RCT Affordable Housing Project
Frequently Asked Questions... May 2026
Isn’t the site at risk of flooding?

No, as part of the feasibility and design work, two flood risk assessments (FRAs) of
the site have been carried out, neither of which identified any significant risk of
flooding. In compliance with the planning conditions, the FRA has been updated to
take account of the impact of the site layouts and house designs. The updated FRA
found that the housing development is at very low risk (0.1% chance) of all types of
flooding including surface water and river flooding.

What about the SEPA Flood Risk Maps which indicate that the field is at risk of
flooding?

The SEPA flood risk maps show that part of the field is at high risk (10% chance) of
flooding from surface water run-off. The infiltration basin, which is where rainwater
and surface water from the housing development will be channelled, lies within the
flood risk area. The capacity of the basin takes into account the likely impact of
climate change in line, with SEPA guidance and so will mitigate any current or future
flood risk. The area where the houses are to be built lies outside the flood risk zone.

Furthermore, it should be noted that SEPA flood maps are very high level and are
not considered appropriate for a site-specific assessment. The site-specific flood risk
assessments that have been carried out show that the actual flood risk is very low.

Will the housing development make the incidents of surface water flooding on
the road worse?

No, surface water run-off from roofs, roads, paths and other hard surfaces will be
managed and treated on site by the Sustainable Urban Drainage System (SUDS)
that will be built as part of the development. In fact, the SUDS has been designed to
allow surface water that currently accumulates on the B846 after heavy rainfall to be
channelled into the drainage system and into the infiltration basin. At the moment
surface water runs off from the B846 through the gate and into the field. In the
unlikely event that the intensity of rainfall exceeds the capacity of the SUDS, the new
road layout has been designed to continue to allow surface water from the B846 to
escape and flow into the field via two drainage low points (see diagram below).
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A drainage impact assessment, and an updated flood risk assessment based on the
final design have been completed to ensure that the planning application complies
with national and local policies on flooding. These include a specific requirement that
the development should not “increase the rate of surface water run-off from any site
(taking account of rain falling on the site and run off from adjacent areas)’. PKC’s
flood team and engineers will review the evidence on flood risk and the drainage
plans that RCT will submit in the planning application. If they are not satisfied that
the plans and designs comply with national and local policies on flooding and
drainage, planning permission will not be given.

Will the external appearance of the houses be in keeping with rest of the
village?

Yes, the houses will be either semi-detached or terraced, 1% storey or single storey,
and with pitched roofs, all in keeping with existing house types on the street. The
roof ridge line of the two-storey houses are slightly lower than the existing two-storey
ridge line, while the height of the single storey properties will be the same as the
stone cottages to the west of the site. The exterior of the houses will be finished off in
smooth painted render.
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Why are exterior of the houses being finished using coloured render instead of
white render?

After discussions with the architect, it was felt that painting all the houses in white
would be too stark, out of character with the existing streetscape, and visually
uninteresting. It was therefore decided to paint the exterior of the houses using a
combination of white and two other muted colours (Egyptian Cotton and Jade Frost)
as it was felt that this would allow the houses to blend in better with both the natural
surroundings and the existing built environment as well as creating some visual
interest.

Is there sufficient capacity in the public sewerage system to cope with the
proposed new houses?

Yes, Scottish Water as the statutory authority with responsibility for sewerage have
indicated in writing that there is sufficient capacity in the existing public sewerage
system. It should also be noted that the actual flow from the affordable housing will
be quite small. Unlike older properties, only foul water will enter the sewerage
system while water run-off from roofs, paving, roads and other hard surfaces will be
treated on site through the Sustainable Urban Drainage System (SUDS). Our civil
engineer will continue to liaise with Scottish Water about both drainage and
sewerage for the new development and Scottish Water will assess our proposal in
more detail once we have a final design.

If at any point Scottish Water decide that there is insufficient capacity in the public
sewer and water treatment works, it is their responsibility to identify and implement a
solution.

What about parking? The B846 narrows at one point and can cause a
bottleneck particularly if cars are parked on the road.

All the houses in the proposed development will have their own off-street parking
spaces. The two-bedroom houses will have one parking space each and the three-
bedroom houses will have two parking spaces, The parking spaces will be located
within the curtilage or to the rear of the properties.

Currently there are no parking restriction on the B846, and the implementation and
enforcement of any parking restrictions is the responsibility of Perth & Kinross
Council.

Will the proposed new footpath in front of the houses on the B846 further
narrow the road?

No — the footpath will not be using existing road space, it will be built on land from
the edge of the field. The current carriageway widths of the B846 will remain
unchanged.
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There is currently the remains of a dry-stone wall on the western edge of the
housing site — will this be retained and extended?

No — the plans do not include a dry-stone wall boundary between the houses and
B846. Instead hedging will be used to create a boundary.

Will the development block sunlight to my property?

Sunlight, particularly in winter months is already blocked by the hills to the south of
Kinloch Rannoch and also by existing features such as hedges and trees. The new
houses will have a minimal impact on loss of sunlight and only in the depths of winter
when the daylight hours are at their shortest.

It has been suggested that the houses should have hipped roofs instead of pitched
ones (see illustrations below) as this might lower the height of the houses. Pitched

Hipped roof Pitched roof

roofs are in more keeping with the local architecture - all the houses on surrounding
streets have them. In addition, hipped roofs are more expensive and as funding will
be a challenge it is important to avoid additional expenditure where possible.

Why aren’t there more houses for the elderly such as sheltered housing?

One of the aims of the affordable housing is to retain and attract younger families
and those of working age to stay or move to Rannoch. However, the houses will be
suitable for people of all age groups. All of the houses will be designed to make them
as adaptable as possible to accommodate people’s changing needs as they get
older (e.g. stairs with room for a stair lift, ground floors with space for a shower
room). In addition, the two single storey houses will be fully wheelchair accessible.
RCT are also actively involved in establishing Heartland Cares, a new organisation
that aims to increase and improve care at home services in Rannoch, so that older
people and those with disabilities or other health issues can continue to live
independently in their own home.
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Will the houses be energy efficient?

Yes, all new affordable homes are required by the Scottish Government to have an
energy efficiency rating of B or above and have zero direct emissions heating
systems. Although the technical detail of how these requirements are met still need
to be developed, it is envisaged that the houses will have solar panels, air source
heat pumps, and very high levels of insulation.

How will any disruption and disturbance to neighbours during the
construction of houses be managed?

The tender documents issued to potential contractors will ask them to provide details
of how they will manage the construction in a way that minimises disturbance and
disruption to neighbours. It is also probable that PKC will attach a planning condition
requiring that we provide a construction management plan showing how the
contractor will minimise site traffic, noise and dust/ mud on roads, health & safety
etc.... When construction starts, RCT will ensure that the contractor’s performance is
closely monitored and that they comply with the measures to minimise disruption and
disturbance to neighbours.

What about the impact on wildlife and the natural environment?

An ecological assessment of the site found that there would be no or minimal
impacts on biodiversity and that any impacts could be managed using standard
mitigation measures to minimise any short-term disturbance. It also concluded that
the proposed landscaping, planting of trees and SUDS pond should lead to a
positive net gain in biodiversity. The architect has incorporated the ecologist’s
recommendations on the provision of bird and bat nesting boxes, and insect bricks
into the houses designs, as well as measures to protect tree roots from damage.
While a small number of trees along the B846 will be removed (not the large solitary
elm) these were considered to be in poor condition (due to disease) and of low
arboricultural value and there removal would more than offset by the planting of new
trees and hedgerows.

What about the private housing?

RCT will be submitting a joint planning application with Dunalastair Estate who are
seeking planning permission for five private houses. Although, Dunalastair have
prepared plans and designs for the private houses they are not intending to build
them themselves. Instead, they are intending to sell five serviced plots with planning
permission, either separately to individuals for self-build, or all together to a builder.
Who ever buys the plots can build the houses using the designs that are to be
submitted a part of the planning application, or they can use a different design but
will need to go back to planning to get any changes approved.
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Can we be confident that there is a need for more affordable housing?

Yes, the results of the 2018 assessment are still valid and evidence from the
Council’'s housing waiting list and elsewhere shows the situation is getting worse.
The number of people on the Council’s waiting list for 2 and 3 bedroom houses in
Kinloch Rannoch increased from 39 in 2018 to 75 in 2025. There has been no
affordable housing built in Rannoch for over 20 years, and turnover of existing social
housing is very low, with only one letting in the 12 months up until May 2025.
According to a 2023 Council report on the impact of short-term lets (STLs), Kinloch
Rannoch has the highest percentage of housing stock being used for holiday
accommodation in the Perth & Kinross area, with a 33% increase between 2017 and
2021. A more recent Housing Pressure Study commissioned by PKC showed the
Highland Housing Market Area, which includes Rannoch, accounted for 49% of all
short-term let licenses granted by the Council, and that STLs and second homes
account for 18% of all housing stock. There is also plenty of anecdotal evidence of
local people and those taking up employment in Rannoch are struggling to find
somewhere to live.

When will the community be consulted about the priorities and criteria to be
used for deciding who the houses will be let to?

The community will be consulted and involved in developing the lettings policy to be
used for selecting tenants once we know that the development is definitely going
ahead. That is, after RCT have obtained planning permission, are confident that the
development is financially sustainable, and that the necessary funding to build the
affordable homes has been secured. It is estimated that this will take at least a
further 12 months (i.e. late summer 2027).

We know that the houses will be for people who have a strong connection to
Rannoch because they live or work here but in addition to local connection we need
to agree with the community what the priorities are that lettings policy will help
deliver on. You can find out more about the types of criteria and priorities that are
used in other community owned housing projects by visiting the affordable housing
page on our website (\Who is the affordable housing for ....7)

How will the building of the affordable houses be paid for? Is there a lot of risk
for the community?

No, affordable housing is funded through a combination of grants and loans with the
loans repaid over a number of years from rental income. RCT will be liable for the
loans not the community. The RCT Board are receiving support from construction
and housing professionals with extensive experience of successfully delivering
affordable housing. We are using their expertise to develop a business plan to
ensure that the development is financially sustainable in the long term. If the costs
are unaffordable, the development will not go ahead.
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https://www.ourrannoch.co.uk/wp-content/uploads/2026/04/Who-are-the-houses-for-Criteria-and-Priorities.pdf

