions of the Adopted South Ayrshire Local Plan 2, and the related policy 
guidance as part of the recognition by the Scottish Government in the NPF Local Development plans 
should set out a tailored approach to rural housing, and reflect locally appropriate delivery approaches.  
Further consideration of relevant planning issues are set out below.  For the reasons set out in this report, 
there are policy concerns in relation to the proposals. 
 

 South Ayrshire Local Development Plan 2;  
 
The following policies of the South Ayrshire Local Development Plan 2 are relevant in the assessment of 
the application and can be viewed in full online at Local development plan 2 - South Ayrshire Council 
(south-ayrshire.gov.uk): 
 
B8 - Core Principle; 
Strategic Policy 1: Sustainable Development; 
Strategic Policy 2: Development Management; 
LDP Policy: Rural Housing; 
LDP Policy: Natural Heritage; 
LDP Policy:  Landscape Quality; 
LDP Policy: The Coast; 
LDP Policy: Land Use and Transport; 
 
Core Principle B8 supports the development of rural housing in appropriate locations in line with the 
policies of the Local Development Plan, and the related planning guidance regarding Rural Housing.  The 
policy also confirms that proposals for rural housing outwith the aforementioned parameters, or outwith 
defined settlement boundaries shall not be supported.  Further consideration of the proposed 
development against the Rural Housing policies and guidance is set out below. 
 
The Strategic Policy 1: Sustainable Development seeks to support the principle of sustainable 
development by making sure that development respects, protects and where possible, enhances natural, 
built and cultural heritage resources. Strategic Policy 2: Development Management ensures development 
is in accordance with the site's land use and will be appropriate in terms of layout, scale, massing, design 
and materials in relation to their surroundings and surrounding land use, that the proposals do not have 
an unacceptable impact on the amenity of nearby land uses, and are appropriate to the local area in terms 
of road safety, parking provision and effects on the transport network.   
 
Of particular relevance in the consideration of the proposal are the terms of the LDP Rural Housing 
Policy.  Criterion d. of this policy requires that where a home is essential to a rural business, the 
developer, must satisfy (the Council) through the submission of a sound business plan, that the business 
is economically viable and could not be run without residential accommodation.  The accompanying text 
relating to limited extensions to existing and clearly defined nucleated housing clusters is also considered 
to be relevant in the assessment of the current application.  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.  Further 
consideration of the proposals against the rural housing policies is set out below. 
 
With regard to protected species, LDP Policy: Natural Heritage outlines that planning permission will not 
be granted for a development that would be likely to have an adverse effect on protected species unless it 
can be justified in accordance with the relevant protected species legislation.  The submission is 
accompanied by a preliminary ecological report which does not identify any ecological matters which 
require further attention.  In addition, the Natural Heritage Policy seeks to protect national and local 
designations; as noted above, the site lies close to Maidens to Doonfoot Site of Special Scientific Interest, 
and two provisional wildlife sites Goatsgreen to Katie Gray's Rocks/ Dunure to Drumbane Burn.  As the 
site lies outwith the aforementioned natural heritage designates sites it is not considered that the 
proposals would adversely impact on those designations, notwithstanding, for the reasons noted within 
this report, there are other concerns regarding the proposals. 
 
The Landscape Quality Policy 
and its distinctive local characteristics. Developments must conserve features that contribute to local 
distinctiveness, including historic/cultural landscape, patterns of woodland, fields, hedgerows and tree, 
special qualities of river, estuaries and coasts, skylines and hill features. For proposals within or affecting 
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recommendations of the South Ayrshire Local Landscape Designations Review (2018) applies.  In the 
first instance, it is relevant to note that the application site lies within the Brown Carrick Hills and Coast 
Local Landscape Area (LLA), with it also situated in close proximity to the Heads of Ayr and the well-used 

Further consideration of the impact of the proposals on the landscape of 
the locale are considered elsewhere in this report. 
 
With regard to the coastal strategy of the LDP, development proposals within the wider coastal area 
require to be in accordance with the coastal strategy map, so as to protect or improve the scenic and 
environmental quality of the area.  The coastal strategy defines the stretch of coastline from Craig Tara to 
the Heads of Ayr (which includes the proposed site) as being a partly developed stretch which is 
characterised by unobtrusive formal visitor facilities and informal recreation.  In recognition of the partly 
developed nature of the coastal area at this location, the coastal strategy encourages only, very small 
developments which integrate well with existing land uses and which complement the surrounding 
environment.  'Very small scale' is defined as facilities that would not require any substantial building 
works.  As noted above, the site is relatively large in size, and extends to approximately 0.6 ha (6,100 sq 
metres).  The proposal, as a whole, is for the development of buildings in the north-western corner, and 
the formation of an elongated access road at the western periphery of the applicant's land holding and in 
a location where currently no buildings exist.  Given the size of the site, and characteristics of the 
development, it is not considered that the proposals can be suitably described as being of a very small 
scale.  Accordingly, the proposal is not considered to align with the provisions of the LDP Coast Policy; 
the application has been considered in this context. 
 
Finally, the development proposal requires to be considered against the provisions of LDP2 policy in 
relation to land use and transport which recognises the inter-relationship between land use planning and 
transport. The policy requires for development to provide parking which reflects the role of the 
development, and which keeps any negative effects of road traffic on the environment to a minimum. A 
new 170-metre-long access track is proposed from the existing access shared with the nursery which 
leads to and from the A719 coastal road to the south of the site, with off-road parking being 
accommodated within the application site.  The Ayrshire Roads Alliance offers no objections to the 
proposal from a technical perspective and has recommended conditions and advisory notes, should the 
application be approved. Notwithstanding, there are concerns from a planning perspective that the 
proposed new access/ driveway which reaches a length of approximately 170 metres from the road to the 
application site, is excessive and uncharacteristic for the locale, and would contribute irreversibly to the 
suburbanisation of the countryside.  Additionally, and as noted above, the proposals have the potential to 
result in the occurrence of vehicle trips to and from the proposed accommodation to operate and manage 
the daily operations of the farm business.  While it is acknowledged that trips would also be possible by 
other means, the occurrence of trips by vehicle to and from the proposed development to the farmpark 
cannot be ruled out, particularly where an animal might need emergency care and therefore require 
urgent transfer to the isolation/ welfare facility.  The occurrence of daily and potentially numerous trips to, 
and from the farm park and its associated buildings from the proposed application site, would not 
otherwise occur if a dwellinghouse, and new animal isolation/welfare buildings are sited at or closer to the 
existing farm park and its associated operational buildings.   
 
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 in accordance with the 
provisions of the LDP and in particular the related policy in relation to Rural Housing.  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. 
 

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

 Scottish Government Planning Advice Note 72 - Housing in the Countryside; 
 
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.  
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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. 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 proposed dwellinghouse and associated animal isolation/ 
welfare building. 
 
 

 Developing with Nature Guidance (NatureScot);  
 
The above provides guidance on securing positive effects for biodiversity from local development to 
support NPF4 policy 3(c). This guidance has been published in support of policy 3(c) of National Planning 
Framework 4 in relation to planning applications. While the applicant has submitted a Preliminary 
Ecological Appraisal, there are other concerns in relation to the proposals, for the reasons noted within 
this report. 
 

 South Ayrshire Council Planning Guidance - Rural Housing; 
 
The Rural Housing policy guidance sets out the policy requirements which new houses serving rural 
based businesses are required to fulfil, and states that "The Council may give favourable consideration to 
the provision of on-site residential accommodation for a worker employed in an existing rural business, 
providing that; 
 
a) It is demonstrated to the satisfaction of the Council that the business cannot operate without 
continuous on site attendance and that there are no alternative means of operating the business; and 
b) There is no other existing accommodation that could be used to serve the business; and 
c) No existing dwelling serving or connected to the business or holding has been sold or in some other 
way separated or alienated from the holding in the previous five years; and 
d) Any proposed buildings or structures form or complement a coherent group of buildings and are not 
visually intrusive. 
 
Note: the requirement for on-site accommodation may be either as a result of the continuous operation of 
the existing business, or due to proposed expansion or diversification of that business. 
 
In all cases, proposals for new residential accommodation in rural areas, including those demonstrated as 
being required to operate a rural business, must accord with the Council's design guidance, contained in 
this supplementary guidance. 
 
In considering the proposed development against the above policy of the policy guidance, the following is 
noted; 
 
It is accepted that the farmpark enterprise might potentially benefit from an additional residential property, 
and therefore, in principle, the Service could be minded to support the applicant's case for an additional 
dwellinghouse to serve the farming operations, however, proposals for an additional residential dwelling 
require to be appropriately sited so as to consolidate and reinforce the farming operations, and to accord 
with the Council's Rural Housing related policy guidance.  An assessment of the proposal against the 
provisions of the Council's Rural Housing guidance is set out further below.   
 
Where a dwellinghouse is required in connection with the operation of an existing rural based business, 
then it is reasonable to expect that any new dwelling would be sited adjacent to the existing steading so 
as to form and/ or reinforce a compact operational base.  In contrast, the proposed new house and 
associated isolation/ welfare building is not located within or adjacent to the existing operational base to 
the east, but is located to the west, and in a location where no agricultural buildings are currently present. 
 
In terms of the proposed animal isolation/ welfare accommodation, it is unclear why this is sited remotely 
from the existing buildings and operational areas, such as enclosures where the animals are housed.  The 
presence of an existing isolation/ welfare facility located to the north of the farm park, and parallel to the 
disused railway line, is considered to reinforce that there is no reason as to why a replacement or 
upgraded animal isolation/ welfare facility could not be provided in an alternative location in or around the 
existing farmpark buildings, and which could equally meet the applicant's needs in terms of providing a 
modern suitable premises, in close proximity to the animals requiring care and attention, without requiring 
a remote location at the western periphery of the farm holding.  
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It is noted that the applicant/ agent asserts that the proposed isolation facility requires an isolated location 
and that that location requires to be adjacent to the managers accommodation.  In contrast, it is 
considered that the term isolation  relates to the intended purpose and function of the building and not to 
any locational requirement; this is clearly evidenced in that an isolation facility currently exists within the 
existing farmpark.  Therefore, the presence of the existing isolation/ welfare facility is considered to 

alternative premises being located remotely.  The applicant's 
supporting information (as noted above) also sets out a series of functions and services to be carried out 
at the isolation/ welfare facility.  It is considered that the function and services to be carried out at the 
isolation/ welfare facility could be equally fulfilled by locating a new or renovated facility within, or closer to 
the building grouping associated with the farmpark, and therefore, the proposed isolation/ welfare facility 
need not be sited as remotely as the applicant/ agent suggest.  In terms of the need for the managers 
accommodation to be site adjacent to the isolation/ welfare facility, it is noted that presently, the two are 
located a short distance apart, approximately 60 metres at their closest.  Similarly, it is therefore feasible 
for the farmpark to operate with a short distance separating the managers accommodation, and the 
isolation/ welfare building.  For the reasons noted within this report, the applicant/ agent has been 
encouraged to explore potential alternative locations for additional on-site accommodation, and the 
associated isolation/ welfare facility in a less remote location, and closer to the existing operational 
buildings of the farm park.   
 
For the reason noted within this report, there are concerns in relation to the proposed siting of the 
dwellinghouse and operational building due to the proposed buildings not being located so as to 
consolidate and reinforce the existing building grouping at the farmpark which lies to the east, and which 
is the operational base of the enterprise.  In contrast, the application site stands alone at the western 
periphery of the land holding, and is isolated and separated from the existing operations by intervening 

.  T in terms of its building, outdoor 
space, and the associated parking area is considered to effectively separate and delineate in physical 
and visual terms, the land uses relating to the farmpark to the east, and the agricultural land to the west.  
The proposals, if approved, would result in operational buildings being provided at the western periphery 
of the land holding, and in a location where current no buildings exist. 
 
Therefore, for the purposes of assessing this application, it is not considered that the proposal is justified 
on the basis of the need for a dwellinghouse and isolation/ welfare facility to be provided in the location 
proposed.  In this regard, it is considered that there is sufficient land and buildings around the existing 
operational buildings at the farmpark so as to enable the applicant to provide for an additional dwelling 
and any new and/ or upgraded additional operational buildings, as required.  The application has been 
considered in this context.  
 
Additionally, it is considered that the existing building grouping located to the east is likely to be less 
visually obtrusive than the application site, which comprises of a portion of a larger field where there are 
currently no services or buildings, and therefore the positioning of additional buildings at, or in closer 
proximity of the farmpark, offers the best opportunity to consolidate and reinforce the existing building 
grouping at the steading as the operational locus of existing activities.  In this context, a revised 
application with an alternatively sited dwellinghouse and operational building is considered to be 
preferential from a landscape setting perspective, and would not undermine the coastal policy of the LDP, 
or character of the area, in terms of avoiding substantial buildings and engineering works to form the 
development.  While the proposed development is to be set down in the landscape, the general character 
of the area is of visually prominent open and undeveloped countryside, with extensive views to the east 
and west along the coastal road, and northwards towards the sea, and as such, there remains potential 
for the proposals to be viewed, if not fully, at least partially, outwith the confines of the application site. 
 
For the reasons noted below, there are also concerns in relation to the contemporary design of the 
buildings.  With regards to design, the Council's Rural Housing Policy provides advice on the siting and 
design of new housing, which is materially significant in the consideration of the applications.  The 
aforementioned policy guidance acknowledges that planning policies controlling the siting and design of 
new housing development in the countryside play an important role in maintaining its character, and that 
when considering new housing in the countryside, it is important that cognisance is taken of the heritage 
of an area in order to preserve and enhance the countryside of South Ayrshire's countryside.  Other rural 
residential properties within the immediate locale are noted to typically reflect the simplicity of scale and 
form of traditional rural domestic architecture.  However, it is noted that the submitted drawings propose a 
dwellinghouse of a modern design and appearance, more akin to a suburban dwellinghouse, rather than 
being reflective of the more traditional scale, form and proportions of typical rural properties in the 
immediate locale.  The rural vernacular of the houses in the immediate local is more typically formed by 
small to modest sized farmhouses, cottages and/or converted former out-buildings with a simple, 
traditional rectangular and elongated plan form.  In contrast the proposed house and interconnected 
isolation/ welfare building is of a more elaborate and contemporary design, and in particular, the off-set 
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asymmetric mono-pitched roof arrangement, curved features, and extensive scale and form of the 
dwellinghouse and attached building are not typical of the immediate locale.  The non-traditional design, 
along with the visual prominence of the locale give rise to concerns that the proposals are incongruous for 
the proposed location.   
 
While the Council's Rural Housing Policy does allow for innovate design solutions, this primary 
consideration is that the design requires to have cognisance of the surrounding environment.  As noted 
above, the overwhelming character and rural vernacular of the houses in the immediate local is more 
typically formed by small to modest sized farmhouses, cottages and/or converted former out-buildings 
with a simple, traditional rectangular and elongated plan form; the application is considered in this 
context. 
 
For completeness, the proposals have also been considered against the Council's policies in relation to 
extensions to a cluster of existing residential properties.  In this regard it is noted that, the application site 
stands in isolation, and is bound predominantly by agricultural land, and is separated from nearby 
properties and buildings by intervening agricultural land, and alternative uses not related to the farmpark.  
Given the afore-mentioned, the proposed development does not represent the sensitive in-filling of an 
existing cluster.   Therefore, it is not considered that the proposed site could be considered to represent a 
cluster for the purposes of considering this application.  
 
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-site an alternatively designed 
dwellinghouse and welfare building on land at or closer to the existing operational buildings associated 
with the existing farmpark, so as focus and reinforce the existing building grouping as the operational 
base of the farming enterprise.  As the application has not been withdrawn, it requires to be determined 
as submitted.   
 

 South Ayrshire Council Planning Guidance - Open Space and Designing New Residential 
Developments; 

 
The Council's Planning Guidance (SPG) 'Open Space and Designing New Residential Developments' is 
relevant in the consideration of this application. This policy provides guidelines on plot spacing for new 
residential dwellings including minimum private garden sizes. This policy guidance also recommends a 
minimum of 9 metre depth for rear gardens. This policy also sets out expected private open space 
standards within new residential developments, which for detached properties extends to a minimum of 
1.5 times the ground floor area and in any case, not less than, 100 square metres. While the development 
proposals might be capable of meeting with the above policy provisions, for the reasons noted elsewhere 
in this report, there are concerns in relation to the proposals.   
 
 
 
 

11. Assessment (including other material considerations): 
 
Planning permission is sought for the erection of dwellinghouse and replacement of animal isolation/ 
welfare unit.  For the reasons noted elsewhere in this report, there are over-riding concerns regarding the 
siting of a dwellinghouse and operational building in the location proposed, and in particular due to it 
being remote from the operational base of the farmpark, its associated buildings, and also from a 
landscape setting and non-traditional design perspective. 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.   
 
While the submission is accompanied by various supplementary information, the application requires to 
be considered on its own merit, and none of the information contained therein is considered to out-weigh 
the above noted policy provisions of National Planning Framework 4 and the Adopted South Ayrshire 
Local Development Plan 2, and also the related policy guidance.  Each application requires to be 
considered on its own merit, and against the provisions of the development plan and any relevant 
material planning considerations; the application has been considered in this context. 
 
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 National Planning Framework 4, the Adopted South Ayrshire Local Development Plan, and 

10



Planning Service  South Ayrshire Council 
Report of Handling of Planning Application (Ref: 24/00127/APP) 
 

Page 11 of 12 

also the Council's Policy 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. 
 
 

12. Recommendation: 
 
It is recommended that the application is refused. 
 
Reasons for refusal:  
 
(1) That the development proposal is contrary to National Planning Framework 4 (NPF4), specifically 

National Policy 14 Design, Quality and Place; National Policy 17 Rural Homes; South Ayrshire 
Local Development Plan (LDP2) Core Principle B8, LDP policies Rural Housing and Landscape 

Advice Note PAN 72 in relation to Housing in the Countryside, as the proposed dwellinghouse 
does not form or complement a coherent group of buildings so as to reinforce the existing 
operational base of the farmpark enterprise at Laigh Kyleston Farm, is visually prominent and 
uncharacteristic to the detriment of the rural landscape setting at the locality and no robust 
justification having been provided for a departure from these policies. 

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

Rural Housing policy due to the proposed dwellinghouse and isolation facility not forming or 
complementing a coherent group of buildings so as to reinforce the existing operational base of 
the farmpark enterprise at Laigh Kyleston Farm, and not being visually intrusive, and no 
justification having been provided for a departure from this policy. 

 
(3)       That the development proposal is contrary to the Planning Guidance in relation to Rural Housing 

due to not being sited so as to reinforce the existing operational base of the farmpark enterprise 
at Laigh Kyleston Farm, and due to not constituting development within an existing cluster or the 
sensitive infilling of an available gap site which consolidates existing properties within a cluster, 
and no justification having been provided for a departure from the Rural Housing planning 
guidance. 

 
 
 
 
 

 Advisory Notes: 
 
None. 
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 List of Plans Determined: 
 

Plan Type Reference Version No. Received Date 
 
Drawing  P001 rev A 22.02.2024 
 
Drawing  P002  22.02.2024 
 
Drawing  SL001 rev A 22.02.2024 
 
Drawing  SL002 rev A 22.02.2024 
 
Drawing  SL003 rev A 22.02.2024 
 
Supporting 
Information  

Design & Access Statement + 
Appendix 

 22.02.2024 

 
Supporting 
Information  

Development Context Statement   22.02.2024 

 
Supporting 
Information  

Ecology Survey  22.02.2024 
 
 
 

 
 

 Reason for Decision (where approved): 
N/A 
 

 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: 28 May 2024 
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County Buildings Wellington Square Ayr KA7 1DR  Tel:   Email:

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 100634972-002

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.

Type of Application

What is this application for? Please select one of the following: *

Application for planning permission (including changes of use and surface  mineral working).

Application for planning permission in principle.

Further application, (including renewal of planning permission, modification, variation or removal of a planning condition etc)

Application for Approval of Matters specified in conditions.

Description of Proposal

Please describe the proposal including any change of use: *  (Max 500 characters)

Is this a temporary permission? * Yes No

If a change of use is to be included in the proposal has it already taken place? Yes No

(Answer No  if there is no change of use.) *

Has the work already been started and/or completed? *

No Yes  Started Yes - Completed

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

Erection of managers house and replacement of animal isolation unit on land adjacent Heads of Ayr Farm Park

88



Page 2 of 9

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

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: *

Hobson Architects

Mr

nicholas john

Craig

hobson

Rankin

eglinton terrace

Heads of Ayr Farm Park

seacliff

Laigh Kyleston Farm

PA17 5EP

KA7 4LD

Scotland

Scotland

skelmorlie

Alloway

Dunure RoadHeads of Ayr Farm Park (Scotland)
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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

Pre-Application Discussion

Have you discussed your proposal with the planning authority? * Yes No

Pre-Application Discussion Details Cont.

In what format was the feedback given? *

Meeting Telephone Letter Email

Please provide a description of the feedback you were given and the name of the officer who provided this feedback. If a processing
agreement [note 1] is currently in place or if you are currently discussing a processing agreement with the planning authority, please
provide details of this. (This will help the authority to deal with this application more efficiently.) * (max 500 characters)

Title: Other title:

First Name: Last Name:

Correspondence Reference Date (dd/mm/yyyy):
Number:

Note 1. A Processing agreement involves setting out the key stages involved in determining a planning application, identifying what
information is required and from whom and setting timescales for the delivery of various stages of the process.

LAIGH KYLESTON FARM

This is a re-submission of previous planning application 23/00527/APP which was withdrawn (21st September 2023) following
feedback from the Planning Officer in email correspondence dated 14th September 2023

Ms

South Ayrshire Council

Fiona Sharp

AYR

14/09/2023

KA7 4LD

618119 229778
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Please explain your private drainage arrangements briefly here and show more details on your plans and supporting information: *

Do your proposals make provision for sustainable drainage of surface water?? * Yes No
(e.g. SUDS arrangements) *

Note:-

Please include details of SUDS arrangements on your plans

Selecting No  to the above question means that you could be in breach of Environmental legislation.

Are you proposing to connect to the public water supply network? *

Yes

No, using a private water supply

No connection required

If No, using a private water supply, please show on plans the supply and all works needed to provide it (on or off site).

Assessment of Flood Risk

Is the site within an area of known risk of flooding? * Yes No Don t Know

If the site is within an area of known risk of flooding you may need to submit a Flood Risk Assessment before your application can be
determined. You may wish to contact your Planning Authority or SEPA for advice on what information may be required.

Do you think your proposal may increase the flood risk elsewhere? * Yes No Don t Know

Trees

Are there any trees on or adjacent to the application site? * Yes No

If Yes, please mark on your drawings any trees, known protected trees and their canopy spread close to the proposal site and indicate if
any are to be cut back or felled.

Waste Storage and Collection

Do the plans incorporate areas to store and aid the collection of waste (including recycling)? * Yes No

If Yes or No, please provide further details: * (Max 500 characters)

Residential Units Including Conversion

Does your proposal include new or additional houses and/or flats? * Yes No

new development will connect to the existing waste treatment plant and reed bed which currently serves te rest of the Heads of
Ayr Farm Park development

Area of waste collection indicated at junction of existing service road serving Heads of Ayr Farm Park and Nursery
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How many units do you propose in total? *

Please provide full details of the number and types of units on the plans. Additional information may be provided in a supporting
statement.

All Types of Non Housing Development  Proposed New Floorspace

Does your proposal alter or create non-residential floorspace? * Yes No

All Types of Non Housing Development  Proposed New Floorspace
Details
For planning permission in principle applications, if you are unaware of the exact proposed floorspace dimensions please provide an
estimate where necessary and provide a fuller explanation in the Don t Know  text box below.

Please state the use type and proposed floorspace (or number of rooms if you are proposing a hotel or residential institution): *

Gross (proposed) floorspace (In square meters, sq.m) or number of new (additional)
Rooms (If class 7, 8 or 8a): *

If Class 1, please give details of internal floorspace:

Net trading spaces: Non-trading space:

Total:

If Class Not in a use class  or Don t know  is selected, please give more details: (Max 500 characters)

Schedule 3 Development

Does the proposal involve a form of development listed in Schedule 3 of the Town and Country Yes No Don t Know
Planning (Development Management Procedure (Scotland) Regulations 2013 *

If yes, your proposal will additionally have to be advertised in a newspaper circulating in the area of the development. Your planning
authority will do this on your behalf but will charge you a fee. Please check the planning authority s website for advice on the additional
fee and add this to your planning fee.

If you are unsure whether your proposal involves a form of development listed in Schedule 3, please check the Help Text and Guidance
notes before contacting your planning authority.

Planning Service Employee/Elected Member Interest

Is the applicant, or the applicant s spouse/partner, either a member of staff within the planning service or an Yes No
elected member of the planning authority? *

Certificates and Notices
CERTIFICATE AND NOTICE UNDER REGULATION 15  TOWN AND COUNTRY PLANNING (DEVELOPMENT MANAGEMENT
PROCEDURE) (SCOTLAND) REGULATION 2013

One Certificate must be completed and submitted along with the application form. This is most usually Certificate A, Form 1,
Certificate B, Certificate C or Certificate E.

Are you/the applicant the sole owner of ALL the land? * Yes No

Is any of the land part of an agricultural holding? * Yes No

Do you have any agricultural tenants? * Yes No

1

Not in a Use Class

animal isolation unit

163
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Certificate Required
The following Land Ownership Certificate is required to complete this section of the proposal:

Certificate E

Land Ownership Certificate
Certificate and Notice under Regulation 15 of the Town and Country Planning (Development Management Procedure) (Scotland)
Regulations 2013

Certificate E

I hereby certify that 

(1)  No person other than myself/the applicant was the owner of any part of the land to which the application relates at the beginning of
the period 21 days ending with the date of the application.

(2) - The land to which the application relates constitutes or forms part of an agricultural holding and there are no agricultural tenants

Or

(1)  No person other than myself/the applicant was the owner of any part of the land to which the application relates at the beginning of
the period 21 days ending with the date of the application.

(2) - The land to which the application relates constitutes or forms part of an agricultural holding and there are agricultural tenants.

Name:

Address:

Date of Service of Notice: *

(4)  I have/The applicant has taken reasonable steps, as listed below, to ascertain the names and addresses of the other owners or
agricultural tenants and *have/has been unable to do so 

Signed: nicholas john hobson

On behalf of: Mr Craig Rankin

Date: 21/02/2024

Please tick here to certify this Certificate. *
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Checklist  Application for Planning Permission
Town and Country Planning (Scotland) Act 1997

The Town and Country Planning (Development Management Procedure) (Scotland) Regulations 2013

Please take a few moments to complete the following checklist in order to ensure that you have provided all the necessary information
in support of your application. Failure to submit sufficient information with your application may result in your application being deemed
invalid. The planning authority will not start processing your application until it is valid.

a) If this is a further application where there is a variation of conditions attached to a previous consent, have you provided a statement to
that effect? *

Yes No Not applicable to this application

b) If this is an application for planning permission or planning permission in principal where there is a crown interest in the land, have
you provided a statement to that effect? *

Yes No Not applicable to this application

c) If this is an application for planning permission, planning permission in principle or a further application and the application is for
development belonging to the categories of national or major development (other than one under Section 42 of the planning Act), have
you provided a Pre-Application Consultation Report? *

Yes No Not applicable to this application

Town and Country Planning (Scotland) Act 1997

The Town and Country Planning (Development Management Procedure) (Scotland) Regulations 2013

d) If this is an application for planning permission and the application relates to development belonging to the categories of national or
major developments and you do not benefit from exemption under Regulation 13 of The Town and Country Planning (Development
Management Procedure) (Scotland) Regulations 2013, have you provided a Design and Access Statement? *

Yes No Not applicable to this application

e) If this is an application for planning permission and relates to development belonging to the category of local developments (subject
to regulation 13. (2) and (3) of the Development Management Procedure (Scotland) Regulations 2013) have you provided a Design
Statement? *

Yes No Not applicable to this application

f) If your application relates to installation of an antenna to be employed in an electronic communication network, have you provided an
ICNIRP Declaration? *

Yes No Not applicable to this application

g) If this is an application for planning permission, planning permission in principle, an application for approval of matters specified in
conditions or an application for mineral development, have you provided any other plans or drawings as necessary:

Site Layout Plan or Block plan.

Elevations.

Floor plans.

Cross sections.

Roof plan.

Master Plan/Framework Plan.

Landscape plan.

Photographs and/or photomontages.

Other.

If Other, please specify: *  (Max 500 characters)

planning design and access statement development context statement ecology report
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Provide copies of the following documents if applicable:

A copy of an Environmental Statement. * Yes N/A

A Design Statement or Design and Access Statement. * Yes N/A

A Flood Risk Assessment. * Yes N/A

A Drainage Impact Assessment (including proposals for Sustainable Drainage Systems). * Yes N/A

Drainage/SUDS layout. * Yes N/A

A Transport Assessment or Travel Plan Yes N/A

Contaminated Land Assessment. * Yes N/A

Habitat Survey. * Yes N/A

A Processing Agreement. * Yes N/A

Other Statements (please specify). (Max 500 characters)

Declare  For Application to Planning Authority
I, the applicant/agent certify that this is an application to the planning authority as described in this form. The accompanying
Plans/drawings and additional information are provided as a part of this application.

Declaration Name: Mr nicholas john hobson

Declaration Date: 21/02/2024

ecology report
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APPENDIX

to accompany: 

PLANNING,  DESIGN  AND ACCESS  STATEMENT  (PDAS) 
IN  SUPPORT  OF  PLANNING  APPLICATION  FOR 
THE  ERECTION  OF  A  MANAGER’S  HOUSE  AND 

REPLACEMENT  ANIMAL  ISOLATION  UNIT 
ON  LAND  WITHIN  HEADS  OF  AYR  FARM  PARK, 

DUNURE  ROAD,  AYR,  KA7  4LD 

PREPARED  ON  BEHALF  OF 
CRAIG  AND  EDNA  RANKIN, 

HEADS  OF  AYR  FARM  PARK, 
DUNURE  ROAD,  AYR,  KA7  4LD 

Prepared by: 

NICK HOBSON 
BA(Hons) Dip Arch RIBA RIAS 
HOBSON ARCHITECTS 
SEACLIFF 
EGLINTON TERRACE 
SKELMORLIE
PA17 5EP 

 MICHAEL S EVANS 
BA (Econ); Dip TP, MRTPI, MCIM 

PLANNING CONSULTANT 
meicplan.associates

“TY-NEWYDD” 
11 MURCHIE DRIVE 

KINGS MEADOW 
PRESTWICK 

KA9 2ND 

February 2024 
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Appendix to Accompany Planning, Design and Access Statement (PDAS) in 
Support of Planning Application for the Erection of a Manager’s House and 
Replacement Animal Isolation Unit on Land within Heads of Ayr Farm Park, 
Dunure Road, Ayr, KA7 4LD 

Prepared for:  Craig and Edna Rankin 

2

Planning Application Drawing Nos SL001 – 

SL003 and P001 – P002 

The Proposals – Early Concept Drawings 
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Appendix to Accompany Planning, Design and Access Statement (PDAS) in 
Support of Planning Application for the Erection of a Manager’s House and 
Replacement Animal Isolation Unit on Land within Heads of Ayr Farm Park, 
Dunure Road, Ayr, KA7 4LD 

Prepared for:  Craig and Edna Rankin 

8

Early Concept Sketches 
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Appendix to Accompany Planning, Design and Access Statement (PDAS) in 
Support of Planning Application for the Erection of a Manager’s House and 
Replacement Animal Isolation Unit on Land within Heads of Ayr Farm Park, 
Dunure Road, Ayr, KA7 4LD 

Prepared for:  Craig and Edna Rankin 
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Appendix to Accompany Planning, Design and Access Statement (PDAS) in 
Support of Planning Application for the Erection of a Manager’s House and 
Replacement Animal Isolation Unit on Land within Heads of Ayr Farm Park, 
Dunure Road, Ayr, KA7 4LD 

Prepared for:  Craig and Edna Rankin 
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Appendix to Accompany Planning, Design and Access Statement (PDAS) in 
Support of Planning Application for the Erection of a Manager’s House and 
Replacement Animal Isolation Unit on Land within Heads of Ayr Farm Park, 
Dunure Road, Ayr, KA7 4LD 

Prepared for:  Craig and Edna Rankin 
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Appendix to Accompany Planning, Design and Access Statement (PDAS) in 
Support of Planning Application for the Erection of a Manager’s House and 
Replacement Animal Isolation Unit on Land within Heads of Ayr Farm Park, 
Dunure Road, Ayr, KA7 4LD 

Prepared for:  Craig and Edna Rankin 
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Appendix to Accompany Planning, Design and Access Statement (PDAS) in 
Support of Planning Application for the Erection of a Manager’s House and 
Replacement Animal Isolation Unit on Land within Heads of Ayr Farm Park, 
Dunure Road, Ayr, KA7 4LD 

Prepared for:  Craig and Edna Rankin 
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Heads of Ayr

Ecology Survey

October 2023
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1

www.jkecology.co.uk

Directors
Gus Keys Rebecca Johnson

JK Ecology Ltd, company number SC560862, VAT number 265 9621 71
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1 Introduction

JK Ecology Ltd. was commissioned by Heads of Ayr Farm Park Ltd. (the Client ) to undertake an
ecology survey of land at Laigh Kyleston Farm, Heads of Ayr, South Ayrshire. The site (hereafter
the Proposed Development ) is located on agricultural land adjacent to Heads of Ayr Farm Park,
west of Doonfoot (central Ordnance Survey Grid Reference of NS 29405 18096).

A planning application for the erection of a dwelling house and replacement animal isolation unit at
the farm was submitted (23/00527/APP: Erection of dwellinghouse and replacement of animal
isolation unit at Laigh Kyleston Farm, A719 from Dunure Road Ayr to Ayr Road Fisherton, KA7 4LD)
and an ecological review the planning application was undertaken in August 2023 by AECOM at the
request of South Ayrshire Council (Ecological Review of 23/00527/APP: Erection of dwellinghouse
and replacement of animal isolation unit at Laigh Kyleston Farm, A719 from Dunure Road Ayr to Ayr
Road Fisherton, KA7 4LD).

The Proposed Development is comprised of grazed agricultural grassland surrounded by improved
agricultural land on all sides.

1.1 Background

The Proposed Development will seek to develop a dwelling house and animal isolation unit at
Heads of Ayr Farm. Site plans are presented in Appendix A. No previous ecological reports are
known at the time of completing this report.

1.2 Scope of report

This ecological survey and has been undertaken following recommendations received from AECOM
following their review of the planning application on behalf of South Ayrshire Council dated 2nd

August 2023. This states that:

An ecological survey of the site of the Proposed Development and surrounding area should be
carried out to confirm the presence or likely absence of protected or notable habitats and species. If
protected / notable ecological features are identified which could be subject to adverse effects from
the Proposed Development, appropriate mitigation should be provided. The results of this work
should be reported to South Ayrshire Council in a suitable report .

1.3 Relevant legislation and policy

The report has been compiled with reference to the following relevant nature conservation
legislation.

The Conservation (Natural Habitats, &c.) Regulations 1994 (as amended);
The Wildlife and Countryside Act 1981 (as amended) (WCA);
The Protection of Badgers Act 1992;
Nature Conservation (Scotland) Act 2004;
Wildlife and Natural Environment (Scotland) Act 2011;
Protection of Wild Mammals (Scotland) Act 2002;
Scottish Biodiversity List (SBL);
2020 Challenge for Scotland s Biodiversity (Scottish Government, 2013); and
Ayrshire Local Biodiversity Action Plan (LBAP) 2008.
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2 Methods

2.1 Overview

This report has been prepared following current good practice guidance published by the Chartered
Institute for Ecology and Environmental Management (CIEEM, 2017).

The ecological survey encompassed the footprint of the Proposed Development and surrounding
area including:

tree and scrub habitat north of the Proposed Development; and
improved grassland and arable fields surrounding the Proposed Development to the north,
east and west.

The survey was undertaken by Ecologist Gus Keys (MCIEEM) of JK Ecology Ltd on 25th October
2023.

The area was assessed for signs of ecological constraints, such as potential nesting bird habitat,
Invasive Non-Native Species (INNS), high value trees, potential bat roost features, and signs of
protected mammals such as badger and red squirrel.

2.2 Desk study

Although a desk study was undertaken by AECOM as part of their ecological review, a brief desk
study was also carried out by JK Ecology to inform the survey, using freely available maps and data
sources, including the following:

NatureScot s SiteLink online mapping portal was used to search for nature conservation
sites in the area;
The South Ayrshire Council website was searched for information relating to Tree
Preservation Orders (TPOs) and other designated sites in the area; and
The Ancient Woodland Inventory Scotland was checked for the presence of designated
Ancient Woodland in the area.

2.3 Limitations

Ecological surveys are limited by a variety of factors which affect the presence of fauna such as
season, climate, migration patterns and species behaviour. Even though evidence of a species is
not always discovered during the survey, this does not mean that such a species is not present.

The survey met the following constraints:

The survey was undertaken outwith the optimal period for vegetation growth which restricted
the identification of some species; and
The assessment of trees for their suitability for roosting bats was a ground-level tree
assessment no at-height inspections were undertaken.
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3 Results

3.1 Desk study

3.1.1 Designated sites

The previous ecological review of the planning application undertaken by AECOM identified
designated sites within the local area. Maidens to Doonfoot Site of Special Scientific Interest (SSSI)
lies approximately 250m north of the Proposed Development. The SSSI is also designated as
Goatsgreen to Katie Gray s Rocks / Dunure to Drumblane Burn Local Wildlife Site (LWS) by South
Ayrshire Council.

There is a limited connectivity between the Proposed Development and the SSSI, with the only
connecting features being scattered scrub and a broken line of mature trees.

3.1.2 Ancient woodland

An area of designated Ancient Woodland, of semi-natural origin, is situated several kilometres west
of the farm, but this has no connectivity with the Proposed Development.

3.1.3 Tree Preservation Orders

The closest TPOs are located on the edge of Alloway approximately 2km east of the farm. There
are no TPO trees within in the area immediately surrounding the Proposed Development.

3.1 Survey results

Photos and target notes referenced below can be found in Appendices B and C respectively.

3.2.1 Habitats

The main habitat type on the Proposed Development is improved grassland of low species diversity
(Photo 1, TN1). The sward is short and well-grazed by livestock, making identification of grass
species was more difficult, but the flora appears to consist largely of common agricultural species.
Vascular plants present include meadow buttercup and ribwort plantain.

Arable and improved grassland fields surround the Proposed Development on all sides, with
livestock present in several of them at the time of survey (Photos 2 and 3). Improved pasture to the
north and east showed a similar species make-up and diversity to that present within the Proposed
Development.

A line of mature and semi-mature trees and scrub is present immediately north of the Proposed
Development along the line of a disused railway embankment (Photo 4, TN2). This links to areas of
woodland and scrub present to the east along the disused railway line. Although this was described
as mature woodland  within AECOM s ecological review, this was found to be a treeline with
heavily grazed pasture below, offering no understory or woodland structure, limiting its biodiversity
value. Ash and hawthorn are the two dominant species present, and the majority of the ash trees
inspected during the survey showed signs of ash dieback disease (Hymenoscyphus fraxineus), a
fungus which is projected to kill up to 80% of ash trees in the UK. The ground flora along the railway
line consists of a short grassy sward, with regular patches of nettles.
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Scattered scrub and a line of beech trees are present along part of the fenceline running north from
the Proposed Development, but these are not directly connected to it (Photo 5, TN3).

The adjacent Heads of Ayr Farm Park which is situated to the east of the Proposed Development
consists of a mix of amenity and improved grassland as well as scattered trees.

3.2.2 Protected and notable species

Bats

A total of nine ash trees along part of the disused railway immediately north of the Proposed
Development have potential bat roost features present within them, such as holes, cracks and other
cavities (Photos 6-14, TNs 4-12). All features identified were of a size and extent that they are likely
to only be used opportunistically by small numbers or individual bats in the active season (April to
September inclusive).

A diseased, almost dead ash tree with potential bat roost features is situated approximately 3m from
the northern boundary of the Proposed Development and approximately 10m from the closest area
of any construction works (TN12). A semi-mature ash with potential roost features was located
approximately 5m from the Proposed Development fence line, but more than 10m from the closest
area of any construction works (TN11). The remaining seven trees with potential roost features are
located approximately 20-30m from the Proposed Development boundary.

Bats require suitable habitats to commute to and from their roost sites and foraging areas, often
following linear features in the landscape such as lines of trees, hedgerows or stone walls. Trees
and scrub along the disused railway offer a potential commuting and foraging route to more valuable
habitats such as woodland to the east of the Proposed Development, and a discontinuous route is
present along scattered scrub and a broken line of mature trees to woodland to the north and
northeast, mostly within Maiden and Doonfoot SSSI.

Protected mammals

No signs of protected mammals such as badger were found during the survey. The surrounding
habitat looks suitable for badger, particularly in larger areas of woodland to the east and north of the
Proposed Development, and suitable foraging habitat is present in fields surrounding the site.

Digging signs and numerous burrows were present along the northern edge of the disused railway
embankment, but these were identified as rabbit burrows (Photo 15, TN13).

Amphibians and reptiles

The habitat present within the Proposed Development and surrounding land is mostly unsuitable for
reptile and amphibian species, being either arable land or grazed by livestock.

Birds

No bird species were observed using the land within the Proposed Development. The only notable
species recorded during the survey were starling and mistle thrush, both Red-listed Bird of
Conservation Concern (BOCC), which were recorded flying over and feeding in the arable field
immediately to the west. Several other common species, often associated with farmland habitats
were recorded in fields, trees and scrub adjacent to the Proposed Development including brambling,
goldfinch, chaffinch, robin and black-headed gull.
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The land within the Proposed Development is unlikely to offer any suitable habitat for nesting birds
but trees and scrub immediately to the north and northeast offer nesting opportunities to a range of
common farmland species as well as red-listed species such as starling. While not seen during the
survey, there is the potential for yellowhammer and linnet (both Red-listed BOCC) to nest in scrub
habitat present along the disused railway line to the east.

Invasive Non-Native Species (INNS)

No INNS were recorded during the survey.
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4 Discussion and Recommendations

4.1 Designated sites

The Proposed Development does not overlap with any statutory or non-statutory designated sites.

4.2.1 Statutory designated sites

The desk study identified one designated site of national importance approximately 250m from the
Proposed Development. Maidens to Doonfoot SSSI is designated for its maritime cliff, shingle and
upland mixed ash woodland habitats, and its invertebrate assemblage. A broken line of trees and
scattered scrub are present along a fence line running north from the western boundary of the
Proposed Development, providing a very limited connection to the SSSI. Given this weak linkage,
the SSSI is very unlikely to be impacted by the Proposed Development.

4.2.2 Non-statutory designated sites

The desk study identified a non-statutory designated sites of nature conservation interest within
250m of the farm. Goatsgreen to Katie Gray s Rocks / Dunure to Drumblane Burn LWS overlaps the
Maidens to Doonfoot SSSI boundary and there is a limited connection between the Proposed
Development and LWS, as described above. However, the LWS is very unlikely to be impacted by
the Proposed Development.

4.3 Habitats

There are no notable or priority habitats present within or around the Proposed Development and
are therefore do not pose a constraint.

Areas of improved grassland and arable surrounding the Proposed Development are likely to
provide only limited value for biodiversity. Adjacent areas of trees and scrub are likely to offer
nesting and foraging opportunities for birds, invertebrates and potentially, roosting and foraging
bats.

4.4 Protected and notable species

4.4.1 Bats

The Proposed Development offers limited habitat for foraging bats, although there are adjacent
linear features leading to more valuable woodland habitats in the wider area. A total of nine mature
and semi-mature ash along the disused railway north of the Proposed Development were identified
as having potential roost features present which could support individual bats or small numbers of
bats in the active season. None of the mature hawthorn along the disused railway line had any
potential roost features present. There are no trees located within the Site and there is no risk of
potential bats roost being destroyed by the Proposed Development.

However, due to the level of grazing by livestock along the disused railway line, and the presence of
improved agricultural fields surrounding the Site, the line of trees and scrub immediately north of the
Proposed Development are likely to be sub-optimal to roosting and foraging bats.

Noise disturbance in relation to bat roosts adjacent to construction works is difficult to quantify.
Noise is generally airborne in nature and, depending on frequency and duration, can cause
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disturbance to roosting bats. In addition, noise associated with house building is not likely to be of a
constant nature or frequency and are likely to reduce over time as construction works progress. This
is likely to be the case where works are internal, rather than external, providing an element of
soundproofing between the works and any potential bat roosts.

Seven of the trees identified as having potential roost features present are located approximately
20-30m from where construction phase works from the Proposed Development would take place
(TN4-TN10), and therefore at low risk of disturbance.

The remaining two trees with potential roost features sit closer to the boundary of the Proposed
Development; a diseased, mature ash is located close to the boundary fence, approximately 10m
from the Proposed Development (TN12), and a semi-mature ash sits approximately 15m from the
Proposed Development (TN11). While any bats utilising either of these trees for roosting would be
closer to construction works associated to the Proposed Development, it is unlikely that any
potential bat roosts would be at a significant level of disturbance.

There is a risk that the diseased ash tree (TN12) could suffer from further limbs falling from the tree,
or even failure of the whole tree given its current condition. From a health and safety perspective
(particularly if the Proposed Development is granted planning approval) the Client reports that it may
be necessary to fell the tree. An alternative option would be to monolith the tree - removing the
branches and main limbs to leave the trunk in situ as standing deadwood and at a reduced risk of
falling. Felling has the potential to result in the destruction of a bat roost and therefore a pre-felling
endoscope check by a licenced bat specialist is required prior to works to confirm the absence of
roosting bats or their signs. Any works to monolith the tree would retain the features with bat roost
potential if occupied during the active season  only. Monolithing could proceed without the pre-
felling endoscope check mentioned above, provided it was carried out over the winter months when
the feature is unlikely to be occupied. If the tree is monolithed during the active season  then a pre-
felling check is recommended to ensure that no bats are present.

Artificial illumination can have an impact on nearby habitats used by bats for roosting, foraging, and
commuting. Poorly installed lighting can discourage bats from leaving their roosts; affect their
feeding behaviour when foraging; increase their risk of predation by avian predators; and create
barriers to commuting through the landscape.

Artificial lighting both during, and particularly post-construction, should be carefully designed to
ensure that light spill does not illuminate nearby habitats used by bats, such as the line of trees and
scrub along the disused railway line.

Bats are considered a low risk constraint to the Proposed Development, if appropriate mitigation
measures with regards to potential inspection surveys, noise and lighting are implemented.

4.4.2 Badger

No badger signs were recorded during the survey and this species is not considered a constraint to
the Proposed Development. The habitat within the Proposed Development and the surrounding land
is broadly suitable for badgers and this species could forage on the farm. Good practice mitigation
measures should therefore be implemented during construction to protect any badgers which might
move through the area.
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4.4.3 Breeding birds

Two notable Red-listed BOCC, starling and mistle thrush, were observed on land adjacent to the
Proposed Development, but no suitable breeding habitat is present within the field itself.

Given its size, current land use and the uniformity of habitats within it, it is unlikely that the Proposed
Development area supports any breeding bird populations. It is unlikely the loss of habitat caused
by the Proposed Development would significantly impact the populations of the species listed
above, and therefore their conservation status.

Breeding birds are therefore not considered to pose a constraint to the Proposed Development,
though if the mature ash tree suffering from die-back discussed in Section 4.4.1 above (TN12) is
felled or monolithed during the bird breeding season (March to September inclusive), the tree
surgeons must ensure that no active nests are present.

4.4.4 Amphibians and reptiles

No amphibians or reptiles were recorded during the survey and the habitat within the Proposed
Development is unsuitable for these species, therefore they do not pose a constraint.

4.4.5 Invasive Non-native Species (INNS)

No INNS were recorded during the survey, and they are not considered a constraint to the Proposed
Development.

4.5 Summary of recommended mitigation measures

The following mitigation measures are recommended to minimise any potential impacts on species
and habitats as a result of the Proposed Development.

4.5.1 Bat survey inspection

A potential roost feature (PRF) inspection survey of the diseased ash (TN12) is recommended to
determine the presence or absence of roosting bats prior felling or monolithing during the bat active
season. If monolithing retains the trunk which contains the PRF, this can be carried out without a
pre-start check during the winter months.

Any inspection survey should be undertaken by a licensed bat worker, who may recommend further
mitigation measures depending on the results of the survey.

The remaining trees with PRF s immediately to the north are sufficiently far away from the Proposed
Development that noise and disturbance from construction works are unlikely to cause significant
disturbance to roosting bats.

4.5.2 Bat mitigation measures

The following mitigation measures are recommended in relation to bats during the construction
phase of the Proposed Development, and also post-construction.

Lighting

Maintain an appropriately sized buffer between the house and treeline, as per the site plans
provided;
Only install external lighting where necessary;
Avoid any light spill onto the trees along the disused railway;
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Use LED lights where possible, which produce less intense light and are dimmable;
Avoid lights with ultra-voilet elements, as these tend to attract night-flying insects;
Restrict timings of external light settings when possible, e.g. avoiding dusk;
Avoid installing lighting at height if possible, with low-level lighting preferable; and
Where appropriate, lights should have lighting hoods and cowls to avoid light spillage.

Noise

Avoid construction works around / after dusk and before dawn.

These measures should be written into RAMS and communicated to construction operatives
through a pre-start toolbox talk.

4.5.3 Protected mammal mitigation measures

The following mitigation measures are recommended in relation to protected mammals, such as
badger, during the construction phase of the Proposed Development. While evidence of badger was
not recorded during the survey, the farmland and woodland habitats within the wider area are
generally suitable for this species, and therefore best practice regarding protected mammals should
be followed during construction works:

Cover any excavations left overnight or, where deep excavations occur, install a mammal
ladder to allow any trapped animal a means of escape;
Cap any open pipes overnight to prevent possible entry by protected mammals;
Construction and residential lighting should be directed away from areas of woodland; and
Where appropriate, lights should have lighting hoods and cowls to avoid light spillage.

These measures should be written into RAMS and communicated to construction operatives
through a pre-start toolbox talk.
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Planning Service South Ayrshire Council
Decision Notice (Ref: 24/00127/APP) 

 
List of Refused Plans: 
 
Plan Type Reference Version No. Received Date 
 
Drawing  P001 rev A 22.02.2024 
 
Drawing  P002  22.02.2024 
 
Drawing  SL001 rev A 22.02.2024 
 
Drawing  SL002 rev A 22.02.2024 
 
Drawing  SL003 rev A 22.02.2024 
 
Supporting Information  Design & Access 

Statement 
 22.02.2024 

 
Supporting Information  Development Context  22.02.2024 
 
Supporting Information  Ecology Survey  22.02.2024 
 
 
 
 

The explanation for reaching this view is set out in the Report of Handling and which forms a part of the 
Planning Register. 
 
Dated:  28th May 2024 
 
.................................................................... 
Craig Iles 
Service Lead  Planning and Building Standards 
 
PLANNING SERVICE, COUNTY BUILDINGS, WELLINGTON SQUARE, AYR, KA7 1DR 
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********************************************************************** 
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,  

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 
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On Behalf of South Ayrshire Council
Roads and Transportation Services

Observations on Planning Application

Contact: 
ARA Case Officer: AP
Planning Case Officer: F Sharp
Planning Application No: 24/00127/APP
Location: Laigh Kyleston Farm A719, Ayr

Date Received: 08/03/2024
Date Returned: 22/03/2024
Recommendation: No Objection

The following response has been prepared following a review of the information made available through 

Expository Statement (if applicable):

The proposed Managers House and replacement animal isolation unit will have a negligible impact on 
the existing traffic network and therefore the ARA offer no objections.
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SW Private
General

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: 
Email: 
www.sisplan.co.uk

erty 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 

ter 
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: 
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SW Private
General

I trust the above is acceptable however if you require any further information regarding this 
matter please contact me on or via the e-mail address below or at 

Yours sincerely, 

Carly Gourlay
Development Operations Analyst

Scottish Water Disclaimer: 

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: Robins, Paul (NRS) 

Sent: Friday, March 8, 2024 1:31 PM 

To: Planning Development  

Subject: 24/00127/APP -  

OFFICIAL 

 

Dear Sir/Madam, 

Archaeology Service for comment.  

of recorded sites and monuments in the surrounding landscape of prehistoric and medieval date. The 
Ayrshire coastal plain generally has a raised sensi

-

 

re discoveries in this area any piece of new 
ground disturbance stands a reasonable chance of encountering buried remains and hence some form 

the archaeological issue should be placed on any consent granted by your Council for these or future 

in Planning Advice Note 2/2011:- 

No development shall take place within the development site as outlined in red on the approved plan 

developer shall ensure that the programme of archaeological works is fully implemented and that all 
recording and recovery of archaeological resources within the development site is undertaken to the 

 

  

 out the various phases of work 
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Regards 

Paul 

G1 1RX, email:  
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LRB/24/00127/APP – Case Officer Comments received on 26.09.24 

24/00127/APP 
 
 
Development Management Service comments for LRB 
 
The Report of Handling and reasons for refusal should be read in full.  
 
The key issues as captured within the report of handling can be summarised as follows:  
 

• the proposed standalone dwellinghouse and animal isolation unit is remote and 
disconnected physically and visually from the operational base and buildings of the 
farmpark to which they are proposed to support and serve.  

• There is an existing and established animal isolation unit located within the 
operational base of the farmpark, alongside other buildings which reinforces that 
there is no reason to why a replacement or upgraded animal isolation unit could not 
be provided in an around the farm park base. There is sufficient land to 
accommodate this.  

• Similarly, there is no reason why a dwellinghouse could not be sited in closer 
proximity to the existing group of buildings that form the farmpark operational base – 
there is sufficient land. 

• The proposal is not justified in terms of a need for the development in this remote 
location on the periphery of the farmpark.  

• The proposal introduces sporadic and prominent development in the landscape 
where there is no development at present.  

• The access driveway is 170 metres long and uncharacteristic in the local and would 
contribute irreversibly to the suburbanisation of the countryside. 

• The development will result in daily and potentially numerous vehicle trips to and 
from the animal isolation unit which would not occur otherwise if a dwellinghouse 
and animal isolation unit were sited closer to the existing Farm Park and operational 
base.   

• The design of the dwellinghouse and animal isolation unit are suburban in nature 
rather than being reflective of a more traditional scale and proportions of rural 
development and local vernacular.  

• The proposal is contrary to National Planning Framework 4 and Local Development 
Plan 2 and also the Council’s Policy Guidance in relation to Rural Housing.  

 
 

  
26/09/24 
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LRB/24/00127/APP – Case Officer Photographs received on 28/10/2024 

From: Sharp, Fiona 
Sent: Monday, October 28, 2024 12:20 PM 
To: Local Review Body 
Subject: FW: LRB - Laigh Kyleston Farm 

Apologies,  

A slide was omitted from the earlier version.  Please see attached updated version. 

Regards 

Fiona 

From: Sharp, Fiona  
Sent: Monday, October 28, 2024 11:19 AM 
To: Local Review Body 
Subject: LRB - Laigh Kyleston Farm 

Hello Rebecca, 

Please refer to the attached photographs in relation to the above LRB.  As you might recall, the 
Service submission was provided while I was on annual leave.  It seems that the photographs were 
omitted in error.  Please see attached photographs – please not this is not new information, but to 
assist members to understand the setting of the site, and therefore to aid understanding and 
consideration. 

Regards 

Fiona 

Please Note:  
Planning and Building Standards Staff are now working remotely. 

Regards 

Fiona Sharp (MRTPI) |Supervisory Planner | Housing, Operations and Development| Planning 
Service – Development Management|  Tel: | 
South Ayrshire Council | County Buildings, Wellington Square, Ayr, KA7 1DR|  
Fiona Sharp | Dealbhadair Sgrudaidh (Dealbhadh Àite) | Inbhean Dealbhaidh is Togail | Cuir 
togalaichean na sgìre | |Tel:  | www.south-
ayrshire.gov.uk 

Web: www.south-ayrshire.gov.uk 
Web: http://www.south-ayrshire.gov.uk/planning 
Submit Planning Applications online at; 
https://www.eplanning.scot/ePlanningClient/ 
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Operational buildings associated with farm park and adjacent nursey to east as viewed from access road 
(Case officer photograph)
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LRB/24/00127/APP - Environmental Health Comments received on 30.10.24 
 

From: Kelly, Sabrina   
Sent: Wednesday, October 30, 2024 12:18 PM 
To: Local Review Body  
Subject: FW: LRB/24/00127/APP - Case Officer Photographs 
 
Good Afternoon, 
  
I can advise that Environmental Health have no further comment to make. 
  
Best Regards, 
  
Sabrina 
  
Sabrina Kelly | Environmental Health Officer| Environmental Health |Chief Executive’s Office| 

 | Telephone:  | South Ayrshire Council |Trading 
Standards & Environmental Health, 5-7 River Terrace, Ayr, KA8 0BJ | www.south-ayrshire.gov.uk 
  
Sabrina Kelly | Oifigear Slàinte Àrainneachd | Inbhean Malairt agus Slàinte Àrainneachd | Àrd-
oifigear Roinn 
Barraid na h- Aibhne |  
Tel:  | www.south-ayrshire.gov.uk 
  
  
From: Local Review Body   
Sent: Tuesday, October 29, 2024 11:23 AM 
To: Environmental Health  
Cc: Local Review Body  
Subject: LRB/24/00127/APP - Case Officer Photographs 
  
Good morning, 
  
I hope this email finds you well. 
  
The local Review Body has received further information from planning regarding their comments. 
There are a set of photographs which have just been received by the local Review Body yesterday for 
circulation. 
If you could please respond with any comments you may have on the attached on/before the 12th of 
November, that would be much appreciated. 
  
For your information, it is considered likely that the Local Review Body will consider this review at its 
meeting on 3 December 2024, however this date cannot be guaranteed, and you will be advised 
further in due course.  
  
Kind regards, 
  
South Ayrshire Council Local Review Body 
  
County Buildings, Wellington Square, Ayr, KA7 1DR 
E:  
T:  
W: www.south-ayrshire.gov.uk 
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MICHAEL S EVANS, BA (Econ), Dip TP, MRTPI, MCIM 

Planning Consultant 

“TY-NEWYDD” 
11 MURCHIE DRIVE 

KINGS MEADOW 
PRESTWICK 

KA9 2ND 

Tel: 01292 475206 
E-mail: meicplan@hotmail.com

Your Ref: LRB/24/00127/APP 6th  Nov. 2024 

Ms Karen Briggs 
Service Lead – Legal and Licensing 
Chief Executive’s Office 
South Ayrshire Council 
County Buildings 
Wellington Square 
AYR 
KA7 1DR 

Dear Ms Briggs 

South Ayrshire Local Review Body 
Application Ref No: 24/00127/APP 
Applicant: Hobson Architects 
Site Address: Laigh Kyleston Farm, A719 from Dunure Road, Ayr to Ayr Road, 
Fisherton, Ayr, South Ayrshire, KA7 4LD 
Description: Erection of Dwellinghouse and Replacement of Animal Isolation 
Unit 

We refer to and thank you for your further letter of 29th October 2024 and the latest 
submission made by the Planning Service which has to be treated as new information? 

My comments are as follows: 

1. As a general statement initially, and as an overall response to the images 

created by the Planning Service, we are extremely disappointed at the lengths 

gone to produce what is in effect an exaggerated impression of the situation.

As our detailed comments on each image, set out in our Appendix 1 indicate 
there must surely be serious misgivings about the technique and the

reliability/voracity of the “product”. These are not actual photographs.

2. The Planning Services appears to be fixated with proving the “extremely isolated” 

nature of the proposals whilst clearly continuing to ignore the reasons set out in 

the documentation submitted by us previously concerning the matter of location.
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Planning Consultant 

3. The facts of the matter are (and we apologize to the Board members for

repeating information that they will have already received, on more than one

occasion!) are as follows:

 LRB Members will note that the Planning Service on page 8 of the Report of
Handling states that:

‘It is accepted that the farm park enterprise might potentially benefit from
an additional residential property’.

The matter therefore appears to be not one of principle but one of choice of
location.

 Indeed, on that point, Local Development Plan 2, Coastal Strategy Diagram,
confirms that, in terms of ‘type of development’, both Heads of Ayr and Craig
Tara fall within the ‘intensive’ category.

 This, therefore, in our opinion, provides the appropriate policy context for the
assessment of the proposals. At the detailed level, the proposals would be
implemented within the boundary of the Farm Park as shown in Figs 1 and 2
established initially in 1992 (Application No P/92/0708)

 The ‘standard’ rural housing guidelines would therefore not apply.

 An extensive/intense search for a site that responded to the requirements of a
house (Managers House) and animal Isolation unit in combination was
undertaken.
As figure 1 & 2 confirm, because of the use made of the various parts of the
Farm Park, the options were limited. In fact, limited to the location eventually
“selected”.
We have also consistently maintained that the actual impact on the landscape
will be minimal.

In the final analysis the images submitted by the Planning Service do not represent the 
facts on the ground. 

We look forward to hearing from you in due course. 

Yours faithfully 

Michael S Evans 
Planning Consultant 

Enc 
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Planning Consultant 

 

 
 
 
Appendix 1.0 
 
 

 Figure 1: Heads of Ayr Farm Park Boundary 
 

 Figure 2: Search Area for site of the Proposals 
 

 Overmarked copy of Site Photograph document issued on the 29th October 2024 
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Planning Consultant 

 

 

 
 
Figure 1: Heads of Ayr Farm Park Boundary 
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Figure 2: Search Area for site of the Proposals 
 

242



Application 24/00127/APP
Laigh Kyleston Farm

Comparision between Planning Service "photographs" issued on the 29th October 

and

Actual site photographs taken on the 31st October using the same viewpoint.

We would add the following commentary on the photographs issued by the case officer.

Image 1
This photograph has been downloaded from Google Streetview and as such it shows a distorted and "stretched" 
visualization of the site access which makes it appear that the site is further away from the Farmpark than it 
actually is.
Furthermore all Google Streetview images are taken using a vehicle with an elevated camera and as such it does 
not offer a realistic view of the site from standard pedestrian eye level.

I'm not convinced they've properly attributed the use of the image to Google. 

Image 2
This "panorama" has been compiled by joining two photographs together and as such it portrays a distorted view 
of the site from the Farmpark.

Image 3
Not sure what this photograph is demonstrating.

Image 4
Again, This photograph has been downloaded from Google Streetview and as such it shows a distorted and 
"stretched" visualization of the site from further down the A719.
Furthermore all Google Streetview images are taken using a vehicle with an elevated camera and as such it does 
not offer a realistic view of the site from standard pedestrian eye level.

Finally we are not convinced that the Planning Service have properly attributed the use of the Streetview image to 
Google, and consequently might be breach of Copyright
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View of application site and surroundings, as taken from site access in south-western corner (Google image)
A – Application site
B – Existing nursery school
C – Western periphery of farm park and operational building grouping

A B C

31st October 2024: iphone 15 pro
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Application site in part (right) and view of intervening land to east 
Taken from nursery school grounds
A – A719 coastal road
B – application site 
(Case officer photo’s)

A B

31st October 2024 iphone 15 pro
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Operational buildings associated with farm park and adjacent nursey to east as viewed from access road 
(Case officer photograph)

31st October 2024 iphone 15 pro
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View from A719 coastal road to west (Google image)

A – Application site

A

31st October 2024 iphone 15 pro
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24/00127/APP 

Conditions should the LRB be minded to approve the application. 

1.) The development to which this permission relates must be commenced no later than 
five years from the date of this permission 

Reason: 
To be in compliance with Section 59 of The Town and Country Planning (Scotland) 
Act 1997, as amended by The Planning etc. (Scotland) Act 2006. 

2.) That the development hereby granted shall be implemented in accordance with the 
approved plan(s) as listed below and as forming part of this permission unless a 
variation required by a condition of the permission, or a non-material variation has 
been agreed in writing by the Planning Authority. 

Reason: 
To ensure that the development is carried out in accordance with the approved plans 
unless otherwise agreed. 

3.) No development shall take place within the development site as outlined in red on the 
approved plan until the developer has secured the implementation of a programme of 
archaeological works in accordance with a written scheme of investigation which has 
been submitted by the applicant, agreed by the West of Scotland Archaeology 
Service, and approved by the Planning Authority. Thereafter the developer shall 
ensure that the programme of archaeological works is fully implemented and that all 
recording and recovery of archaeological resources within the development site is 
undertaken to the satisfaction of the Planning Authority in agreement with the West of 
Scotland Archaeology Service.  

Reason:  
This application site lies in an area of archaeological sensitivity based on the 
presence of recorded sites and monuments in the surrounding landscape of 
prehistoric and medieval date. With the recorded extensive and multi-phase evidence 
for prehistoric activity in the surrounding landscape the area has potential to produce 
buried archaeology. 

4.) That prior to the commencement of development, samples, or a brochure of all 
materials to be used on external surfaces including building elevations, roofs and 
driveway, in respect of type, colour and texture, shall be submitted for the prior 
written approval of the Planning Authority. Thereafter, the development shall be 
finished in the materials approved under the terms of this condition. 

Reason: 
To ensure that materials are appropriate for the site and in the interests of visual 
amenity. 
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5.) That prior to the commencement of development, details of the location, height and 
materials of all new boundary fences, gates or other means of enclosure shall be 
submitted to the Planning Authority for written approval and thereafter shall be 
implemented as approved. 

Reason: 
To ensure that the design, height and materials are appropriate for the site and in the 
interests of visual amenity. 

6.) The recommended ecological mitigation measures set out within the Ecology Survey 
by jkecology dated October 2023 shall be implemented in full during the construction 
phase of the development and operation of the development hereby permitted.  

Reasons:  
To ensure no adverse impact on European Protected Species including bats and 
other native mammals.  

7.) In addition to the planting as illustrated on drawing no.SL002, an enhanced scheme 
of biodiversity planting shall be submitted for the approval in writing of the Planning 
Authority and shall include proposals for native tree/ shrub planting to enhance and 
improve the existing network of tree lines/ hedgerows to the north of the site. 
Thereafter, the planting illustrated within drawing no. SL002 and the enhanced 
scheme of biodiversity planting to the north of the site shall be implemented in full 
within the first planting season following occupation of the development, unless 
otherwise agreed in writing. All planting required under the terms of this condition 
shall be permanently retained and any planting which, within a period of 5 years from 
the occupation of the development, in the opinion of the Planning Authority, is dying, 
damaged or becoming seriously diseased, shall be replaced by plants of similar size 
and species to those originally required to be planted.  

Reason:  
To ensure compliance with Policy 3 – Biodiversity of National Planning Framework 4 
and to provide an improved biodiversity network and links to nearby Sites of Scientific 
Interest and Local Wildlife. 

8.) Prior to the commencement of development, a lighting plan and design statement 
shall be submitted for the approval in writing of the Planning Authority and thereafter 
shall be implemented as approved.  The lighting plan and design statement shall 
include details of the siting and design of all lighting and demonstrate that it will not 
artificially illuminate the disused railway area to the north of the site. 

Reason:  
To protect the ecologically green corridor to the north of the site from disturbance. 

9.) Prior to the commencement of development, existing and proposed cross section 
drawings and finished floor levels shall be submitted for the approval in writing of the 
Planning Authority and thereafter shall be implemented as approved.  

Reason:  
To demonstrate any level changes within the site and any associated retention is 
acceptable and does not adversely impact the surrounding area or landscape. 
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10.) The integral garage hereby permitted shall be used solely for domestic purposes 
incidental to the use of the dwellinghouse and no commercial activities shall be 
undertaken to the satisfaction of the Planning Authority.  

Reason:  
To define the terms of this permission. 

11.) The animal isolation unit shall be used solely for this purpose and shall not be used 
for commercial activities or be accessible to visiting members of the public. 

Reason:  
To define the terms of this permission. 

Advice notes: 

1.) Scottish Water: There is currently capacity at the BRADAN Water Treatment Works 
to service the development however Scottish Water are unable to reserve capacity.  A 
formal connection application requires to be submitted to Scottish Water.  

2.) Scottish Water: They will not accept any surface water connections to their combined 
sewer system unless in exceptional circumstances. Scottish Water should be 
contacted if a connection request is being made. 

3.) Surface water from the development should be treated through Sustainable Urban 
Drainage Systems (SUDS). 

26/09/24 

List of Plans Determined:  

Plan Type  Reference  Version No.  Received Date

Drawing  P001  rev A  22.02.2024
Drawing  P002   22.02.2024
Drawing  SL001  rev A  22.02.2024
Drawing  SL002  rev A  22.02.2024
Drawing  SL003  rev A  22.02.2024

Supporting  Design & Access Statement +   22.02.2024
Information  Appendix  
Supporting  Development Context Statement   22.02.2024
Information   
Supporting  Ecology Survey   22.02.2024
Information   

16/10
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