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PERTH AND KINROSS COUNCIL 
 

 
Mr And Mrs D Donaldson 
c/o R Crerar 
The Square 
Methven 
Perthshire 
PH1 3PE 
 

Pullar House 
35 Kinnoull Street 
PERTH   
PH1  5GD 
 

 Date 30th January 2012 
 

 
TOWN AND COUNTRY PLANNING (SCOTLAND) ACT  

 
Application Number: 11/02020/FLL 

 
 
I am directed by the Planning Authority under the Town and Country Planning 
(Scotland) Acts currently in force, to refuse your application registered on 30th 
November 2011 for permission for Erection of a dwellinghouse and garage 31-33 
King Street Perth PH2 8JA    for the reasons undernoted.   
 
 
 
 
 

Development Quality Manager 
 
 

Reasons for Refusal 
 
1.  The proposed development will have an adverse impact on the character and 

setting of nearby listed buildings and detract from the character and appearance of 
the Perth Central Conservation Area. The proposal does not therefore accord with 
Policy 14 of the Perth Central Area Local Plan 1997. 

 
2.  The proposed development is contrary to Policy HE3 of the draft Perth and Kinross 

Local Development Plan as the proposals will have an adverse impact on the 
character and appearance of the Perth Central Conservation Area. 

 
3.  Approval would be contrary to the Planning Authority's statutory duties in the 

Planning (Listed Buildings and Conservation Areas) (Scotland) Act 1997 to have 
special regard to the character of Listed Buildings (Section 14(2)) and to Historic 
Scotland's 'Appendix 1 Guidelines for the Detailed Consideration of Listed Building 
and Conservation Area Consent Cases'. 

195



 2

 
4.  Approval would be contrary to the Perth and Kinross Structure Plan, Environment 

and Resources Policy 8 that 'new development which would adversely affect Listed 
Buildings, Conservation Areas, ... or their setting will not be permitted unless there 
is a proven public interest ...' 

 
5.  The proposal does not accord with the advice in paragraph 2.44 of Historic 

Scotland’s Scottish Historic Environment Policy (SHEP) October 2008. This states 
that the planning authority and any other authority concerned, including Scottish 
Ministers, must pay special attention to the desirability of preserving or enhancing 
the character and appearance of the area when exercising their powers under the 
planning legislation. 

 
 
Justification 
 
The application fails to comply with the Planning (Listed Buildings and Conservation 
Areas) (Scotland) Act 1997, the policies of the development plan and supplementary 
planning guidance. 
 
 
 
Notes 
 
 
The plans relating to this decision are listed below and are displayed on Perth and 
Kinross Council’s website at www.pkc.gov.uk “Online Planning Applications” page 
 
Plan Reference 
 
11/02020/1 
 
11/02020/2 
 
11/02020/3 
 
11/02020/4 
 
11/02020/5 
 
11/02020/6 
 
11/02020/7 
 
11/02020/8 
 
11/02020/9 
 
11/02020/10 
 
11/02020/11 
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REPORT OF HANDLING 
 

DELEGATED REPORT 
 
Ref No 11/02020/FLL 
Ward No N12 
 
PROPOSAL:  Erection of a dwellinghouse and garage 
    
LOCATION: 31-33 King Street Perth PH2 8JA   
 
APPLICANT: Mr And Mrs D Donaldson  
 
RECOMMENDATION: refuse the application 
 
SITE INSPECTION:  12 December 2011 
 
OFFICERS REPORT:  
 
Site Description 
 
This application relates to the detached 19th century single storey dwelling at 31-33 
King Street, Perth. The site falls within the Perth Central Conservation Area and is 
surrounded by listed buildings of architectural merit.  However the existing 
dwellinghouse is itself unlisted, perhaps due to the later additions and alterations 
which have compromised the original character of the stone built dwelling, 
particularly to the rear which exhibits a large two storey flat roof extension. To the 
rear of the house there is a large timber lean-to garage structure that appears to be 
in a poor state of repair. Access to the site is taken via a driveway access onto King 
Street. 
 
Planning History 
 
The applicant has previously sought planning permission for the erection of a mock 
Georgian block of flats within the site (Planning Ref: 06/00581/FLL & 
06/00582/CON). This proposed development was refused consent by the 
Development Control Committee largely on the basis of the potential impact on the 
character of the Conservation Area and setting of neighbouring listed buildings. 
 
More recently the applicant submitted new proposals to demolish the existing house 
and erect a two storey mock Georgian dwellinghouse (Planning Ref: 11/00734/FLL & 
11/01019/CON). The quality of design and finish of this proposed house was 
considered to be inappropriate and the applicant was advised re-assess the general 
design of the proposals in order to better reflect the quality of architecture within the 
conservation area. The applicant subsequently withdrew the applications.  
 
Proposals 
 
The applicant has resubmitted proposals of the erection of a replacement 
dwellinghouse and garage within the site. The proposed house is similar in scale and 
design, with the exception of some relatively minor alterations to the exterior finish 
and window details. The proposed replacement garage is a single storey pitched 
structure finished in clay facing brick and slate roof tiles. 
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Assessment 
 
The existing building dates originally from the earlier 19th century but has been 
heavily altered and extended, to the detriment of its character.  The structural report 
also shows it to be in relatively poor condition, requiring expensive remedial works.  It 
is therefore considered that in principle the demolition of the existing house would be 
acceptable provided that the replacement house is of an appropriate standard of 
design. 
 
Despite the applicants attempts to more closely mimic the neighbouring listed 
buildings, the general scale and design remains very similar. The supporting 
information provided with the application also does not constitute a proper design 
report but simply details the superficial materials and details to be applied.  As 
previously advised, a much more thorough analysis of the context and explanation of 
the rationale behind the design approach is required to demonstrate that the design 
is of appropriate quality for the location. 
 
In any case, as with the previous application the basic structure appears to be a 
generic box, designed in a utilitarian way around the internal spaces rather than 
genuinely being a response to its context.  It does not relate to the scale or grain of 
its surroundings in any meaningful way.  The proposed reconstituted Bath stone 
cladding (a limestone) is completely inappropriate for the character of the site.  A 
stick-on portico cannot make this structure relate satisfactorily to the neighbouring 
examples of classical architecture. Furthermore the position of the windows and the 
portico appear rather haphazard, creating an uncomfortable poorly balanced front 
elevation.   
 
Conclusion 
 
Whilst the applicant has made some limited alterations to the design and finish of the 
building they have still failed to demonstrate the rationale for the design and it is also 
considered that the general design remains inappropriate given the sensitive location 
of the site. This application is therefore recommended for refusal. 
 
DEVELOPMENT PLAN 
 
The strategic issue of relevance raised by the Perth and Kinross Structure 
Plan, 2003 is: 
 

• Environment and Resources Policy 8 
 
New developments which would adversely affect Listed Buildings, Conservation 
Areas … or their settings will not be permitted unless there is a proven public interest 
where social, economic or safety considerations outweighs the cultural interest in the 
site. 
 
The principal policies of relevance which are found in the Perth Central Area 
Local Plan, 1997 are: 
 

• The site lies within an area designated for residential uses where the Council 
will resist the loss of property currently used for housing and will support 
applications for new residential uses, provided amenity is not affected by 
adjoining land uses. (Policies 1-3 & 43-44). 
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• The Council requires appropriate provision of off-street parking for all new-
build housing (Policy 31) 

 
• Design guidance for development in a Conservation Area (Policy 54 and 

Annex 1). 
 

• Preference will be given to the adaption and extension of existing buildings in 
a sympathetic manner rather than redevelopment (Policy 12) 

 
• Policy 14 requires the Council to make use of its powers under the Town and 

Country Planning (Scotland) Act, 1997 to protect listed buildings and their 
setting. 

 
• Policy 54 states that proposals for new buildings, changes to the appearance 

of existing buildings and, where appropriate, demolition of buildings will be 
assessed having regard to the design guidelines applicable to Conservation 
Areas (Annex 1). 

 
• The design guidelines in Annex 1 encourages, in terms of wall finishes, the 

use of stone, reconstructed stone, faced concrete block, stucco and wetdash 
roughcast (in certain areas).  In all cases the choice of finishes must relate to 
the immediate surroundings. 

 
The Draft Perth and Kinross Local Development Plan is a material 
consideration in the assessment of this application. The principle policies of 
relevance are: 
 
Policy HE3: Conservation Areas 

 
• Policy HE3A: New Development 

 
There is a presumption in favour of development within a Conservation Area that 
preserves or enhances its character or appearance. The design, materials, scale and 
siting of new development within a conservation area, and development outwith an 
area that will impact upon its special qualities should be appropriate to its 
appearance, character and setting.  
 
Where a Conservation Area Appraisal has been undertaken for the area, the details 
contained in that appraisal should be used to guide the form and design of new 
development proposals.  
 
Applications for Planning Permission in Principle in Conservation Areas will not be 
considered acceptable without detailed plans, including elevations, which show the 
development in its setting. 
 

• Policy HE3B: Demolition within Conservation Areas 
 
When assessing applications for the demolition of unlisted buildings in Conservation 
Areas, the Council will give careful consideration to the merits of the building and its 
contribution to the character and appearance of the Conservation Area. Where a 
building is considered to be of value, either in itself or as part of a group, there will be 
a presumption in favour of its retention, restoration for the current or another 
appropriate use. 
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In those exceptional circumstances where demolition is considered acceptable and is 
to be followed by the redevelopment of the site, the application for proposed 
demolition should be accompanied by a detailed application for the replacement 
development. This is to allow for their consideration in parallel, and to ensure that the 
replacement scheme will enhance or preserve the character of the area and avoid 
the formation of gap sites. 
 
OTHER POLICIES 
 
Relevant advice from central government is contained in Historic Scotland’s Scottish 
Historic Environment Policy (SHEP) October 2008.  In particular, paragraph 3.59 
states that in instances where demolition is to be followed by re-development of the 
site, consent to demolish should only be granted where there are acceptable 
proposals for the new building. 
 
In addition, the Council is under a legal responsibility to pay ‘special attention’ to the 
desirability of preserving or enhancing the character or appearance of the 
Conservation Area and to have ‘special regard’ to the desirability of protecting the 
setting of listed buildings (Planning (Listed Buildings and Conservation Areas) 
(Scotland) Act 1997). 
 
SITE HISTORY 
 
03/01456/PPCA Demolition of existing dwellinghouse and erection of 5 new flats at 
24.03.2005 – REFUSED 
 
98/01632/FUL Removal of existing garage and erection of new garage to rear and 
sunlounge at 27.01.1999 – REFUSED 
 
99/00462/FUL Erection of garage and sun lounge extension to house at 25.08.1999 
– APPROVED 
 
06/00141/FUL Change of use of 8 apartment dwellinghouse to an 8 apartment house 
in multiple occupancy 13.03.2006 – APPROVED 
 
06/00581/FUL Demolition of existing building and erection of 5 flats 21.06.2006 – 
REFUSED 
 
06/00582/CON Demolition of existing dwellinghouse 21.06.2006 – REFUSED 
 
06/00687/FUL Extension to house to form sun lounge 18.07.2006 – REFUSED 
 
11/00734/FLL Erection of replacement dwellinghouse and garage 07.12.2011 – 
WITHDRAWN 
 
11/01019/CON Demolition of dwellinghouse and garage 07.12.2011 – WITHDRAWN 
 
11/02021/CONDemolition of dwellinghouse – REFUSED 
 
 
CONSULTATIONS/COMMENTS 

 
Conservation Team Object to proposals – see memo 

 
Education And Children's Services No education contribution required 
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Transport Planning No objection subject to conditions  

 
Perth And Kinross Area Archaeologist Advise that the site lies within an area of 

archaeological potential. Therefore request that 
any approval is subject to a condition regarding 
the implementation of an archaeological 
watching brief.  

 
 
TARGET DATE: 30 January 2012 
 
REPRESENTATIONS RECEIVED: 
 
Number Received: 1 
 
Summary of issues raised by objectors: 
 
One letter of objection received from the Architectural Heritage Society. The grounds 
of objection can be summarised as follows: 
 

• Poor design 
• Impact on character of conservation area 
• Insufficient justification for demolition of existing house 
• Renovation/alteration preferable option 
• Loss of existing substantial tree 

  
Response to issues raised by objectors: 
 
See report 
 
Additional Statements Received: 
 
Environment Statement n/a 
 
Screening Opinion n/a 
 
Environmental Impact Assessment n/a 
 
Appropriate Assessment n/a 
 
Design Statement or Design and Access Statement No 
 
Report on Impact or Potential Impact eg Flood Risk Assessment n/a 
 
Legal Agreement Required: 
 
No 
 
Direction by Scottish Ministers 
 
None 
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Reasons:- 
 
 1 The proposal development will have an adverse impact on the character and 

setting of nearby listed buildings and detract from the character and 
appearance of the Perth Central Conservation Area. The proposal does not 
therefore accord with Policy 14 of the Perth Central Area Local Plan 1997. 

 
 2 The proposed development is contrary to the Policy HE3 of the draft Perth 

and Kinross Local Development Plan as the proposals will have an adverse 
impact on the character and appearance of the Perth Central Conservation 
Area. 

 
 3 Approval would be contrary to the Planning Authority's statutory duties in the 

Planning (Listed Buildings and Conservation Areas) (Scotland) Act 1997 to 
have special regard to the character of Listed Buildings (Section 14(2)) and to 
Historic Scotland's 'Appendix 1 Guidelines for the Detailed Consideration of 
Listed Building and Conservation Area Consent Cases'. 

 
 4 Approval would be contrary to the Perth and Kinross Structure Plan, 

Environment and Resources Policy 8 that 'new development which would 
adversely affect Listed Buildings, Conservation Areas, ... or their setting will 
not be permitted unless there is a proven public interest ...' 

 
 5 The proposal does not accord with the advice in paragraph 2.44 of Historic 

Scotland’s Scottish Historic Environment Policy (SHEP) October 2008. This 
states that the planning authority and any other authority concerned, including 
Scottish Ministers, must pay special attention to the desirability of preserving 
or enhancing the character and appearance of the area when exercising their 
powers under the planning legislation. 

 
Justification 
 
1 The application fails to comply with the Planning (Listed Buildings and 

Conservation Areas) (Scotland) Act 1997, the policies of the development 
plan and supplementary planning guidance. 
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REPRESENTATIONS 
 
• Representation from The Architectural Heritage Society of 

Scotland, dated 9 December 2011 
• Representation from Perth and Kinross Heritage Trust, dated 

19 December 2011 
• Representation from Conservation Officer, dated 20 

December 2011 
• Representation from Transport Planning, dated 26 January 

2012 
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M e m o r
To: David Niven, TES

Date: 19 December 2011

Perth and Kinross Heritage Trust.
The Lodge, 4 York Place, Perth
PH2 8EP.

a n d u m
From: Sarah Malone, PKHT.

Tel: 01738 477080

11/02020/FLL: Erection of a dwellinghouse and garage at 31-33 King Street, Perth,
PH2 8JA.

Thank you for consulting PKHT on the above application.

I can confirm that the proposed development site lies within an area of archaeological potential.
Perth has rich medieval deposits, in particular, organic midden. The proposed development area is
out with the town’s medieval core, and by the 18th century it was situated in the grounds of St
James’ Hospital, or the backlands of the ‘new surburb’ of Pomarium. Midden deposits have been
recorded some 40m to the North on Paradise Place and similar deposits may survive in the
development area. Also, the proposed development site is located adjacent to the boundary of a
Carthusian monastery which was founded in the 15th Century. Little is know about this monastic site
and any archaeological evidence discovered which relates to this site would be highly significant.

Recommendation:
In line with Scottish Planning Policy historic environment section (paragraphs 110-112 and 123), it is
recommended that archaeological monitoring of all ground breaking works is implemented. It is
recommended that the following archaeological condition is attached to consent, if granted:
The developer shall secure the implementation of an archaeological watching brief, to be carried out by an
archaeological organisation acceptable to the planning authority, during development work. The retained
archaeological organisation shall be afforded access at all reasonable times and allowed to record and
recover items of interest and finds. Terms of Reference for the watching brief will be supplied by the Perth
and Kinross Heritage Trust. The name of the archaeological organisation retained by the developer shall
be given to the planning authority and to the Perth and Kinross Heritage Trust in writing not less than 14
days before development commences.

Notes:
1. Should consent be given, it is important that the developer, or his agent, contact me as soon as

possible. I can then explain the procedure of works required and prepared for them written
Terms of Reference.

2. This advice is based on information held on the Perth and Kinross Historic Environment Record. This
database of archaeological sites and historic buildings is regularly updated.
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M e m o r      

 

 
To   David Niven  
    
 
Your ref 11/02020/FLL, 21/CON 
 
 
Date  20/12/11 
 
The Environment Service 

a n d u m 
 

 
From  Rachel Haworth 

 
 
Our ref  * 
 
 
Tel No  75357 
 
Pullar House, 35 Kinnoull Street, Perth PH1 5GD

 
 
Conservation/Design comments 
31-33 King Street, Perth – demolition of dwellinghouse and erection of a 
dwellinghouse and garage 
 
31-33 King Street is an unlisted building within the Perth Central Conservation Area.  
Amended proposals have been received which aim to address issues with the previous 
submission.  However I would consider the proposals do not meet the standards of design 
required for the conservation area location. 
 
The existing building dates originally from the earlier 19th century but has been heavily 
altered and extended, to the detriment of its character.  The structural report also shows it to 
be in relatively poor condition, requiring expensive remedial works.  I therefore have no 
objection in principle to the demolition of the existing house and therefore to its replacement 
with an appropriate development. 
 
The supporting information provided with the application does not constitute a proper design 
report but simply details the superficial materials and details to be applied.  A much more 
thorough analysis of the context and explanation of the rationale behind the design approach 
is required to demonstrate that the design is of appropriate quality for the location. 
 
In addition, the basic structure appears to be a generic box, designed in a utilitarian way 
around the internal spaces rather than genuinely being a response to its context.  It does not 
relate to the scale or grain of its surroundings in any meaningful way.  The proposed 
reconstituted Bath stone cladding (a limestone) is completely inappropriate for the character 
of the site.  A stick-on portico cannot make this structure relate satisfactorily to the 
neighbouring examples of classical architecture. 
 
I therefore consider the proposed design fails to address its sensitive site appropriately, and I 
would recommend it is refused. 
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The Environment 
Service  

M E M O R A N D U M 
    

To David Niven From Niall Moran 
 Planning Officer  Transport Planning Technician  
   Transport Planning  
    
Our ref: NM Tel No. Ext 76512 
    
    
Your ref: 11/02020/FLL Date 25 January 2012 
  
 

Pullar House, 35 Kinnoull Street, Perth, PH1 5GD 

 
TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 1997, - ROADS (SCOTLAND) ACT 1984 
 
With reference to the application 11/02020/FLL for planning consent for:- Erection of a dwellinghouse 
and garage  31-33 King Street Perth PH2 8JA  for Mr And Mrs D Donaldson 
 
Insofar as the Roads matters are concerned I do not object to the proposed development provided the 
conditions indicated below are applied, in the interests of pedestrian and traffic safety.  
 
• Turning facilities shall be provided within the site to enable all vehicles to enter and leave in a 

forward gear. 
 
• A minimum of 2 No. car parking spaces shall be provided within the site. 
 
I trust these comments are of assistance. 
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