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Mr & Mrs McOmish g Baird Terrace, Crieff Grounds of Appeal Statement 15 September 2017 1

Grounds of Appeal Statement

Appeal against the refusal of planning permission by the Interim Head of
Planning for the proposed erection of a dwellinghouse

at Land 40 Metres South West of Glencoe, Baird Terrace, Crieff

On behalf of: Mr & Mrs G McOmish

Planning Application Ref: 17/00875/FLL

Contents:

1.0 Introduction & Purpose of Statement

2.0 Reasons for Requesting Review of Delegated Decision

3.0 Site & Surrounding Area

4.0 Planning History of Site

5.0 Proposed Development

6.0 KVaRj` 9YY\PNaV\[ V[ 9Q\]aRQ E=I

7.0 Addressing Reasons for Refusal

8.0 Summary & Conclusions

Supporting Documents (see List of Appeal Document)
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List of Documents submitted on behalf of the Appellant:

(All Documents have been submitted electronically on separate CD)

Appeal Documents:

Completed Appeal Form 15 September 2017

Grounds of Appeal Statement 15 September 2017

Appeal Covering Letter 15 September 2017

List of Appeal Documents 15 September 2017

Planning Application Documents:

SD01: Application Covering Letter

SD02: Submitted Application Form

SD03: Location Plan

SD04: Site Plan, Elevations & Sections

SD05: Supporting Planning Statement

SD06: SPS Appendix 1 - Copy of the 1983 Planning Permission for the site.

SD07: SPS Appendix 2 - <\]f \S aUR =V_RPa\_ \S IYN[[V[Tj` FRZ\_N[QbZ a\ aUR <UVRS >eRPbaVcR \S IR_aU
and Kinross District Council confirming positive assessment of the proposed development of this
site, June 1983

SD08: SPS Appendix 3 - Copy of the Roads Department Consultation Response from 2016 confirming no
objections to the proposed access arrangements for the site.

SD09: SPS Appendix 4 - Copy of Plan showing location of approved access for the site.

SD10: Landscape Layout

SD11: Photomontage

SD12: Tree Survey and Arboricultural Report

SD13: Tree Survey Appendix 2 - Schedule

SD14: Tree Survey Appendix 3 - Plan

SD15: Drainage Layout Plan

SD16: Application Registration Letter

SD17: Consultation Response - Contributions

SD18: Consultation Response g Environmental Health

SD19: Consultation Response g Transport Planning

SD20: Consultation Response g Biodiversity Officer

SD21: Report of Handling
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SD22: Decision Notice

Perth & Kinross Council Planning Portal link to original Planning Application:

http://planningapps.pkc.gov.uk/online-applications/simpleSearchResults.do?action=firstPage

Additional Documents prepared to address reasons for refusal:

SD23: Phase 1 Habitat Survey
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Mr & Mrs McOmish g Baird Terrace, Crieff Grounds of Appeal Statement 15 September 2017 4

1.0 Introduction & Purpose of Statement

1.1 This Grounds of Appeal Statement has been prepared by Chartered Town Planning

Consultants, John Handley Associates Ltd, on behalf of the appellants and

landowners, Mr and Mrs McOmish.

1.2 It is submitted in support of an Appeal against the refusal of planning permission for

the erection of a single dwelling house on a previously consented development site at

<NYYbZj` AVYY' to the rear of Baird Terrace, Crieff.

1.3 The application for planning permission was submitted to Perth and Kinross Council

on 16
th

May 2017 and was refused only four weeks later under delegated powers by

aUR <\b[PVYj` B[aR_VZ ARNQ \S IYN[[V[T \[ -+
th

June 2017 (see Supporting Document

SD22).

2.0 Reasons for RISWIUVMPK AIXMIY QJ <PVITMO ;IEH QJ @NEPPMPK[U
Refusal of Planning Permission

2.1 LUR B[aR_VZ ARNQ \S IYN[[V[Tj` _RN`\[` S\_ _RSb`NY \S aUR N]]YVPNaV\[ V` QV`Pb``RQ N[Q

addressed in section 7.0 below.

2.2 In summary, the N]]YVPNaV\[ dN` _RSb`RQ Of aUR <\b[PVYj` IYN[[V[T HSSVPR_` \[ aUR

grounds that:

(1) it would introduce backland development and establish an unwelcome precedent

for further similar developments which would have serious detrimental impact on the

amenity and character of the area;

(2) the proposed development fails to respect the prevailing established building line

within the area and would not be compatible with the amenity and character of the

surrounding area; and

(3) No detailed survey has been undertaken to establish the presence and potential

impact of development on any protected species on site.

2.3 However, in reaching this view, and by refusing this latest planning application, the

Planning Officers have failed to acknowledge and give N[f dRVTUa a\ aUR `VaRj`

planning history, and particularly the fact that Planning Permission was granted by

Perth & Kinross District Council for the development of a new dwelling house on this

site in 1983 (Supporting Document SD06).
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2.4 Whilst the 1983 Permission subsequently expired, it nonetheless established the

principle of development on the appeal site and is, in our opinion, a significant

material consideration in support of this planning application. A copy of the original

planning permission for this site is submitted as Document SD06.

2.5 In NQQVaV\[ a\ aUR SNVYb_R a\ TVcR N[f dRVTUa a\ aUR `VaRj` ]_RcV\b` ]YN[[V[T ]R_ZV``V\['

by refusing the application, the Planning Officers have also failed to acknowledge that

the site:

' falls within the Crieff settlement boundary as shown in the adopted LDP;

' benefits from an existing access; and

' is surrounded by residential development of a similar scale and type.

2.6 The precedent for residential development in this location, and on this specific plot,

has therefore already been accepted and established by the planning authority.

2.7 There is, therefore, no precedent to be set by development on this site as this is the

\[Yf _RZNV[V[T ]Y\a YRSa a\ OR QRcRY\]RQ Na <NYYbZj` AVYY)

2.8 The precedent of permitting new housing development in this location is already well

established, and this includes the granting of planning permission for a new house on

the application site in 1983.

2.9 The stated reasons for refusal of the application are therefore not appropriate and

conflict with the position adopted by the planning authority in 1983.

2.10 Given these failings and shortcomings, our clients _R^bR`a aUNa aUR <\b[PVYj` E\PNY

Review Body (LRB) re-assesses the particular merits and background to this

proposed develoment; and takes into account the matters summarised above, and

which are reviewed in further detail in the remainder of this Grounds of Appeal

Statement.

2.11 Following a proper review of the proposed development, and its planning history, it

will be clear to the LRB that planning permission can be granted, subject to

appropriate conditions. Similar to the position adopted by the Council in 1983.

2.12 In order to address the third reason for refusal (i.e. the lack of a detailed habitat

survey) our clients have instructed chartered ecologists Christopher Palmer

Landscape Architects to prepare the requested habitat survey. This survey is

submitted as Document SD23 and confirms that the proposed landscaping will

provide substantial opportunities to enhance the habitat and bio-diversity of the site.
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Request for Hearing

2.13 As noted in the Appeal Form, we would request that the LRB holds a hearing into this

appeal. This would allow the planning history of the site, including the previous

granting of planning permission, to be fully assessed and considered prior to the

determination of this appeal.

2.14 The remainder of this Grounds of Appeal Statement provides a summary of the

appeal site, the proposed development and its planning history, and then a review of

aUR B[aR_VZ ARNQ \S IYN[[V[Tj` _RN`\[` S\_ _RSb`NY)

Supporting Documents

2.15 This Grounds of Appeal Statement should be read in conjunction with the package of

accompanying statements and drawings which have been prepared on behalf of the

appellants. These are confirmed in the List of Appeal Documents and includes the

package of application drawings; Supporting Planning Statement; Landscape Plans,

Photomontage and Habitat Survey by Christopher Palmer Landscape Architects;

Tree Survey by Langton Tree Specialists; and the drainage layout prepared by Scott

Bennett Associates Consulting Engineers.

2.16 A detailed review of relevant planning policy is also set out in the Supporting Planning

Statement and is summarised at section 6.0 of this Grounds of Appeal Statement.
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3.0 Site Location & Surrounding Area

3.1 The application site is located on CalYbZj` AVYY Na aUR RN`aR_[ RQTR \S <_VRSS. The site

represents an opportunity for sustainable infill development, within the settlement

boundary. The principle of residential QRcRY\]ZR[a V[ aUV` N_RN \S <NYYbZj` AVYY has

already been established and this is the final infill plot left to be developed. A new

house on this plot will complete development in this part of Crieff g and on a plot that

was first approved for development in 1983 (see Documents SD06 & SD07).

3.2 The site is directly adjacent to the rear of Baird Terrace and the property known as

Glencoe and, as can be seen from the location plan below, would form a logical infill

to the existing houses in the area.

Site Location

3.3 The site is partially wooded and slopes upwards from Baird Terrace in a similar

manner to the adjacent development at Glencoe. The site is currently vacant and

overgrown and does not make a significant contribution to the landscape or amenity

of the local area.

3.4 There is an existing site access provided between numbers 8 and 10 Baird Terrace

on a strip of land retained by the applicant specifically for this purpose. The upkeep

and maintenance of this piece of land has been carried out by the applicant for the

purposes of providing future access to the development site.
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3.5 The location plan demonstrates that the natural, physical and logical settlement

boundary at this part of Crieff is the adjacent property known as Glencoe.

3.6 It should also be noted that planning permission was granted by Perth and Kinross

Council in October 2016 for a single dwelling to the east of 14 Baird Terrace, despite

that site being outwith the settlement boundary of Crieff. The principle of new

housing plots in this location has therefore been established by the Council, and there

is a clear precedent of support for such development in this location, and on this site.

3.7 The application site is therefore a logical, infill site and its development would round

off the settlement in this location.
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4.0 Relevant Planning History

4.1 As noted above, planning permission was granted for the erection of a split level

house and garage on this site on 11
th

July 1983 (Ref: PKD/83/512). This is a

significant material consideration in support of this current appeal.

4.2 The Director of Planning at that time granted planning permission as it was

considered that a house of low profile design could be acceptable at this location. A

copy of the planning permission is enclosed as Document SD06.

4.3 The Director of Planning outlined the reasoning behind granting the permission in a

Memorandum to the Chief Executive of Perth and Kinross District Council. This

Memorandum is attached as Document SD07, and given its relevance and

significance to this appeal, the comments are copied in full below:

hOutline planning consent is sought for the erection of a house and garage on a site

of approximately 0.1ha to the rear of No.8 Baird Terrace at Callums Hill, Crieff.

EMJ XNYJ NX QTHFYJI FIOFHJSY YT YMJ FUUQNHFSYbX J]NXYNSL MTZXJ \MNHM \FX LWFSYJI

consent on 23
rd

October, 1974 (Ref: T&CP 74/1304). It is proposed to take access to

the site via a strip of land between 8 and 10 Baird Terrace which the applicant

retained for this purpose.

There are a number of semi-mature beech trees on the site which would help to

screen any new house. The proposed house would not necessarily be any more

UWTRNSJSY YMFS YMJ FUUQNHFSYbX J]NXYNSL MTZXJ UWT[NIJI NY NX TK F QT\ UWTKNQJ IJXNLS*

This permission was granted as it was considered that a house of low profile design

could be acceptable at this location. The applicant has submitted sketches of a

aUWTGFGQJ MTZXJ Y^UJb \MNHM NX F Y\T XYTWJ^ MTZXJ \MNHM = KJJQ YT GJ ZSFHHJUYFGQJ

since the height of the house will make it much more prominent than the existing

house.

I have received one letter of objection to the proposal from the occupants of 8 Baird

Terrace and these are summarised below:-

1. The scale of the proposed development is out of character with existing

IJ[JQTURJSY NS 8FQQZRbX <NQQ*

2. The proposed access is inadequate and adjoins the living accommodation of No.

10 Baird Terrace.

3. The privacy of Nos. 6 and 8 Baird Terrace will be invaded.

4. There is no need for further development in this area.

In answer to the objections I would reply as follows:-

1. =Y NX FLWJJI YMFY YMJ aUWTGFGQJ MTZXJ Y^UJb XZGRNYYJI \TZQI GJ NSFUUWTUWNFYJ NS

this location, however, I do feel that a house of a low profile design could be

acceptable.

2. The Director of Roads has recommended conditional approval of the application.

The adjacent living accommodation is in fact a sun lounge which was built as an
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extension to the property and is located adjacent to the boundary of the site. The

Occupiers of No 10 Baird Terrace built this in the knowledge that the access strip

had been reserved for possible future development. As the access will serve only

one property, I do not feel that enjoyment of the sun lounge would be unduly

disrupted by the access. The occupiers of the house in question have not

objected to the planning application.

3. The site is somewhat higher that the existing houses and depending on the final

design of the proposed house I do not feel that the privacy of the existing houses

would be reduced to any greater degree that the FUUQNHFSYbX existing house which

affects the privacy of the houses below it.

In conclusion I feel that although the erection of new houses on Callums Hill should

be strictly controlled, there is sufficient space for individual houses. Approval of this

application would not necessarily set a precedent for more houses along the hillside

since there is not the same opportunity for access to other land at the rear of Baird

Terrace. In addition any further houses to the rear of Baird Terrace would be visible

from the southern side of Callums Hill, while the present proposal would not. I would

therefore recommend approval of the application subject to conditions restricting the

design of the proposed house and to retain the existing trees`.

4.4 It is therefore clear from this Memorandum that the Director of Planning undertook a

detailed assessment of the site and is ability to accommodate a new house.

4.5 This included specific consideration of relevant planning matters including: precedent;

landscape and visual impact; privacy and residential amenity; building design and

means of access. In essence, the very same considerations that the Planning

Officers have assessed in terms of the current planning application which is now the

subject of this appeal.

4.6 But in 1983, the Director of Planning considered that a new house of low profile

design could be accommodated on the site, without adversely affecting the character

or amenity of the existing adjacent properties or the wider area. In our opinion, these

conclusions remain entirely relevant today. Whilst there is a new development plan in

force and a new set of planning policies to be assessed, the planning considerations

relevant to this site and this proposed development are identical to those considered

in 1983.

4.7 Whilst the 1983 planning permission was not to our knowledge implemented and has

therefore now expired, this grant of consent clearly established the principle of

development on this site. This is a significant material consideration in support of this

appeal.

4.8 It should also be noted that the means of access which was proposed and approved

in 1983 is identical to the means of access now being proposed.
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4.9 Furthermore, this access has been established as confirmed in the plan approved in

1983 (Document SD09) and as shown in the photograph below.

Photograph showing existing access into site
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5.0 Proposed Development

5.1 The current proposal seeks planning permission for a single storey three-bedroom

dwelling with associated car parking and landscaping. It is proposed that the house

will have smooth, grey roof tiles and a light grey or light blue weatherboard cladding

and white roughcast on the exterior walls. Facias and windows will be white timber

and rainwater goods will be black upvc.

5.2 As can be seen from the accompanying photomontages prepared by Christopher

Palmer Associates Landscape Architects (Document SD11), the proposed

development has been designed to be sympathetic to the local area in terms of scale

N[Q ZN``V[T N[Q a\ _R`]RPa aUR R[cV_\[ZR[aNY ^bNYVaVR` \S <NYYbZj` AVYY)

5.3 An extract from the photomontage is provided below. This clearly demonstrates that

the proposed new house would be entirely appropriate and would not adversely affect

the local or wider landscape.

Extract from submitted Photomontage showing how the proposed house would
fit in the landscape

5.4 The site is in a sustainable location and the previous grant of consent in 1983

considered that a low profile, single storey dwelling would be appropriate at this

location.

5.5 It is proposed to take access via a strip of land between 8 and 10 Baird Terrace which

the applicant retained specifically for this purpose.

509



Mr & Mrs McOmish g Baird Terrace, Crieff Grounds of Appeal Statement 15 September 2017 13

5.6 It has been confirmed through the consultations on the planning application that the

<\b[PVYj` L_N[`]\_a IYN[[V[T KR_cVPR UN` [\ \OWRPaV\[ a\ aUR ]_\]\`RQ NPPR``

arrangements, and aUR <\b[PVYj` _\NQ` \SSVPR_` have confirmed that the proposed

NPPR`` ZRRa` aUR <\b[PVYj` aRPU[VPNY requirements (Document SD19).

5.7 It must also be noted that the previous grant of consent in 1983 specifically

considered the access proposals and found these to be acceptable and appropriate

for the site. As previously stated this access has been retained and maintained by

the applicant in order to facilitate the future use of the approved development site.
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6.0 BMVI[U Allocation in the Adopted Local Development Plan

6.1 A detailed review of relevant planning policy relating to the proposed development is

provided in the Supporting Planning Statement submitted with the planning

application and now included as Document SD05. The Planning HSSVPR_j` Report of

Handling for the application (Document SD21) also notes and lists relevant planning

policies. It is therefore not intended to repeat this detailed policy review in this

Grounds of Appeal Statement, and as mentioned above, the key determining issue

for this appeal is the previous granting of planning permission for this site.

6.2 As confirmed earlier, the appeal site is also identified as falling within the Crieff

settlement boundary and designated as part of an area where new housing is

specifically encouraged and supported by the Adopted Local Development Plan

through Policy RD1.

6.3 For ease of reference, the extract from the Crieff Proposals Map is reproduced below

with the location of the appeal site highlighted. This confirms its location within the

settlement boundary where there is a presumption in favour of new housing

development.

Extract from Adopted LDP Proposals Map showing location of appeal site
within the Crieff settlement boundary

6.4 It should be noted that the appeal site is not designated as an area of private or

public open space. It is not designated as a woodland area or amenity area in the

LDP, and it has not been designated or protected for its recreational or amenity value.

It is a vacant site, surrounded by existing and established housing, which has

previously been granted planning permission for the erection of a new house.

%2,*++
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6.5 LDP Policies RD1: Residential Areas and PM1: Placemaking are relevant to the

appeal proposals.

6.6 Policy RD1 advises that the LDP identifies areas of residential and compatible uses

where existing residential amenity will be protected and, where possible, improved.

6.7 Policy PM1A advises that development must contribute positively to the quality of the

surrounding built and natural environment. The design, density and siting of

development should respect the character and amenity of the place, and should

create and improve links within and, where practical, beyond the site. Proposals

should also incorporate new landscape and planting works appropriate to the local

context and the scale and nature of the development.

6.8 Policy PM1B advises that all proposals should meet the identified placemaking

criteria, including respecting site topography and the wider landscape character of the

area. Design and density should complement its surroundings in terms of

appearance, height, scale, massing, materials, finishes and colours; and new

development should respect an existing building line where appropriate, or establish

one where none exists.

6.9 As shown in the application drawings and supporting documents, including the

photomontage prepared by Chris Palmer Landscape Architects (Document SD11),

the proposals have been designed to meet these policy requirements. The new

development will be sympathetic to the local area in terms of scale, massing, height

and density. It respects the existing building line and the proposed siting and

landscaping of the development will respect the R[cV_\[ZR[aNY ^bNYVaVR` \S <NYYbZj`

Hill within which the new development will be set.
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7.0 Addressing the Reasons for Refusal

7.1 Despite the previous granting of planning permission for the erection of a new house

on the site, and the ]_\]\`RQ QRcRY\]ZR[aj` NPcordance with the relevant policies of

the Adopted Local Plan, the Interim Head of Planning refused the application for the

reasons copied below:

_1. The proposed development is contrary to Policy RD1 of the Perth and Kinross
Local Development Plan 2014 as the proposals will introduce backland
development which would have a significant impact on both neighbouring amenity
and the character of the landscape. Its approval would also establish an
unwelcome precedent for further similar developments which would have a
serious detrimental impact on the amenity and character of the area.

2. The proposal is contrary to Policy PM1A and PM1B of the Perth and Kinross
Local Development Plan 2014 as the proposed development would fail to
contribute positively to the quality of the surrounding built and natural
environment and would introduce backland development which fails to respect
the prevailing established building line within the area and would not be
compatible with the amenity and character of the surrounding area.

3. The proposal is contrary to Policy NE3 of the Perth and Kinross Local
Development Plan 2014 as the felling of trees on the site is considered to
potentially impact on the habitat of protected species including birds, bats and red
squirrels all of which have been identified as being present in the immediate area.
No detailed survey has been undertaken to establish the presence and potential
impact of development on any protected species on site.

Justification

The proposal is not in accordance with the Development Plan and there are no
material reasons which justify departing from the Development Plan*`

7.2 We do not accept these reasons for refusal and have addressed each reason in this

section of the Grounds of Appeal Statement.

Reason 1 M It would introduce backland development and establish an
unwelcome precedent for further similar developments which would have
serious detrimental impact on the amenity and character of the area

7.3 The first reason for refusal is concerned with hbacklandi development, the creation of

an unwelcome precedent and the impact on the amenity and character of the area.

We do not agree with this reason. The proposed development is a logical infill

development in a sustainable location on a site that has previously been granted

planning permission for the erection of a new house and access. It V` [\a hONPXYN[Qi

development.
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7.4 Policy RD1 advises that the LDP identifies areas of residential and compatible uses

where existing residential amenity will be protected and where possible retained. The

proposed development site is located within the settlement boundary of Crieff,

adjacent to existing residential development. Therefore the principle of further

residential development is considered to be acceptable at this location.

7.5 The granting of planning permission in 1983 for this site further confirms the

acceptability of new development in this location, and at that time, the Director of

IYN[[V[T P\[PYbQRQ aUNa5 hApproval of this application would not necessarily set a

precedent for more houses along the hillside since there is not the same opportunity

for access to other land at the rear of Baird Terrace. In addition any further houses to

YMJ WJFW TK 7FNWI EJWWFHJ \TZQI GJ [NXNGQJ KWTR YMJ XTZYMJWS XNIJ TK 8FQQZRX <NQQ(` .

7.6 Precedent is not therefore a valid concern. There is no precedent to be set by this

development as this is the \[Yf _RZNV[V[T ]Y\a YRSa a\ OR QRcRY\]RQ Na <NYYbZj` AVYY)

The precedent of permitting new housing development in this location is already well

established, and this includes the granting of planning permission for a new house on

the application site in 1983.

7.7 Even if this were not the case, the Council must judge every planning application on

its own merits. The accompanying supporting documents and plans demonstrate the

proposal has been designed to take into account and respect the character and

amenity of the local area and it is therefore considered that the proposals comply with

Policy RD1 of the adopted LDP. The first reason for refusal is therefore not justified.

Reason 2 M the proposed development fails to respect the prevailing
established building line within the area and would not be compatible with the
amenity and character of the surrounding area

7.8 The proposals will not have a detrimental impact on the amenity of neighbouring

properties or the character of the landscape at this location. This is demonstrated by

the accompanying photomontages (Document SD11) and the new landscaping

proposals that have been prepared by Christopher Palmer Landscape Architects

(Document SD10).

7.9 These documents demonstrate that the existing trees on site that are required to be

felled as a result of the proposed development are either in poor condition or are

lacking in appropriate woodland management, and their removal can be mitigated

through the new planting and landscaping proposals for the site.

514



Mr & Mrs McOmish g Baird Terrace, Crieff Grounds of Appeal Statement 15 September 2017 18

7.10 The proposed development has been designed to take account of the site topography

as well as the wider landscape character of the area. The proposed new dwelling has

been designed to complement the existing low density nature of the surrounding

dwellings in terms of appearance, scale height, massing, materials and finishes.

7.11 The proposal respects the existing building line created to the rear of Baird Terrace

by the previous development of the property known as Glencoe. The access has

been retained by the applicant for many years in order to protect the future delivery of

the site for a single dwelling as granted planning permission in 1983.

7.12 The proposals will therefore contribute positively to the quality of the surrounding built

and natural environment, and dVYY [\a V[a_\QbPR hONPXYN[Q QRcRY\]ZR[ai as it is

considered this site is an infill site which benefits from a previous grant of planning

permission, albeit expired.

7.13 The accompanying drawings and photomontage demonstrate that the development

respects the established building line created by the erection of the property known

as Glencoe. The site is within the settlement boundary of Crieff and it is therefore an

appropriate and sustainable site, suitable for further residential development. The

proposals have been designed to be compatible with the amenity and character of the

surrounding area.

7.14 The proposals therefore satisfy the requirements of Policy PM1A and PM1B of the

LDP. The second reason for refusal is therefore not justified.

Reason 3 M No detailed survey has been undertaken to establish the presence
and potential impact of development on any protected species on site.

7.15 In order to address the third reason for refusal our clients have instructed chartered

ecologists Christopher Palmer Landscape Architects to prepare the requested habitat

survey. This survey is submitted as Document SD23 and confirms that the proposed

landscaping will provide substantial opportunities to enhance the habitat and bio-

diversity of the site.

7.16 Ba `U\bYQ NY`\ OR [\aRQ aUNa aUR <\b[PVYj` OV\-diversity officer recommended a series

of conditions to address any ecology-related matters. Rather than refuse the

application on this basis, the Planning Officers could have imposed a condition

requiring the submission of a habitat survey prior to commencement of works on site

as recommended by the bio-diversity officer (Document SD20).

7.17 The proposals are therefore not contrary to Policy NE3 of the LDP, and the third reason

for refusal is not justified.
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Summary

7.18 For the reasons stated above, we do not agree, or accept the reasons for refusal

given by the Interim Head of Planning.

7.19 Given these failings and shortcomings, we would urge the LRB to reassess the

particular merits and background to this proposed development, and following a

proper review of the proposed development, and its planning history, it will be clear to

the LRB that planning permission can be granted, subject to appropriate conditions.

Similar to the position adopted by the Council in 1983 (Documents SD06 and SD07).
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8.0 Summary & Conclusions

8.1 The application site has a long-established planning history and is considered to be

appropriate for the development of a single dwelling house of the type and scale

being proposed.

8.2 The site is located in an established residential area and provides an opportunity for

sustainable infill development within the defined settlement boundary of Crieff.

8.3 Most significantly, the principle of new housing development on this site has been

established by the earlier granting of planning permission. Whilst the previous

permission for the site has expired, it nonetheless established the principle of

development on this site.

8.4 This is a significant material consideration in support of this proposed development

which has been given no weight by the Interim Head of Planning in his assessment

and determination of this current planning application.

8.5 In refusing the application, the Planning Officers have failed to give any weight to the

`VaRj` ]YN[[V[T UV`a\_f N[Q UNcR SNVYRQ a\ NPX[\dYRQTR aUNa aUR N]]YVPNaV\[ `VaR

benefited from a previous consent.

8.6 The precedent for residential development in this location, and on this specific plot,

has therefore already been accepted and established by the planning authority. This

is the SV[NY ]Y\a YRSa a\ OR QRcRY\]RQ Na <NYYbZj` AVYY) A new house on the proposed

site will therefore effectively complete development in this part of Crieff.

8.7 The proposal has been designed to integrate with and respect the local landscape

and adjacent residential uses. The proposal is considered to be entirely appropriate

for the site. It is an appropriate form and scale of development and would sit

comfortably within the local environment and surrounding area, and would be a

positive contribution to the settlement edge of Crieff, providing new housing in an

accessible and sustainable location.

8.8 The reasons for refusal are therefore not appropriate or justified, and conflict with the

position previously adopted by the planning authority.

8.9 We would therefore respectfully request that this appeal is upheld, and the Local

Review Body grants planning permission subject to appropriate conditions. Similar to

the position previously adopted by the planning authority.
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8.8 As noted earlier in this Statement, we would welcome the opportunity to present this

evidence to the Local Review Body by way of a Hearing. We would also be happy to

agree suitable conditions for the planning permissions if the Local Review Body is so

minded.
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Ref: Baird Terrace, Crieff - Planning Application Covering Letter

16 May 2017

Perth and Kinross Council
Development Management
Pullar House
35 Kinnoull Street
Perth
PH1 5GD
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D0 INGM%G@MCKDV1INGMG@MCKDV%BN%SJ

Dear Sirs,

Application for Planning Permission for the erection of a single dwelling house on
4;F> ;K /;DDLEOJ 2CDD% KG KB? I?;I G@ .;CI> 9?II;=?% /IC?@@

On behalf of: Mr & Mrs G McOmish

Eplanning Reference: 100042066-001

We refer to previous discussions with your Mr David Niven in connection with the above matter, and

can confirm that we have today submitted a formal Application for Planning Permission for the

proposed development of our cYVR[aj` `VaR Na 9NYYbZj` ?VYY' a\ aUR _RN_ \S 8NV_Q JR__NPR' 9_VRSS)

This application was submitted via the eplanningscotland website (online reference: 100042066-001),

N[Q V` N h_R`bOZV``V\[i S\YY\dV[T aUR _RSb`NY \S N[ VQR[aVPNY N]]YVPNaV\[ S\_ aUV` `VaR %HRS5

16/00517/FLL) under delegated powers on 23
rd

May 2016.

JUR -+,1 N]]YVPNaV\[ dN` _RSb`RQ Of aUR 9\b[PVYj` GYN[[V[T FSSVPR_` \[ aUR T_\b[Q` aUNa5 (1) it would

introduce hbacklandi development and establish an unwelcome precedent for further similar

developments which would have serious detrimental impact on the amenity and character of the area;

(2) the proposed development fails to respect the prevailing established building line within the area

and would not be compatible with the amenity and character of the surrounding area; and (3) the

proposals fail to employ SUDS measures.

However, in reaching this view and by refusing the 2016 planning application, the Planning Officers

SNVYRQ a\ NPX[\dYRQTR N[Q TVcR N[f dRVTUa a\ aUR `VaRj` ]YN[[V[T UV`a\_f' N[Q ]N_aVPbYN_Yf aUR SNPa aUNa

Planning Permission was granted by Perth & Kinross District Council in 1983 for the development of a

new dwelling house on this site.

Whilst the 1983 Permission subsequently expired, it nonetheless established the principle of

development on this site, and is a significant material consideration in support of this proposal.

In refusing the 2016 application, the Planning Officers also failed to acknowledge that the application

site falls within the existing Crieff settlement boundary; the site benefits from an existing access point;

and it is surrounded by residential development of a similar scale and type.

The precedent for residential development in this location, and on this specific plot, has therefore

already been accepted and established by the planning authority.

The stated reasons for refusal of the 2016 application are therefore not appropriate and conflict with

the position adopted by the planning authority in 1983. Given these shortcomings, the applicant has

chosen to resubmit this current planning application and draw specific attention a\ aUR `VaRj` ]YN[[V[T

history as a significant material consideration in support of this proposed development.

Contd./
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In order to address the reasons for refusal of the 2016 application, further information is therefore

]_\cVQRQ V[ aUR dNf \S aUR ,43. GYN[[V[T GR_ZV``V\[ N[Q aUR ;V_RPa\_ \S GYN[[V[Tj` N``R``ZRnt of the

1983 proposal (see Appendix 1 and 2 of the submitted Supporting Planning Statement); along with a

photomontage by Christopher Palmer Landscape Architects which demonstrates that the proposed

development can be introduced into the site without adversely impacting upon the amenity and

character of the surrounding area. To address the third reason for refusal a drainage strategy has

been prepared by Scott Bennett Associates Consulting Engineers, and is also submitted in support of

this latest application. Whilst not featuring as a reason for refusal, a Tree Survey and landscaping

proposals have also been prepared and submitted in support of this latest application.

In addition to the completed Forms and Certificates, a substantial level of supporting information has

therefore been prepared in support of thisis application, and specifically to address the issues raised in

the reasons for refusal of the 2016 application.

The full set of submitted application documents therefore comprises the following:

' Completed, signed & dated Application Form & Ownership Certificate;

' Site Location Plan;

' Supporting Planning Statement;

' Copy of 1983 Planning Permission for the site (Appendix 1 of Supporting Planning Statement);

' C\]f \S ;V_RPa\_ \S GYN[[V[Tj` DRZ\_N[QbZ a\ aUR 9UVRS <eRPbaVcR \S GR_aU N[Q BV[_\`` ;V`a_VPa

Council confirming positive assessment of the proposed development of this site (Appendix 2 of

the Supping Planning Statement);

' Copy of Roads Department Consultation Response from 2016 confirming no objections to the

proposed access arrangements for the site (Appendix 3 of Supporting Planning Statement);

' Copy of Plan showing location of approved access for the site (Appendix 4 of the Supporting

Planning Statement);

' Photomontage of the site prepared by Christopher Palmer Landscape Architects;

' Tree Survey and Plans prepared by Langdon Tree Specialists and Christopher Palmer Associates;

' Landscaping proposals prepared by Christopher Palmer Associates;

' SUDS Layout Plan prepared by Consulting Engineers, Scott Bennett Associates; and

' Elevation, Floor and Section Plans.s.

Due to large file sizes, it was not possible to upload all supporting documents and drawings to the

eplanningscotland website. We have therefore provided an electronic copy of the full set of

application documents and drawings on the enclosed CD, and would ask you to accept these as the

submitted documents.

As this application is a resubmission within 12 months of the earlier refusal of planning permission (on

2323
rdrd

May 2016), there is no application fee associated with this planning application.

We trust the above and enclosed information will enable you to progress our clients planning

application in a positive manner, and we look forward to progressing this application with you. In the

meantime, should you require to discuss any aspect of this application, please do not hesitate to

contact us.

Yours faithfully

John Handley
Director
John Handley Associates Ltd
On behalf of Mr & Mrs G McOmish

Enc: CD containing an electronic copy of all documents and drawings.
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Supporting Planning Statement

Erection of a single dwelling house

Land at Baird Terrace, Crieff

Mr & Mrs McOmish

Contents:

1.0 Introduction, Overview & Purpose of Statement

2.0 Site & Surrounding Area

3.0 Planning History of Site

4.0 Proposed Development

5.0 Assessment of Relevant Planning Policy

6.0 Summary & Conclusions

Appendices:

Appendix 1: Copy of the 1983 Planning Permission for the site.

Appendix 2: 9\]f \S aUR ;V_RPa\_ \S GYN[[V[Tj` DRZ\_N[QbZ a\ aUR 9UVRS <eRPbaVcR \S

Perth and Kinross District Council confirming positive assessment of the

proposed development of this site, June 1983.

Appendix 3: Copy of the Roads Department Consultation Response from 2016 confirming

no objections to the proposed access arrangements for the site.

Appendix 4: Copy of Plan showing location of approved access for the site.

.
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1.0 Introduction, Overview & Purpose of Statement

1.1 This Supporting Planning Statement has been prepared by Chartered Town Planning

Consultants, John Handley Associates Ltd, on behalf of the applicants and

landowners, Mr and Mrs McOmish. It is submitted in support of an application for

planning permission for the erection of a single dwelling house on land Na 9NYYbZj`

Hill, to the rear of Baird Terrace, Crieff.

1.2 This latest planning application is a resubmission following the refusal of an identical

application (Ref: 16/00517/FLL) under delegated powers on 23
rd

May 2016.

1.3 JUR -+,1 N]]YVPNaV\[ dN` _RSb`RQ Of aUR 9\b[PVYj` GYN[[V[T FSSVPR_` \[ aUR T_\b[Q`

that: (1) it would introduce backland development and establish an unwelcome

precedent for further similar developments which would have serious detrimental

impact on the amenity and character of the area; (2) the proposed development fails

to respect the prevailing established building line within the area and would not be

compatible with the amenity and character of the surrounding area; and (3) the

proposals fail to employ SUDS measures.

1.4 However, in reaching this view and by refusing the 2016 planning application, the

GYN[[V[T FSSVPR_` SNVYRQ a\ NPX[\dYRQTR N[Q TVcR N[f dRVTUa a\ aUR `VaRj` ]YN[[V[T

history, and particularly the fact that Planning Permission was granted by Perth &

Kinross District Council in 1983 for the development of a new dwelling house on this

site.

1.5 Whilst the 1983 Permission subsequently expired, it nonetheless established the

principle of development on this site and is a significant material consideration in

support of this proposal.

1.6 In refusing the 2016 application, the Planning Officers also failed to acknowledge that

the application site falls within the existing Crieff settlement boundary; the site

benefits from an existing access; and it is surrounded by residential development of a

similar scale and type.

1.7 The precedent for residential development in this location, and on this specific plot,

has already been accepted and established by the planning authority.

1.8 There is, therefore, no precedent to be set by development on this site as this is the

\[Yf _RZNV[V[T ]Y\a YRSa a\ OR QRcRY\]RQ Na 9NYYbZj` ?VYY)
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1.9 The precedent of permitting new housing development in this location is already well

established, and this includes the granting of planning permission for a new house on

the application site in 1983.

1.10 The stated reasons for refusal of the 2016 application are therefore not appropriate

and conflict with the position adopted by the planning authority in 1983.

1.11 Given these shortcomings, the applicant has chosen to resubmit this current planning

application and draw specific NaaR[aV\[ a\ aUR `VaRj` ]YN[[V[T UV`a\_f)

1.12 In order to address the reasons for refusal of the 2016 application, further information

is therefore provided in the way of the 1983 Planning Permission and the Director of

GYN[[V[Tj` assessment of the 1983 proposal (see Appendix 1 and 2); along with a

photomontage by Christopher Palmer Landscape Architects which demonstrates that

the proposed development can be introduced into the site without adversely

impacting upon the amenity and character of the surrounding area. To address the

third reason for refusal a drainage layout has been prepared by Scott Bennett

Associates Consulting Engineers, and is submitted in support of this application.

Whilst not featuring as a reason for refusal, a Tree Survey and landscaping proposals

have also been prepared by Langdon Tree Specialists and Christopher Palmer

Landscape Architects and are submitted in support of this latest application.

1.13 This Supporting Planning Statement therefore provides a review of the site and its

recent planning history; an overview of the proposed development; and an

assessment of relevant planning policy to set out why planning permission should be

granted for the development. The Statement is structured as follows:

Section 2: Describes the site and surrounding area.

Section 3: Reviews the planning history of the site.

Section 4: Provides an overview of current proposals.

Section 5: Summarises relevant planning policy.

Section 6: Provides a summary and conclusions.

1.14 This Supporting Planning Statement should be read in conjunction with the package

of accompanying statements and drawings which have been prepared on behalf of

the applicant, including the application drawings; the photomontage by Christopher

Palmer Landscape Architects; and the drainage layout prepared by Scott Bennett

Associates Consulting Engineers

1.15 A detailed review of relevant planning policy is set out below, along with further

details on the background to this site and its planning history.
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2.0 Site Location & Surrounding Area

2.1 The application site is located on CalYbZj` ?VYY Na aUR RN`aR_[ RQTR \S 9_VRSS. The site

represents an opportunity for sustainable infill development, within the settlement

boundary. The principle of residential QRcRY\]ZR[a V[ aUV` N_RN \S 9NYYbZj` ?VYY has

already been established and this is the final infill plot left to be developed. A new

house on this plot will complete development in this part of Crieff g and on a plot that

was first approved for development in 1983 (see Appendix 1 & 2).

2.2 The site is directly adjacent to the rear of Baird Terrace and the property known as

Glencoe and, as can be seen from the location plan below, would form a logical infill

to the existing houses in the area.

Site Location

2.3 The site is partially wooded and slopes upwards from Baird Terrace in a similar

manner to the adjacent development at Glencoe. The site is currently vacant and

overgrown and does not make a significant contribution to the landscape or amenity

of the local area.

2.4 There is an existing site access provided between numbers 8 and 10 Baird Terrace

on a strip of land retained by the applicant specifically for this purpose. The upkeep

and maintenance of this piece of land has been carried out by the applicant for the

purposes of providing future access to the development site.
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2.5 The location plan demonstrates that the natural, physical and logical settlement

boundary at this part of Crieff is the adjacent property known as Glencoe.

2.6 It should also be noted that planning permission was granted by Perth and Kinross

Council in October 2016 for a single dwelling to the east of 14 Baird Terrace, despite

that site being outwith the settlement boundary of Crieff. The principle of new

housing plots in this location has therefore been established by the Council, and there

is a clear precedent of support for such development in this location, and on this site.

2.7 The application site is therefore a logical, infill site and its development would round

off the settlement in this location.
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3.0 Planning History

3.1 This section reviews the relevant planning history relating to the application site.

1983 Planning Permission

3.2 As noted above, planning permission was granted on 11
th

July 1983 (Ref:

PKD/83/512) QZ] e_SP P]PN_TZY ZQ L ^[WT_ WPaPW SZ`^P LYO RL]LRP ZY ^T_P _Z ]PL] ZQ 5

9LT]O HP]]LNP) ;LWW`X^ ?TWW) ;]TPQQf. The Director of Planning at the time granted

planning permission as it was considered that a house of low profile design could be

acceptable at this location. A copy of the planning permission is enclosed as

Appendix 1.

3.3 The Director of Planning outlined the reasoning behind granting the permission in a

Memorandum to the Chief Executive of Perth and Kinross District Council. This

Memorandum is attached as Appendix 2, and its comments are copied below:

hOutline planning consent is sought for the erection of a house and garage on a site

of approximately 0.1ha to the rear of No.8 Baird Terrace at Callums Hill, Crieff.

The site is located adjacent _Z _SP L[[WTNLY_h^ PcT^_TYR SZ`^P bSTNS bL^ R]LY_PO

consent on 23
rd

October, 1974 (Ref: T&CP 74/1304). It is proposed to take access to

the site via a strip of land between 8 and 10 Baird Terrace which the applicant

retained for this purpose.

There are a number of semi-mature beech trees on the site which would help to

screen any new house. The proposed house would not necessarily be any more

[]ZXTYPY_ _SLY _SP L[[WTNLY_h^ PcT^_TYR SZ`^P []ZaTOPO T_ T^ ZQ L WZb []ZQTWP OP^TRY+

This permission was granted as it was considered that a house of low profile design

could be acceptable at this location. The applicant has submitted sketches of a

g[]ZMLMWP SZ`^P _d[Ph bSTNS T^ L _bZ ^_Z]Pd SZ`^P bSTNS @ QPPW _Z MP `YLNNP[_LMWP

since the height of the house will make it much more prominent than the existing

house.

I have received one letter of objection to the proposal from the occupants of 8 Baird

Terrace and these are summarised below:-

1. The scale of the proposed development is out of character with existing

devPWZ[XPY_ TY ;LWW`Xh^ ?TWW+

2. The proposed access is inadequate and adjoins the living accommodation of No.

10 Baird Terrace.

3. The privacy of Nos. 6 and 8 Baird Terrace will be invaded.

4. There is no need for further development in this area.

In answer to the objections I would reply as follows:-

1. @_ T^ LR]PPO _SL_ _SP g[]ZMLMWP SZ`^P _d[Ph ^`MXT__PO bZ`WO MP TYL[[]Z[]TL_P TY
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this location, however, I do feel that a house of a low profile design could be

acceptable.

2. The Director of Roads has recommended conditional approval of the application.

The adjacent living accommodation is in fact a sun lounge which was built as an

extension to the property and is located adjacent to the boundary of the site. The

Occupiers of No 10 Baird Terrace built this in the knowledge that the access strip

had been reserved for possible future development. As the access will serve only

one property, I do not feel that enjoyment of the sun lounge would be unduly

disrupted by the access. The occupiers of the house in question have not

objected to the planning application.

3. The site is somewhat higher that the existing houses and depending on the final

design of the proposed house I do not feel that the privacy of the existing houses

would be reduced to any greater degree that the L[[WTNLY_h^ existing house which

affects the privacy of the houses below it.

In conclusion I feel that although the erection of new houses on Callums Hill should

be strictly controlled, there is sufficient space for individual houses. Approval of this

application would not necessarily set a precedent for more houses along the hillside

since there is not the same opportunity for access to other land at the rear of Baird

Terrace. In addition any further houses to the rear of Baird Terrace would be visible

from the southern side of Callums Hill, while the present proposal would not. I would

therefore recommend approval of the application subject to conditions restricting the

design of the proposed house and to retain the existing treesf.

3.4 It is therefore clear from this Memorandum that the Director of Planning undertook a

detailed assessment of the site and is ability to accommodate a new house on this

site. The Director of Planning considered that a new house of low profile design

could be accommodated on the site, without adversely affecting the character or

amenity of the existing adjacent properties or the wider area. These conclusions

remain entirely relevant today.

3.5 Whilst the 1983 planning permission was not to our knowledge implemented and has

therefore now expired, this grant of consent clearly established the principle of

development on this site.

3.6 It should also be noted that the means of access which was proposed and approved

in 1983 is identical to the means of access now being proposed. Furthermore, this

access has been established as confirmed in the plan approved in 1983 (Appendix 4)

and as shown in the photograph below.
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Photograph showing existing access into site

2016 Application

3.7 As noted earlier, the applicant applied most recently for planning permission for a split

level single storey dwelling on the application site with access via the retained strip of

land between Nos. 8 and 10 Baird Terrace. This application (Ref: 16/00517/FLL) was

refused under delegated powers on 23
rdrd

May 2016.

3.8 The reasons for refusal were as follows:

1.1. Development is contrary to Policy RD1 of the Local Development Plan 2014 as

the proposals will introduce backland development which would have a significant

impact on both neighbouring amenity and the character of the landscape. Its

approval would also establish an unwelcome precedent for further similar

developments which would have serious detrimental impact on the amenity and

character of the area.

2.2. The proposal is contrary to Policy PM1A and PM1B of the LDP 2014 as the

proposed development would fail to contribute positively to the quality of the

surrounding built and natural environment and would introduce backland

development which fails to respect the prevailing established building line within

the area and would not be compatible with the amenity and character of the

surrounding area.

3.3. The proposed development is contrary to Policy EP3C of the LDP 2014 as the

proposals fail to employ SUDS measures.
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3.9 However, and as explained above, the Planning Officers failed to acknowledge and

give any weight to thR `VaRj` ]YN[[V[T UV`a\_f' N[Q ]N_aVPbYN_Yf aUR SNPa aUNa GYN[[V[T

Permission was granted by Perth & Kinross District Council in 1983 for the

development of a new dwelling house on this site.

3.10 Whilst the 1983 Permission subsequently expired, it nonetheless established the

principle of development on this site and is a significant material consideration in

support of this proposal.

3.11 In refusing the 2016 application, the Planning Officers also failed to acknowledge that

the application site falls within the existing Crieff settlement boundary; that the site

benefits from an existing access; and it is surrounded by residential development of a

similar scale and type. The precedent for residential development in this location,

and on this specific plot, has therefore already been accepted and established by the

planning authority.

3.12 There is, therefore, no precedent to be set by development on this site as this is the

\[Yf _RZNV[V[T ]Y\a YRSa a\ OR QRcRY\]RQ Na 9NYYbZj` ?VYY)

3.13 The stated reasons for refusal of the 2016 application are therefore not appropriate

and conflict with the position adopted by the planning authority in 1983.

3.14 Given these shortcomings, the applicant has chosen to resubmit this current planning

application and draw specific attention to aUR `VaRj` ]YN[[V[T UV`a\_f)
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4.0 Proposed Development

4.1 The current proposal is identical to that proposed in 2016 and seeks planning

permission for a single storey three-bedroom dwelling with associated car parking

and landscaping. It is proposed that the house will have smooth, grey roof tiles and

a light grey or light blue weatherboard cladding and white roughcast on the exterior

walls. Facias and windows will be white timber and rainwater goods will be black

upvc.

4.2 As can be seen from the accompanying photomontages prepared by Christopher

Palmer Associates Landscape Architects, the proposed development has been

designed to be sympathetic to the local area in terms of scale and massing and offers

an excellent design opportunity to create a unique development that contributes to

aUR R[cV_\[ZR[aNY ^bNYVaVR` \S 9NYYbZj` ?VYY)

4.3 An extract from the photomontage is provided below. This clearly demonstrates that

the proposed new house would be entirely appropriate and would not adversely affect

the local or wider landscape.

Extract from submitted Photomontage showing how the proposed house would
fit in the landscape

4.4 The site is in a sustainable location and the previous grant of consent in 1983

considered that a low profile, single storey dwelling would be appropriate at this

location.

4.5 It is proposed to take access via a strip of land between 8 and 10 Baird Terrace which

the applicant retained specifically for this purpose.
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4.6 It has been confirmed through the consultation on the 2016 application (Ref:

16/00517/FLL) that the 9\b[PVYj` J_N[`]\_a GYN[[V[T IR_cVPR had no objection to the

proposed access arrangements. The Consultation Response issued at that time (See

Appendix 3) stated that:

eInsofar 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. I would note that the concerns raised by objectors

relating to emergency vehicle access are matter for building standards.

Conditions: Prior to the occupation or use of the approved development the vehicular

access shall be formed in accordance with specification Type A, Fig 5.5 access detail

to the satisfaction of the Planning Authority.

Prior to the occupation or use of the approved development a minimum of 2 car

parking spaces shall be provided within the site.

The gradient of the access shall not exceed 3% for the first 5 metres measured back

from the edge of the carriageway and the access shall be constructed so that no

^`]QLNP bL_P] T^ OT^NSL]RPO _Z _SP [`MWTN ]ZLO+f

4.7 D\_R _RPR[a QV`Pb``V\[` dVaU aUR 9\b[PVYj` J_N[`]\_a GYN[[V[T JRNZ V[ DN_PU -+,2

UNcR P\[SV_ZRQ aUNa aUR ]_\]\`RQ NPPR`` ZRRa` aUR 9\b[PVYj` aRPU[VPNY _R^bV_RZR[a`.

4.8 It must also be noted that the previous grant of consent in 1983 specifically

considered the access proposals and found these to be acceptable and appropriate

for the site. As previously stated this access has been retained and maintained by

the applicant in order to facilitate the future use of the approved development site.
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5.0 Relevant Planning Policy

5.1 This section outlines and assesses the proposal against the policies contained within

the Development Plan and other material considerations relevant to the proposal. It

includes a review of the planning application against the relevant sections of Scottish

Planning Policy, as well as the Approved Strategic Development Plan and Adopted

Local Plan.

Development Plan

5.2 Section 25 of the Town & Country Planning (Scotland) Act 1997 states that eJSP]P TY

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

`YWP^^ XL_P]TLW NZY^TOP]L_TZY^ TYOTNL_P Z_SP]bT^Pf+

5.3 The current development plan comprises the TAYPlan Strategic Development Plan

2012 and the Perth and Kinross Local Development Plan 2014.

TAYPlan Strategic Development Plan (2012)

5.4 The TAYPlan Strategic Development Plan was approved by Scottish Ministers in

2012. Due to the relatively small scale, and local nature of the proposals, there is no

directly relevant strategic policy applicable to this type of development.

5.5 Whilst there are no specific policies or strategies directly relevant to this proposal

TAYplan sets out a vision for how the region will be in 2032 and what must occur to

bring about change to achieve this vision. The vision for the area as set out in the

plans states that: e9d /-0/ _he TAYplan region will be sustainable, more attractive,

competitive and vibrant without creating an unacceptable burden on our planet. The

quality of life will make it a place of first choice where more people choose to live,

work, study and visit, and where businesses choose to invest and create jobs.

Perth and Kinross Local Development Plan 2014

5.6 The Perth and Kinross Local Development Plan (LDP) was adopted in February

2014. The relevant policies are reviewed below.
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Policy PM1: Placemaking

5.7 Policy PM1A advises that development must contribute positively to the quality of the

surrounding built and natural environment. All development should be planned and

designed with reference to climate change, mitigation and adaptation.

5.8 The design, density and siting of development should respect the character and

amenity of the place, and should create and improve links within and, where practical,

beyond the site. Proposals should also incorporate new landscape and planting works

appropriate to the local context and the scale and nature of the development.

5.9 Policy PM1B advises that all proposals should meet all the following placemaking

criteria:

(a) Create a sense of identity by developing a coherent structure of streets, spaces,

and buildings, safely accessible from its surroundings.

(b) Consider and respect site topography and any surrounding important landmarks,

views or skylines, as well as the wider landscape character of the area.

(c) The design and density should complement its surroundings in terms of

appearance, height, scale, massing, materials, finishes and colours.

(d) Respect an existing building line where appropriate, or establish one where none

exists. Access, uses, and orientation of principal elevations should reinforce the

street or open space.

(e) All buildings, streets, and spaces (including green spaces) should create safe,

accessible, inclusive places for people, which are easily navigable, particularly on

foot, bicycle and public transport.

(f) Buildings and spaces should be designed with future adaptability in mind wherever

possible.

(g) Existing buildings, structures and natural features that contribute to the local

townscape should be retained and sensitively integrated into proposals.

(h) Incorporate green infrastructure into new developments and make connections

where possible to green networks.

Policy PM3: Infrastructure Contributions

5.10 Policy PM3 advises that where the cumulative impact of new developments will

exacerbate a current or generate a future need for additional infrastructure provision or

community facilities, planning permission will only be granted where contributions

which are reasonably related to the scale and nature of the proposed development are

secured. In calculating the impact of new developments the Council will look at the

cumulative long-term effect of new development. Contributions will be sought for:
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(a) the provision of on-site facilities necessary in the interests of comprehensive

planning; and/or

(b) the provision, or improvement of, off-site facilities and infrastructure where

existing facilities or infrastructure will be placed under additional pressure.

Policy RD1: Residential Areas

5.11 Policy RD1 advises that the Plan identifies areas of residential and compatible uses

where existing residential amenity will be protected and, where possible, improved.

Small areas of private and public open space will be retained where they are of

recreational or amenity value. Changes away from ancillary uses such as

employment land, local shops and community facilities will be resisted unless there is

demonstrable market evidence that the existing use is no longer viable.

Policy EP3: Water Environment and Drainage

5.12 Policy EP3C: Surface Water Drainage confirms that all new development will be

required to employ Sustainable Urban Drainage Systems (SUDS) measures.

Key Considerations

5.13 It is considered that the proposal is a logical infill development in a sustainable

location and is not hbackland developmenti as described by the Planning Officer in

the 2016 reasons for refusal.

5.14 LDP Policy RD1 advises that the LDP identifies areas of residential and compatible

uses where existing residential amenity will be protected and where possible

retained. The proposed development site is located within the settlement boundary of

Crieff, adjacent to existing residential development and therefore the principle of

further residential development is considered to be acceptable at this location.

5.15 The proposals will not have a detrimental impact on the neighbouring amenity or the

character of the landscape at this location. This is demonstrated by the

accompanying photomontages prepared by Christopher Palmer Associates

Landscape Architects and are further confirmed by way of the Tree Survey of the site

and the new landscaping proposals that have been prepared by Langdon Tree

Specialists and Christopher Palmer Landscape Architects.
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5.16 These documents demonstrate that the existing trees on site that are required to be

felled as a result of the proposed development are either in poor condition or are

lacking in appropriate woodland management, and their removal can be mitigated

through the new planting and landscaping proposals for the site.

5.17 There is no precedent to be set by this development as this is the only remaining plot

YRSa a\ OR QRcRY\]RQ Na 9NYYbZj` ?VYY) The precedent of permitting new housing

development in this location is already well established, and this includes the granting

of planning permission for a new house on the application site in 1983.

5.18 Even if this were not the case, the Council must judge every planning application on

its own merits. The accompanying supporting documents and plans demonstrate the

proposal has been designed to take into account and respect the character and

amenity of the local area and it is therefore considered that the proposals comply with

Policy RD1 of the adopted LDP.

5.19 The application site is an existing infill site and therefore part of a coherent structure

of streets, spaces and buildings, the site is also safely accessible from its

surroundings g as demonstrated by the support previously provided by the 9\b[PVYj`

Roads Department (see Appendix 3).

5.20 The proposed development has been designed to take account of the site topography

as well as the wider landscape character of the area. The proposed new dwelling has

been designed to complement the existing low density nature of the surrounding

dwellings in terms of appearance, scale height, massing, materials and finishes.

5.21 The proposal respects the existing building line created to the rear of Baird Terrace

by the previous development of the property known as Glencoe. The access has

been retained by the applicant for many years in order to protect the future delivery of

the site for a single dwelling as granted planning permission in 1983.

5.22 The proposals will contribute positively to the quality of the surrounding built and

natural environment. The proposals will not introduce hbackland developmenti as

stated previously by the Planning Officers as it is considered this site is an infill site

which benefits from a previous grant of planning permission, albeit expired.
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5.23 The accompanying drawings and photomontage demonstrate that the development

respects the established building line created by the erection of the property known

as Glencoe. The site is within the settlement boundary of Crieff and it is therefore an

appropriate and sustainable site, suitable for further residential development. The

proposals have been designed to be compatible with the amenity and character of the

surrounding area. The proposals therefore satisfy the requirements of Policy PM1A

and PM1B of the LDP.

5.24 In terms of Policy PM3: Infrastructure Contributions, a consultation response provided

by aUR 9\b[PVYj` Strategy and Policy Service in response to the 2016 planning

application confirmed that a contribution to the provision of primary education would

be required by the applicant should planning permission be granted. The applicant is

content to make this contribution.

5.25 In response to the third reason for refusal of the 2016 application, and to address the

requirements of Policy EP3C: Surface Water Drainage Consulting Engineers, Scott

Bennett Associates have provided a Drainage Layout Plan to accompany the

planning application.

Scottish Planning Policy

5.26 The Scottish Planning Policy (SPP) was published in June 2014 and is a statement of

Scottish Government policy on how nationally important land use planning matters

should be addressed across the country. It is a material consideration that carries

significant weight in the determination of planning applications and appeals.

5.27 The SPP confirms that aUR IP\aaV`U >\cR_[ZR[aj` PR[a_NY ]b_]\`R V` a\ S\Pb` \[

creating a more successful country, with opportunities for all of Scotland to flourish,

through increasing sustainable economic growth. Sustainable economic growth is

QRSV[RQ N`5 hBuilding a dynamic and growing economy that will provide prosperity and

opportunities for all, while ensuring that future generations can enjoy a better quality

\S YVSR a\\i)

5.28 Paragraph 15 explains that by locating the right development in the right place,

planning can provide opportunities for people to make sustainable choices and

improve their quality of life. Well-planned places promote well-being, a sense of

identity and pride, and greater opportunities for social interaction. Delivering high-

quality buildings, infrastructure and spaces in the right locations helps provide choice

over where to live and style of home, choice as to how to access amenities and

services and choice to live more active, engaged, independent and healthy lifestyles.

547



Mr & Mrs McOmish g Baird Terrace, Crieff Supporting Planning Statement 15 May 2017 17

5.29 The new SPP confirms the introduction of a presumption in favour of development

that contributes to sustainable development. SPP explains that the planning system

should support economically, environmentally and socially sustainable places by

enabling development that balances the costs and benefits of a proposal over the

longer term.

5.30 SPP explains that policies and decisions should be guided by a number of principles,

including:

' giving due weight to net economic benefit;

' responding to economic issues, challenges and opportunities, as outlined in

local economic strategies;

' supporting good design and the six qualities of successful places;

' making efficient use of existing capacities of land, buildings and infrastructure

including supporting town centre and regeneration priorities;

' supporting delivery of accessible housing, business, retailing and leisure

development;

5.31 @[ _RYNaV\[ a\ U\b`V[T QRcRY\]ZR[a IGG `Ra` \ba aUR >\cR_[ZR[aj` N]]_\NPU a\dN_Q`

h<[NOYV[T ;RYVcR_f \S ERd ?\ZR`i N[Q confirms the need to facilitate new housing

development, particularly in areas where there is continuing pressure for growth.

SPP also confirms that house building makes an important contribution to the

economy, and planning can help to address the challenges facing the housing sector

by providing a positive and flexible approach to development.

5.32 The proposed development at 9NYYbZj` ?VYY' dUVYR `ZNYY `PNYR PN[ P\[a_VObaR a\ aUR

Scottish Government aims of providing a range and choice of housing in sustainable

locations. The proposed development complies with Scottish Government objectives

in respect of these points.

Planning Policy [ Summary

5.33 The application site has a long-established planning history and is considered to be

appropriate for the development of a single dwelling house of the type and scale

being proposed. The site is located within the settlement boundary of Crieff in an

established residential area and provides the opportunity for sustainable infill

development.

5.34 Most significantly, the principle of housing development on this site has been

established by the grant of planning permission in 1983. This is a significant material

consideration in support of this proposed development.
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5.35 We have therefore demonstrated in this Supporting Planning Statement, and the

accompanying plans and documents that this application for planning permission can

be determined in accordance with the adopted Local Development Plan and relevant

material considerations, and will provide the opportunity to complete development

and round off aUV` N_RN \S 9NYYbZj` ?VYY)

5.36 We have demonstrated that the proposal is an appropriate form and scale of

development and would sit comfortably within the local environment and surrounding

area, and would be a positive contribution to the settlement edge of Crieff.

5.37 The review of relevant planning policy therefore confirms that the proposal can be

considered favourably and under the terms of Section 25 of the Town and Country

Planning (Scotland) Act 1997 planning permission should therefore be granted for

this proposed development.

Other Material Considerations

5.38 As we have noted earlier, whilst the 1983 Permission for this site has expired, it

nonetheless established the principle of development on this site and is a significant

material consideration in support of this proposal.

5.39 In refusing the 2016 application, the Planning Officers failed to acknowledge that the

application site benefited from a previous consent. The precedent for residential

development in this location, and on this specific plot, has therefore already been

accepted and established by the planning authority.

5.40 The stated reasons for refusal of the 2016 application are therefore not appropriate

and conflict with the position adopted by the planning authority in 1983.

5.41 In order to address the reasons for refusal of the 2016 application, further information

has therefore been provided in the way of the 1983 Planning Permission and the

;V_RPa\_ \S GYN[[V[Tj` N``R``ZR[a \S aUR ,43. ]_\]\`NY %`RR 7]]R[QVe , N[Q -&6

along with a photomontage by Christopher Palmer Landscape Architects which

demonstrates that the proposed development can be introduced into the site without

adversely impacting upon the amenity and character of the surrounding area. To

address the third reason for refusal a drainage strategy has been prepared by Scott

Bennett Associates Consulting Engineers, and whilst not featuring as a reason for

refusal, a Tree Survey and landscaping proposals have also been prepared by

Langdon Tree Specialists and Christopher Palmer Landscape Architects and are

submitted in support of this latest application.
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6.0 Summary & Conclusions

6.1 We have demonstrated in this Supporting Planning Statement and the accompanying

plans and supporting documents that the proposed development of a single dwelling

house to the rear of Baird Terrace, Crieff is appropriate, and has been supported by

the planning authority in the past.

6.2 The proposed development represents the opportunity for sustainable infill

development, within the settlement boundary of Crieff.

6.3 The principle of development has already been established at this location and this is

the final plot left to be developed. A new house on the proposed site will effectively

complete the development in this part of Crieff.

6.4 The proposal has been designed to integrate with the local landscape and adjacent

residential uses. The proposal is considered to be entirely appropriate for the site

and we would therefore respectfully request that planning permission is granted.

Appendices:

Appendix 1: Copy of the 1983 Planning Permission for the site.

Appendix 2: 9\]f \S aUR ;V_RPa\_ \S GYN[[V[Tj` DRZ\_N[QbZ a\ aUR 9UVRS <eRPbaVcR \S

Perth and Kinross District Council confirming positive assessment of the

proposed development of this site, June 1983.

Appendix 3: Copy of the Roads Department Consultation Response from 2016 confirming

no objections to the proposed access arrangements for the site.

Appendix 4: Copy of Plan showing location of approved access for the site.
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Comments to the Development Quality Manager on a Planning Application

Planning
Application ref.

17/00875/FLL Comments
provided
by

Euan McLaughlin

Service/Section Strategy & Policy Contact
Details

Development Negotiations
Officer:
Euan McLaughlin

Description of
Proposal

Erection of a dwellinghouse

Address of site Land 40 Metres South West Of Glencoe Baird Terrace Crieff

Comments on the
proposal

NB: Should the planning application be successful and such permission
not be implemented within the time scale allowed and the applicant
subsequently requests to renew the original permission a reassessment
G<S =@ ><LLD@? ION DH L@F<NDIH NI NC@ /IOH>DFUM Jolicies and mitigation
rates pertaining at the time.

THE FOLLOWING REPORT, SHOULD THE APPLICATION BE
SUCCESSFUL IN GAINING PLANNING APPROVAL, MAY FORM THE
BASIS OF A SECTION 75 PLANNING AGREEMENT WHICH MUST BE
AGREED AND SIGNED PRIOR TO THE COUNCIL ISSUING A PLANNING
CONSENT NOTICE.

Primary Education

With reference to the above planning application the Council Developer
Contributions Supplementary Guidance requires a financial contribution
towards increased primary school capacity in areas where a primary school
capacity constraint has been identified. A capacity constraint is defined as
where a primary school is operating, or likely to be operating following
completion of the proposed development and extant planning permissions, at
or above 80% of total capacity.

This proposal is within the catchment of Crieff Primary School.

Recommended
planning
condition(s)

Summary of Requirements

Education: £6,460 (1 x £6,460)

Total: £6,460

Phasing

It is advised that payment of the contribution should be made up front of
release of planning permission. The additional costs to the applicants and
time for processing legal agreements for single dwelling applications is not
considered to be cost effective to either the Council or applicant.

The contribution may be secured by way of a Section 75 Agreement. Please
RU QfQaU cXU Q__[YSQ]c Yb [YQR[U V^a cXU =^d]SY[kb [UWQ[ Ug_U]bU Y] QTTYcY^] c^
their own legal agreement option and the process may take months to
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complete.

If a Section 75 Agreement is entered into the full contribution should be
received 10 days after occupation.

Recommended
informative(s) for
applicant

Payment

Before remitting funds the applicant should satisfy themselves that the
payment of the Development Contributions is the only outstanding
matter relating to the issuing of the Planning Decision Notice.

Methods of Payment

On no account should cash be remitted.

Scheduled within a legal agreement

This will normally take the course of a Section 75 Agreement where either
there is a requirement for Affordable Housing on site which will necessitate a
Section 75 Agreement being put in place and into which a Development
Contribution payment schedule can be incorporated, and/or the amount of
Development Contribution is such that an upfront payment may be
considered prohibitive. The signed Agreement must be in place prior to the
issuing of the Planning Decision Notice.

NB: The applicant is cautioned that the costs of preparing a Section 75
QWaUU\U]c Va^\ cXU Q__[YSQ]ckb ^f] EUWQ[ ;WU]cb \Qh Y] b^\U Y]bcQ]SUb RU
in excess of the total amount of contributions required. As well as their own
legal agents fees, Applicants will be liable for payment of the Council's legal
fees and outlays in connection with the preparation of the Section 75
Agreement. The applicant is therefore encouraged to contact their own Legal
;WU]c fX^ fY[[ [YQYbU fYcX cXU =^d]SY[kb EUWQ[ KUavice to advise on this issue.

Other methods of payment

Providing that there is no requirement to enter into a Section 75 Legal
Agreement, eg: for the provision of Affordable Housing on or off site and or
other Planning matters, as advised by the Planning Service the
developer/applicant may opt to contribute the full amount prior to the release
of the Planning Decision Notice.

Remittance by Cheque
The Planning Officer will be informed that payment has been made when a
cheque is received. However this will require a period of 14 days from date of
receipt before the Planning Officer will be informed that the Planning Decision
Notice may be issued.

=XU`dUb bX^d[T RU QTTaUbbUT c^ jIUacX Q]T DY]a^bb =^d]SY[k Q]T V^afQaTUT
with a covering letter to the following:
Perth and Kinross Council
Pullar House
35 Kinnoull Street
Perth
PH15GD

Bank Transfers
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All Bank Transfers should use the following account details;
Sort Code: 834700
Account Number: 11571138

Education Contributions
For Education contributions please quote the following ledger code:
1-30-0060-0001-859136

Direct Debit
The Council operate an electronic direct debit system whereby payments may
be made over the phone.

To make such a payment please call 01738 475300 in the first instance.
When calling please remember to have to hand:

a) Your card details.
b) Whether it is a Debit or Credit card.
c) The full amount due.
d) The planning application to which the payment relates.
e) If you are the applicant or paying on behalf of the applicant.
f) Your e-mail address so that a receipt may be issued directly.

Indexation

All contributions agreed through a Section 75 Legal Agreement will be linked
to the RICS Building Cost Information Service building Index.

Accounting Procedures

Contributions from individual sites will be accountable through separate
accounts and a public record will be kept to identify how each contribution is
spent. Contributions will be recorded by the appliSQ]ckb ]Q\U) cXU bYcU
address and planning application reference number to ensure the individual
commuted sums can be accounted for.

Date comments
returned

26 May 2017
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M e m o r
To Development Quality Manager

Your ref 17/00875/FLL

Date 6 June 2017

The Environment Service

a n d u m
From Regulatory Services Manager

Our ref LRE

Tel No

Pullar House, 35 Kinnoull Street, Perth PH1 5GD

Consultation on an Application for Planning Permission
PK17/00875/FLL RE: Erection of a dwellinghouse land 40 metres South West of Glencoe
Baird Terrace Crieff for Mr and Mrs G McOmish

I refer to your letter dated 22 May 2017 in connection with the above application and have
the following comments to make.

Environmental Health (assessment date b06/06/17)
Recommendation
I have no objection in principle to the application but recommend the under noted
condition be included on any given consent.

Comments
This Service made comment in memorandum dated 20April 2016 with regards to previously
refused planning application 16/00517/FLL for the erection of a dwellinghouse.

The applicant proposes to erect a single storey dwellinghouse within an existing residential
area of Crieff. The plans submitted with the application indicate that the applicant proposes
to install a stove within the lounge area of the property.

Air Quality
The Environment Act 1995 places a duty on local authorities to review and assess air quality
within their area. Technical Guidance LAQM.TG (16) which accompanies this act advises
that biomass boilers within the range of 50kW to 20MW should be assessed in terms of
nitrogen dioxide and particulate matter. The pollution emissions of concern from biomass
are particulate matter (PM10/PM2.5) and nitrogen oxides (NOx).

As the proposed stove to be installed is a small domestic stove it is well below the range to
be assessed, therefore I have no adverse comments to make with regards to local air
quality.

Nuisance
However this Service has seen an increase in nuisance complaints with regards to smoke
and smoke odour due to the installation of biomass appliances. Nuisance conditions can
come about due to poor installation and maintenance of the appliance and also inadequate
dispersion of emissions due to the inappropriate location and height of flue with regards to
surrounding buildings.
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The flue exhaust sits above the roof ridge of the proposed building and emissions should
disperse adequately.

However I recommend the undernoted condition be included on any given consent to protect
residential amenity from nuisance from smoke/ smoke odour.

There are five letters with objection comments at the time of writing this memorandum,
raising concerns with regards to access to the site, privacy and removal of trees.

Condition

EH50 The stove shall only operate on fuel prescribed and stored in accordance with the

UIV]NIK\]ZMZc[ QV[\Z]K\QWV[( FPM [\W^M IVL NT]M IVL IVa KWV[\Q\]MV\ XIZ\[ [PITT Je

maintained and serviced in accordance with the manufacturer's instructions. No

changes to the biomass specifications shall take place without the prior written

agreement of the Council as Planning Authority
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+><=<?/8 Erection of a dwellinghouse

'22>3?? <4 ?7@3
Land 40 Metres South West of Glencoe, Baird Terrace, Crieff

(<993;@? <; @63

=><=<?/8 Part 214 of the Scottish Planning Policy states:

The presence (or potential presence) of a legally protected species is
an important consideration in decisions on planning applications. If
there is evidence to suggest that a protected species is present on site
or may be affected by a proposed development, steps must be
taken to establish their presence. The level of protection afforded by
legislation must be factored into the planning and design of the
development and any impacts must be fully considered prior to
the determination of the application. Certain activities f for example
those involving European Protected Species as specified in the
Conservation (Natural Habitats, &c.) Regulations 1994 and
wild birds, protected animals and plants under the Wildlife and
Countryside Act 1981 f may only be undertaken under licence.
Following the introduction of the Wildlife and Natural Environment
(Scotland) Act 2011, Scottish Natural Heritage is now responsible for
the majority of wildlife licensing in Scotland.

The RTPI GOOD PRACTICE GUIDE - PLANNING FOR
BIODIVERSITY provides the following guidance:

The presence of a protected species is a material consideration in
planning decisions. It is important to bear in mind that the granting of
planning permission can provide a legal justification for Undertaking
operations that would harm a protected species.

In dealing with cases that may involve protected species it is important
to ensure that an expert survey is undertaken and specialist advice is
obtained, either from the applicant (through consultants) or from the
statutory agencies or local nature conservation organisations, many of
which have valuable local knowledge and experience of the species. In
most cases harm could be overcome by modifications to the proposals
or by the use of conditions or agreements related to any permission
granted. However, it should be born in mind that mobile species
frequently range beyond designated sites or sites where they are
known to breed, roost, rest or hibernate. They may be equally
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dependent upon more extensive foraging, hunting or feeding areas (for
example, barn owls and bats).

The Association of Local Government Ecologists Guidance on
Validation of Planning Applications provides the following
guidance:

The planning authority has a duty to consider the conservation of
biodiversity when determining a planning application; this includes
having regard to the safeguard of species protected under the Wildlife
and Countryside Act 1981, the Conservation (Natural Habitats etc)
Regulations 1994 or the Badgers Act 1992. Where a proposed
development is likely to affect protected species, the applicant must
submit a Protected Species Survey and Assessment.
If the application involves any of the development proposals shown in
Table 1 (Column 1), a protected species survey and assessment must
be submitted with the application. Exceptions to when a survey and
assessment may not be required are also explained in this table. The
Survey should be undertaken and prepared by competent persons
with suitable qualifications and experience and must be carried out at
an appropriate time and month of year, in suitable weather conditions
and using nationally recognised survey guidelines/methods where
available*. The survey may be informed by the results of a search for
ecological data from a local environmental records centre. The survey
must be to an appropriate level of scope and detail and must:

' Record which species are present and identify their numbers

(may be approximate);

' Map their distribution and use of the area, site, structure or

feature (e.g. for feeding, shelter, breeding).

The Assessment must identify and describe potential development
impacts likely to harm the protected species and/or their habitats
identified by the survey (these should include both direct and indirect
effects both during construction and afterwards). Where harm is likely,
evidence must be submitted to show:

' How alternatives designs or locations have been considered;

' How adverse effects will be avoided wherever possible;

' How unavoidable impacts will be mitigated or reduced;

' How impacts that cannot be avoided or mitigated will be

compensated.

In addition, proposals are to be encouraged that will enhance, restore
or add to features or habitats used by protected species. The
Assessment should also give an indication of how species numbers are
likely to change, if at all, after development e.g. whether there will be a
net loss or gain.
The information provided in response to the above requirements are
consistent with those required for an application to Scottish Natural
Heritage for a European Protected Species Licence. A protected
species survey and assessment may form part of a wider Ecological
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Assessment and/or part of an Environmental Impact Assessment.

Biodiversity Officer Comments

The site is currently covered with a mix of trees as described in the tree
survey report submitted with the application, indicating 24 separate
trees. The proposal will result in the loss of 19 of these trees with no
justification. Note, Trees tagged 862 and 863 (Category A) are omitted
from the Landscape plan, conveniently.

In addition, the close proximity of mature trees to the proposed building
may create a danger to the building and occupants of branches or
whole trees falling as a result of the root disturbance which will
inevitably occur during construction works.

Any proposals should recognise the importance of the existing trees to
the ecology of the site and surrounding area. I previously requested an
ecological survey of the site, not least because of the 16 different bird
species which are recorded within 100m of the site along with bats and
red squirrels which are also recorded close to the site.

Previous applications for this site have been refused in 2002 and in
2016. An earlier application in 1983, long since expired, was approved
prior to the introduction of the majority of current wildlife protection
legislation, this means wildlife is a material consideration, which was
not required 34 years ago at the time of the previous approval.

-31<993;232

=8/;;7;5

1<;27@7<;#?$

If you are minded to approve the application then I recommend the
following conditions be included in any approval:

TR04 Prior to the commencement of any works on site, all trees on site
(other than those marked for felling on the approved plans) and
those which have Root Protection Areas which fall within the site
shall be retained and protected. Protection methods shall be strictly
in accordance with BS 5837 2012: Trees in Relation to Design,
Demolition and Construction. Protection measures, once in place,
shall remain in place for the duration of construction unless
otherwise agreed in writing by the Council as Planning Authority.

RTR00 Reason - To ensure a satisfactory standard of development
and environmental quality and to reserve the rights of the
Planning Authority.

TR14 All trees identified for retention and any peripheral trees bounding
the vehicular access, which may be affected by any element of the
approved development and its associated construction, (including
land within the blue site area) shall be protected in full accordance
with BS 5837: 2012 'Trees in relation to design, demolition and
construction'.
Approved Tree Protection measures shall not be removed breached
or altered without prior written authorisation from the local planning
authority but shall remain in a functional condition throughout the
entire development or as per the phasing plan. If such protection
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measures are damaged beyond effective functioning then works that
may compromise the protection of trees shall cease until the
protection can be repaired or replaced with a specification that shall
provide a similar degree of protection.

RTR00 Reason - To ensure a satisfactory standard of development
and environmental quality and to reserve the rights of the
Planning Authority.

TR10 All trees on site, other than those marked for felling on the approved
plans, shall be retained.

RTR01 Reason - In the interests of visual amenity and to ensure the
satisfactory implementation of the proposed planting
scheme.

NE01 Measures to protect animals from being trapped in open excavations
and/or pipe and culverts shall be implemented for the duration of the
construction works of the development hereby approved. The measures may
include creation of sloping escape ramps for animals, which may be achieved
by edge profiling of trenches/excavations or by using planks placed into them
at the end of each working day and open pipework greater than 150 mm
outside diameter being blanked off at the end of each working day.
RNE02 Reason - In order to prevent animals from being trapped

within any open excavations.

-31<993;232

7;4<>9/@7B3#?$ 4<>

/==871/;@

' The applicant is reminded that, under the Wildlife and
Countryside Act 1981, as amended, it is an offence to remove,
damage or destroy the nest of any wild birds while that nest is in
use or being built. Planning consent for a development does not
provide a defence against prosecution under this act.

)/@3 1<993;@?

>3@A>;32 9 June 2017
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REPORT OF HANDLING

DELEGATED REPORT

Ref No 17/00875/FLL

Ward No P6- Strathearn

Due Determination Date 21.07.2017

Case Officer John Williamson

Report Issued by Date

Countersigned by Date

PROPOSAL: Erection of a dwellinghouse

LOCATION: Land 40 Metres South West Of Glencoe Baird Terrace

Crieff

SUMMARY:

This report recommends refusal of the application as the development is
considered to be contrary to the relevant provisions of the Development Plan
and there are no material considerations apparent which justify setting aside
the Development Plan.

DATE OF SITE VISIT: 25 May 2017

SITE PHOTOGRAPHS
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BACKGROUND AND DESCRIPTION OF PROPOSAL

This application relates to a plot of land in the Callums Hill area of Crieff which
is a heavily wooded area of hillside located on the eastern edge of the town
which was partially developed for housing in 1960/70's. The site which
extends to approximately 900 sqm is a very steep area of partially wooded
ground located directly to the rear of no. 8 Baird Terrace and to south west of
the property known as Glencoe. Access to the site can only be gained via a
very narrow strip of land just 3.2 metres wide between the private dwellings at
no. 8 and 10 Baird Terrace.

In 2000 and 2002 outline planning permission was refused for the erection of
a single dwellinghouse within the site. Both applications were refused as the
access was considered to be contrived and the elevated and steep nature of
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the site was considered to be unsuitable for residential development due to
the impact that it would have on both the character of the landscape and
amenity of the area.

Full planning permission is now being sought for the erection of a
dwellinghouse within the same site. The proposed house is a split level single
storey building with weatherboarding and white roughcast to the walls and
grey roof tiles. Access to the proposed house is to be taken from Baird
Terrace via the narrow strip of ground between the properties at no. 8 and 10.
This application is an identical re-submission of an application refused in April
2016 (16/00517/FLL). Additional information has been presented in this new
submission which relates to the planning history of the site. It indicates that
planning consent was granted on this site in 1983 and believes that this
should have been taken into account previously. Additional information
relating to the visual impact of the proposal has also been presented, together
with updated drainage information and a tree survey.

SITE HISTORY

PKD 83/512 Erection of House and garage k 27.6.1983 k Now expired

00/01678/OUT Erection of dwellinghouse Refused 13.12.2000

02/00022/OUT Erection of dwellinghouse Refused 17.02.2002

16/00517/FLL Erection of dwellinghouse Refused 23.5.2006 Delegated
Powers

PRE-APPLICATION CONSULTATION

Pre application Reference: None

NATIONAL POLICY AND GUIDANCE

The Scottish Government expresses its planning policies through The
National Planning Framework, the Scottish Planning Policy (SPP), Planning
Advice Notes (PAN), Creating Places, Designing Streets, National Roads
Development Guide and a series of Circulars.

DEVELOPMENT PLAN

The Development Plan for the area comprises the TAYplan Strategic
Development Plan 2012-2032 and the Perth and Kinross Local Development
Plan 2014.

TAYplan Strategic Development Plan 2012 ` 2032 - Approved June 2012
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Whilst there are no specific policies or strategies directly relevant to this
proposal the overall vision of the Tay Plan should be noted. The vision states
H+G (')( C63 -*.?;/= A357>= F7;; 03 BDBC/7=/0;3% <>A3 /CCA/1C7E3% 1><?3C7C7E3
and vibrant without creating an unacceptable burden on our planet. The
quality of life will make it a place of first choice, where more people choose to
;7E3% F>A9 /=2 E7B7C /=2 F63A3 0DB7=3BB3B 16>>B3 C> 7=E3BC /=2 1A3/C3 8>0B&I

Perth and Kinross Local Development Plan 2014 ` Adopted February
2014

The Local Development Plan is the most recent statement of Council policy
and is augmented by Supplementary Guidance.

The principal policies are, in summary:

Policy PM1A - Placemaking
Development must contribute positively to the quality of the surrounding built
and natural environment, respecting the character and amenity of the place.
All development should be planned and designed with reference to climate
change mitigation and adaption.

Policy PM1B - Placemaking
All proposals should meet all eight of the placemaking criteria.

Policy PM3 - Infrastructure Contributions
Where new developments (either alone or cumulatively) exacerbate a current
or generate a need for additional infrastructure provision or community
facilities, planning permission will only be granted where contributions which
are reasonably related to the scale and nature of the proposed development
are secured.

Policy TA1B - Transport Standards and Accessibility Requirements
Development proposals that involve significant travel generation should be
well served by all modes of transport (in particular walking, cycling and public
transport), provide safe access and appropriate car parking. Supplementary
Guidance will set out when a travel plan and transport assessment is required.

Policy NE2B - Forestry, Woodland and Trees
Where there are existing trees on a development site, any application should
be accompanied by a tree survey. There is a presumption in favour of
protecting woodland resources. In exceptional circumstances where the loss
of individual trees or woodland cover is unavoidable, mitigation measures will
be required.

Policy RD1 - Residential Areas
In identified areas, residential amenity will be protected and, where possible,
improved. Small areas of private and public open space will be retained where
they are of recreational or amenity value. Changes of use away from ancillary
uses such as local shops will be resisted unless supported by market
evidence that the existing use is non-viable. Proposals will be encouraged

607



6

where they satisfy the criteria set out and are compatible with the amenity and
character of an area.

Policy EP3B - Water, Environment and Drainage
Foul drainage from all developments within and close to settlement envelopes
that have public sewerage systems will require connection to the public sewer.
A private system will only be considered as a temporary measure or where
there is little or no public sewerage system and it does not have an adverse
effect on the natural and built environment, surrounding uses and the amenity
of the area.

Policy EP3C - Water, Environment and Drainage
All new developments will be required to employ Sustainable Urban Drainage
Systems (SUDS) measures.

OTHER POLICIES

Developer Contributions and Affordable Housing Supplementary Guidance

CONSULTATION RESPONSES

INTERNAL

Transport Planning k no objection subject to conditions

Contributions Officer k contribution required

Environmental Health k conditions recommended relating to stove and flue

Bio Diversity Officer k concerns regarding lack of protected species survey

and inaccuracy of tree felling information

EXTERNAL

Scottish Water k no response within statutory period

REPRESENTATIONS

The following points were raised in the 7 representation(s) received:

' Visual impact on character of landscape
' Represents backland development
' Access width too narrow for safe access, parking and traffic movement
' Gradient of site and access
' Loss of trees
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' Excessive height
' Overlooking
' Increased surface water from access
' Failure to relate to building line
' Bio Diversity
' Previous refusal

The above issues are addressed within the appraisal section below.

ADDITIONAL STATEMENTS RECEIVED:

Environment Statement Not Required

Screening Opinion Not Required

Environmental Impact Assessment Not Required

Appropriate Assessment Not Required

Design Statement or Design and

Access Statement

Submitted/Not Required

Report on Impact or Potential Impact

eg Flood Risk Assessment

Tree Survey, Landscape Plan and

Supporting Planning Statement

submitted

APPRAISAL

Sections 25 and 37 (2) of the Town and Country Planning (Scotland) Act 1997
require that planning decisions be made in accordance with the development
plan unless material considerations indicate otherwise. The Development
Plan for the area comprises the approved TAYplan 2012 and the adopted
Perth and Kinross Local Development Plan 2014.

The determining issues in this case are whether; the proposal complies with
development plan policy; or if there are any other material considerations
which justify a departure from policy.

Policy Appraisal

The site is located within the settlement boundary of Crieff where Policies
RD1 'Residential Areas' and PM1A & PM1B 'Placemaking' of the Perth and
Kinross Local Development Plan (LDP) are applicable. The site is located
within the settlement boundary of Crieff in an area where residential and
compatible uses are accepted subject to criteria.

Policy RD1 states that residential amenity will be protected and, where
possible, improved. Proposals will be encouraged where they satisfy the
criteria set out and are compatible with the amenity and character of an area.
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Policy PM1A and PM1B seeks to ensure that all developments contribute
positively to the quality of the surrounding built and natural environment,
respecting the character and amenity of the place.

In this instance it is considered that the erection of residential development
within this backland site would be entirely unacceptable and would result in a
significant impact on the character and amenity of the area. As such, it is
considered that the proposals are contrary to Policy RD1 and Policy PM1A &
B of the LDP. This is discussed in greater detail below. I do not consider the
additional information presented in this application to alter this view.

Principle of development - Backland Plot

In this instance the applicant is proposing to erect a dwelling within very steep
site directly to the rear of garden of no 8 Baird Terrace. This clearly represents
backland or tandem development which the Council has opposed on this site
in refusals in 2000 and 2003. Whilst it is noted that consent was granted on
this site in 1983 this has long since expired and was approved under policies
and a Development Plan which no longer apply. With the exception of the
neighbouring house at Glencoe, the introduction of backland development in
this particular instance would not be in accordance with the established
building pattern in the immediate area which sees all dwellings front onto
Baird Terrace and would also set an unwelcome precedent for further tandem
development in the Callum's Hill area which would be detrimental to the
landscape character and amenity of the area.

It is therefore again considered that the principle of erecting a house within
this backland site cannot be supported due to its impact on the character and
amenity of the area. The approval of an application for this site in 1983 is
considered to have limited weight, particularly as two further applications in
2000 and 2003 have been refused on this site. Furthermore the proposal now
requires to be considered under current policies.

Landscape

The proposed site is located in a very prominent elevated area of ground on
the northern slope of Callum's Hill. The elevated nature of the site means that
any development will be clearly visible from Crieff Golf Course and the Knock
of Crieff which is a popular walk that has views over the town, including
Callum's Hill. The proposed site also contains a number of mature trees, the
removal of which will erode the woodland that characterises the Callum's Hill
and presently provides containment to the existing residential development on
Baird Terrace. Whilst a photomontage has been submitted to indicate the
impact of development on the site I do not consider this sufficient to address
the policy concerns identified in the previous refusal and I still consider these
to be relevant here. Furthermore a tree survey has now been submitted
which indicates the condition of the trees on site and indicates the extent of
felling of both trees and shrubs which would be required to accommodate the
new development.
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This demonstrates that much of the existing woodland landscape of this
hillside would be lost to accommodate the dwelling. It is also noted that two of
the category A trees identified within the tree survey (862 and 863) are
omitted from the proposed landscape plan.

As such, it is considered that the development of a house on this site would
have an adverse impact on the landscape character of the area.

Bio Diversity

The loss of trees from the site could also result in loss of habitat for wildlife
species. On the basis of the identified tree felling, which was not clearly
identified in the previous submission, the Councillc 9Y_ <YfUbcYdi GVVYSUb XQc
been consulted on the application. Policy NE3 of the LDP requires the impact
on protected species to be considered and assessed. There are 16 different
bird species which are recorded within 100m of the site and bats and red
squirrels have also been recorded close to the site according to Council
records. No survey of protected species has been submitted with this
application. As such the proposal is contrary to policy NE3

Residential Amenity

It is considered that the proposed development would impact unduly on
neighbouring amenity, particularly in relation to the existing private dwellings
at no. 8 and 10 Baird Terrace. The elevated nature of the site will result in the
proposed house being perched above the existing properties on Baird Avenue
which will introduce a sense of overlooking of the rear gardens of the
neighbouring properties. Furthermore proposed the driveway access will
introduce an unacceptable level of overlooking of the rear gardens of no. 8
and 10 and will create an uncomfortable access arrangement which passes
within feet of the conservatory on the side of no.8. As such the proposal is
contrary to policy PM1A and RD1 where they relate to protecting residential
amenity.

Roads and Access

The narrow width and steep gradient of the proposed access is not
considered to be appropriate both in terms of servicing the proposed plot but
also its impact on the amenity of the neighbouring dwellings. The proposed
access is just 3.2 metres wide and whilst this may be sufficient to allow a car
to pass, its narrow width coupled with the proximity of the garage of no. 8 and
the side conservatory on the gable of no. 10 will result in a very uncomfortable
access arrangement with cars passing just feet from the neighbouring
properties.

In addition to the above, the gradient of the access rises steeply and this will
undoubtedly require retaining walls to be constructed in order to form the
access into the proposed plot. The applicant has not provided any detailed
plans in relation to the engineering required to for the proposed driveway
access but any retaining walls will not only have an adverse visual impact but
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will also further narrow the width of access which could possibly impact on the
ability to actually service the proposed plot.

It is also noted that concerns have been expressed regarding the ability for
emergency vehicles to access the site due to the narrow width of the access
and the topographical constraints. As outlined above, the narrow width and
steep incline may pose problems for access, particularly in relation to larger
vehicles but any issues in relation to the emergency vehicle access is a matter
for the building standards and not a material consideration in the assessment
of this application. Whilst I note that no objections have been received from
Transport Planning relating to the access I remain concerned with the issues
identified above and still consider the proposed access to be inappropriate for
the reasons outlined above. Transport Planning are solely considering the
road safety elements of the access rather than any associated impact on
residential and visual amenity.

Drainage and Flooding

There are no known issues in relation to the flooding. The site is also not
located within any areas at risk to a 1 in 200 year flood event, as per SEPAs
indicative flood maps.

In regards to drainage, a drainage plan accompanies this application. This
indicates that the site will connect to the public sewer with surface water also
draining to a filtration trench, with a drain continuing down the access to the
public road.

Developer Contributions

Crieff Primary School is currently considered to be at capacity by Education
and Children's Services. Therefore the Council's recently approved Planning
Guidance Note on Developer Contributions will apply. Under this guide, as it
applies to education infrastructure, the developer will be required to make a
contribution of £6,460 towards the cost of increasing school capacity.

As this proposal relates to one house the total amount required in this
instance is £6,460.

There is no transportation contribution requirement for this site.

Economic Impact

The economic impact of the proposal is likely to be minimal and limited to the
construction phase of the development.

Planning History

Whilst it is noted that planning consent was granted on this site in 1983, this
consent expired almost 30 years ago and was determined under policies and
a Development Plan which have been replaced on numerous occasions.
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Previous planning refusals in 2000 and 2002 have also occurred since the
1983 approval. I therefore consider the 1983 decision to have very limited
weight in the determination of an application on this site now which requires to
be considered under current policies. As outlined clearly above, the proposal
remains contrary to various policies of the current LDP and the presence of an
expired consent in 1983 is not considered sufficient to outweigh the fact that
the proposal remains contrary to policy and as such the proposal is
recommended for refusal.

Conclusion

In conclusion, the application must be determined in accordance with the
adopted Development Plan unless material considerations indicate otherwise.
In this respect, the proposal does not comply with the approved TAYplan 2012
and the adopted Local Development Plan 2014, specifically in regards to
Policy PM1A & B 'Placemaking' and Policy RD1 'Residential Areas'. I have
taken account of material considerations, including the planning history of the
site and the information contained with Scottish Planning Policy (SPP) and
find none that would justify overriding the adopted Development Plan. On that
basis the application is recommended for refusal.

APPLICATION PROCESSING TIME

The recommendation for this application has been made within the statutory
determination period.

LEGAL AGREEMENTS

None required.

DIRECTION BY SCOTTISH MINISTERS

None applicable to this proposal.

RECOMMENDATION

Refuse the application

Reasons for Recommendation

The proposed development is contrary to Policy RD1 of the Perth and Kinross
Local Development Plan 2014 as the proposals will introduce backland
development which would have a significant impact on both neighbouring
amenity and the character of the landscape. Its approval would also establish
an unwelcome precedent for further similar developments which would have a
serious detrimental impact on the amenity and character of the area.

The proposal is contrary to Policy PM1A and PM1B of the Perth and Kinross
Local Development Plan 2014 as the proposed development would fail to
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contribute positively to the quality of the surrounding built and natural
environment and would introduce backland development which fails to respect
the prevailing established building line within the area and would not be
compatible with the amenity and character of the surrounding area.

The proposal is contrary to Policy NE3 of the Perth and Kinross Local
Development Plan 2014 as the felling of trees on the site is considered to
potentially impact on the habitat of protected species including birds, bats and
red squirrels all of which have been identified as being present in the
immediate area. No detailed survey has been undertaken to establish the
presence and potential impact of development on any protected species on
site.

Justification

The proposal is not in accordance with the Development Plan and there are
no material reasons which justify departing from the Development Plan

Informatives

None

Procedural Notes

Not Applicable.

PLANS AND DOCUMENTS RELATING TO THIS DECISION

17/00875/1

17/00875/2

17/00875/3

17/00875/4

17/00875/5

17/00875/6

17/00875/7

17/00875/8

17/00875/9
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17/00875/10

17/00875/11

17/00875/12

17/00875/13

17/00875/14

Date of Report

16 June 2017

615



616



PERTH AND KINROSS COUNCIL

Mr And Mrs G McOmish
c/o John Handley Associates Ltd
John Handley
1 St Colme Street
Edinburgh
UK
EH3 6AA

Pullar House
35 Kinnoull Street
PERTH
PH1 5GD

Date 20th June 2017

TOWN AND COUNTRY PLANNING (SCOTLAND) ACT

Application Number: 17/00875/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 22nd May
2017 for permission for Erection of a dwellinghouse Land 40 Metres South West
Of Glencoe Baird Terrace Crieff for the reasons undernoted.

Interim Head of Planning

Reasons for Refusal

1. The proposed development is contrary to Policy RD1 of the Perth and Kinross
Local Development Plan 2014 as the proposals will introduce backland
development which would have a significant impact on both neighbouring
amenity and the character of the landscape. Its approval would also establish an
unwelcome precedent for further similar developments which would have a
serious detrimental impact on the amenity and character of the area.

2. The proposal is contrary to Policy PM1A and PM1B of the Perth and Kinross
Local Development Plan 2014 as the proposed development would fail to
contribute positively to the quality of the surrounding built and natural
environment and would introduce backland development which fails to respect
the prevailing established building line within the area and would not be
compatible with the amenity and character of the surrounding area.
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3. The proposal is contrary to Policy NE3 of the Perth and Kinross Local
Development Plan 2014 as the felling of trees on the site is considered to
potentially impact on the habitat of protected species including birds, bats and red
squirrels all of which have been identified as being present in the immediate area.
No detailed survey has been undertaken to establish the presence and potential
impact of development on any protected species on site.

Justification

The proposal is not in accordance with the Development Plan and there are no
material reasons which justify departing from the Development Plan

The plans relating to this decision are listed below and are displayed on Perth and
>RUXVYY 5V[ULRTaY ]NKYRZN JZ www.pkc.gov.uk _BUTRUN CTJUURUP 3WWTRLJZRVUY` WJPN

Plan Reference

17/00875/1

17/00875/2

17/00875/3

17/00875/4

17/00875/5

17/00875/6

17/00875/7

17/00875/8

17/00875/9

17/00875/10

17/00875/11

17/00875/12

17/00875/13

17/00875/14
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TCP/11/16(490) – 17/00875/FLL – Erection of a
dwellinghouse on land 40 metres south west of Glencoe,
Baird Terrace, Crieff

PLANNING DECISION NOTICE (included in
applicant’s submission, see pages 617-618)

REPORT OF HANDLING (included in applicant’s
submission, see pages 603-615)

REFERENCE DOCUMENTS (included in applicant’s
submission, see pages 519-520 and 529-583)

5(i)(b)
TCP/11/16(490)
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TCP/11/16(490) – 17/00875/FLL – Erection of a
dwellinghouse on land 40 metres south west of Glencoe,
Baird Terrace, Crieff

REPRESENTATIONS
(part included in applicant’s submission, see pages 591-602)

5(i)(c)
TCP/11/16(490)
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Comments for Planning Application 17/00875/FLL

 

Application Summary

Application Number: 17/00875/FLL

Address: Land 40 Metres South West Of Glencoe Baird Terrace Crieff

Proposal: Erection of a dwellinghouse

Case Officer: John Williamson

 

Customer Details

Name: Mr A Ogston

Address: Woodcroft, Baird Terrace, Crieff PH7 3LT

 

Comment Details

Commenter Type: Member of Public

Stance: Customer objects to the Planning Application

Comment Reasons:

  - Loss Of Open Space

  - Loss Of Trees

  - Over Looking

Comment:We wish to object to the above application for planning consent on the following

grounds:

 

1) Loss of privacy due to the orientation of windows that would overlook our property.

 

2) Concerns about the access drive in respect of width, gradient and length (for access by

emergency vehicles).

 

3) Potential loss of mature trees on the site
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CHX Planning Local Review Body - Generic Email Account

From: Arthur.Frances

Sent: 03 October 2017 16:31

To: CHX Planning Local Review Body - Generic Email Account

Subject: Re: TCP/11/16(490)

To Gillian Taylor
Thank you for the email
I do not have any further representations to make but wish to say

I am pleased to hear that The Local Review Body will be given copies of my original representation.
In my opinion the Reasons for Refusal are correct.

Yours sincerely,

Mrs. F.E. Robertson
Lismore,
12 Baird Terrace
Crieff
PH7 3LT
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FAO Gillian A Taylor                                                                                  Glencoe 
Clark to the Local Review Body                                                                  Baird Terrace                                                                                                                                                      
Council Building,                                                                                       Crieff   
2 High Street,                                                                                           PH73LT                                                                                                                                                  
PERTH,   
PH1 5PH 
07.10.017 
 
Further representations to Application Ref: 17/00875/FLL – Erection of a 

dwellinghouse on land 40 metres south west of Glencoe, Baird Terrace, Crieff – Mr and 

Mrs McOmish TCP/11/16 (490) 

 

Dear Gillian Taylor, 

In response to your letter of 27th September referenced TCP/11/16(490) with regard to the 

above application we write to make further representations. 

Firstly, we wish to make absolutely clear to the council, the planning department, 

employees and planning and review boards associated with planning in this area that 

Glencoe is our property. It has belonged to us since 2007. This may come as a surprise, as 

the developer, applicants of this and numerous other applications, band around the name 

of our house and our property as if it belonged to them. Not only is this infuriating and 

embarrassing for us that we are associated in any way with this developer, but surmounts 

to trickery, confusion and deception of council planning systems and filing of such both in 

the council office and on the website. In the ten years we have owned this property it has 

been extremely difficult for us and our neighbours to research, find, follow and object to 

the continual stream of numerous applications that have been submitted by the developer 

in the name of our house, Glencoe. When we phone for assistance to the Council Planning 

Department, they also have trouble sourcing the correct plans due to the sheer volume of 

plans under the name of Glencoe. We would like the developer to discontinue to use the 

name of Glencoe and would request the review board make this clear, preventing further 

confusion and promotion of his development cause. 

Secondly, the developer unknown to us, commissioned a tree survey as part of his 

application and this survey included the trees, our large trees, within our garden in 

Glencoe. Again without permission the developer assumes he can survey our property and 

gives the impression that he owns Glencoe and the land within our perimeter, to promote 

and endorse his development applications. Setting aside the trespass issue involved, we 

request that this survey be completely disregarded by the review board as part of the 

development application case, as it has come about by dishonest means and reflects an 

overstated representation of the truth. 

Thirdly, we can confirm that Glencoe and the surrounding fields and woods are a haven for 

many protected species including birds, bats, and red squirrels. Glencoe is registered as of 

02.07.2017 as having a surveyed bat roost harbouring the Pipistrelle species. We strongly 

believe that to tamper further with the current eco system would cause potential 

disturbance to the roost which is well established and the bats return every year. 

Finally, we would request that the review board consider the constant harassment of 

having to deal year on year with the level of applications this developer submits in the 

name of Glencoe for personal and development gain. He has already been granted 

permission to build two large houses on one site at the other side of our property. We 
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repeat this is a development, not for personal use, and is clearly unwanted by the local 

people here and unnecessary in the extreme. If this application is granted he has other 

land surrounding us on Callums Hill which we fear will be developed next. We need 

Callums Hill protected for both the eco system and for the general maintenance of the 

panoramic views in Crieff. The neighbourhood is tired of the continual development chaos 

that ensues when this developer is granted permission, or while preparing for further 

submissions. We have personally been dragged through the courts to great expense and 

pain to protect our perimeter and the environment here.  

We have lost faith in the planning process over the years for the following reasons: 

 we have been prevented from accessing our own driveway while building 

progresses 

 we are prevented from using our woodland walkway, a right of way, which is still 

closed by his building rubble when erecting a caravan on the building site 

 a recent building on Baird Terrace was built ten feet higher than planned with no 

consideration to meet planning consent 

 the driveway with granted permission for two cars now holds 6 to 8 cars regularly 

and a lorry parked up in the evenings, all reversing onto Baird Terrace 

 the developers residential caravan is parked up on a building site next to our house 

and has been there for nearly two years while we all await his decision to start 

building and creating more mess and the ensuing building chaos  

This application needs to be concluded for all the neighbours in Baird Terrace who have 

suffered enough at the hands of this developer and we request the support of the review 

board in doing so. 

 

Yours sincerely, 

Mr and Mrs H Graham 
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CHX Planning Local Review Body - Generic Email Account

From: John Handley <john.handley@johnhandley.co.uk>

Sent: 24 October 2017 18:09

To: CHX Planning Local Review Body - Generic Email Account

Subject: RE: TCP/11/16(490)

Attachments: Baird Terrace, Crieff - List of Appeal Documents.pdf

Importance: High

Dear Ms Brown,

Town & Country Planning (Scotland) Act 1997
The Town & Country Planning (Schemes of Delegation & Local Review Procedure) (Scotland) Regulations 2013
Application Ref: 17/00875/FLL – Erection of a dwellinghouse on land 40 metres south west of Glencoe, Baird
Terrace, Crieff – Mr and Mrs McOmish

LRB Reference: TCP/11/16(490)

We refer to you letter and email of 11 October advising us of the representations received from interested parties in
response to the above appeal.

Your letter offered an opportunity to make any comments on these representations by 25 October 2017.

We can now confirm that we have reviewed the various representations submitted by third parties. However, none
of these representations raise any new matters, and all matters, where relevant and related to planning
considerations, have already been addressed in full within our Grounds of Appeal Statement and the Supporting
Documents submitted in support of this appeal.

This includes: the principle of the development which was accepted by the Council and established by the 1983
planning permission (Documents SD06 and SD07); the Council’s acceptance of the proposed means of access for the
development (Documents SD08, SD09 and SD19); the acceptability of the development’s setting in the landscape
(Documents SD07 and SD11); the proposed drainage arrangements for the development (Document SD15); and the
limited ecological value of the site (Document SD23).

On this basis, we have no further comments to make on the representations submitted, but would ask that the Local
Review Body is directed to the documents listed above when it considers this case.

We have also enclosed a further copy of the submitted List of Documents to assist the Local Review Body’s
consideration of these matters.

We trust this response will be helpful to the Local Review Body in its consideration of this case.

We would be grateful if you would acknowledge safe receipt of this email submission, and confirm when the Local
Review Body is expected to consider this case.

Kind regards

John Handley
Director

John Handley Associates Ltd
Chartered Town Planning Consultants
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Baird Terrace, Crieff – List of Appeal Documents – 15 September 2017      1 

 

 

  

Appeal against the refusal of planning permission by the Interim Head of Planning 
for the erection of a dwellinghouse 
 
At Land 40 Metres South West of Glencoe, Baird Terrace, Crieff 
 
On behalf of: Mr & Mrs G McOmish 
 
Planning Application Ref: 17/00875/FLL 
 
eplanning Reference: 100042066-002 
 

 
List of Documents submitted on behalf of the Appellant:  

(All Documents have been submitted electronically on separate CD) 

 

Appeal Documents:  

 Completed Appeal Form  15 September 2017 

 Grounds of Appeal Statement 15 September 2017 

 Appeal Covering Letter 15 September 2017 

 List of Appeal Documents 15 September 2017 

Planning Application Documents:  

SD01: Application Covering Letter 

SD02: Submitted Application Form 

SD03: Location Plan 

SD04: Site Plan, Elevations & Sections 

SD05: Supporting Planning Statement 

SD06: SPS Appendix 1 - Copy of the 1983 Planning Permission for the site. 

SD07: SPS Appendix 2 - Copy of the Director of Planning’s Memorandum to the Chief Executive of Perth 
and Kinross District Council confirming positive assessment of the proposed development of this 
site, June 1983 

SD08: SPS Appendix 3 - Copy of the Roads Department Consultation Response from 2016 confirming no 
objections to the proposed access arrangements for the site. 

SD09: SPS Appendix 4 - Copy of Plan showing location of approved access for the site. 

SD10: Landscape Layout 

SD11: Photomontage 

SD12: Tree Survey and Arboricultural Report 

SD13: Tree Survey Appendix 2 - Schedule 

SD14: Tree Survey Appendix 3 - Plan 

SD15: Drainage Layout Plan 

SD16: Application Registration Letter 

SD17: Consultation Response - Contributions 
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Baird Terrace, Crieff – List of Appeal Documents – 15 September 2017      2 

 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

JOHN HANDLEY ASSOCIATES LTD 

Chartered Town Planning Consultants 

1 St Colme Street 

Edinburgh 

EH3 6AA 

 

T: 0131 220 8253 

E: john.handley@johnhandley.co.uk 

SD18: Consultation Response – Environmental Health 

SD19: Consultation Response – Transport Planning 

SD20: Consultation Response – Biodiversity Officer 

SD21: Report of Handling 

SD22:  Decision Notice 

Perth & Kinross Council Planning Portal link to original Planning Application: 

http://planningapps.pkc.gov.uk/online-applications/simpleSearchResults.do?action=firstPage 

Additional Documents prepared to address reasons for refusal: 

SD23: Phase 1 Habitat Survey 
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TCP/11/16(490) – 17/00875/FLL – Erection of a
dwellinghouse on land 40 metres south west of Glencoe,
Baird Terrace, Crieff

FURTHER INFORMATION

5(i)(d)
TCP/11/16(490)
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Audrey Brown - CHX

From: John Williamson - TES

Sent: 14 December 2017 09:25

To: CHX Planning Local Review Body - Generic Email Account

Subject: Application Ref: 17/00875/FLL – Erection of a dwellinghouse on land 40 metres

south west of Glencoe, Baird Terrace, Crieff – Mr and Mrs McOmish TCP/11/16 (490)

Dear Danny

I refer to your email below and your letter dated 1 December regarding the above application which is currently
under review. I have had the opportunity to discuss the submitted Ecological Survey with the Council’s Bio Diversity
Officer and have the following comments:

It is a brief assessment of the site undertaken with the knowledge that the site is expected to be developed. A full
survey should have mapped the different vegetation types, e.g. bracken, hedges etc. and this has not been included
in the report, although because of the scale of the site, approximately 40 x 20m, there are not large areas of different
vegetation types so this is not critical.

It refers to the tree survey and states “Approximately 50% of the trees were assessed as category C or U
(BS5837:2012)” the alternative view is that approximately 50% of the trees are in categories A and B, worthy of
keeping and with a long expected lifespan. So, to quote the report paragraph 3.4 “Although the trees are assessed as
being of moderate to low quality and the ground flora is limited, it is not to say that the site does not have some
ecological value. The boundary hedges, tree and shrub cover provide nesting sites for birds and cover for small
mammals.” The tree survey appears to contradict the “moderate to low quality” stated in the report.

The timing of the survey would exclude a breeding birds survey and therefore is not complete as the survey was
undertaken outside of the breeding season. If approved there should be a condition about the timing of vegetation
clearance.

In conclusion, the report has some gaps, e.g. breeding bird survey, and is contradicted by the tree survey regarding
the condition of the trees. It appears as if the survey report has been written with the view that the development
would go ahead and aims to justify the loss of trees, shrubs and hedges.

I trust the above is sufficient and allows the above to be reported back to the LRB. If you have any questions please
let me know.

Kind Regards

John Williamson
Planning Officer
Development Management
Perth and Kinross Council
Pullar House, 35 Kinnoull Street
Perth
PH1 5GD

671



672


