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PERTH AND KINROSS COUNCIL 
 

 
Ms Ione Crighton-Stuart 
c/o Home Improvement Planning Services 
FAO Alan Stables 
35A Ludgate 
Alloa 
FK10 1DS 
 

Pullar House 
35 Kinnoull Street 
PERTH   
PH1  5GD 
 

 Date 9th August 2013 
 

 
TOWN AND COUNTRY PLANNING (SCOTLAND) ACT  

 
Application Number: 13/01073/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 11th June 
2013 for permission for Install replacement windows and doors 69-71 High 
Street Kinross KY13 8AA    for the reasons undernoted.   
 
 
 

Development Quality Manager 
 
 

Reasons for Refusal 
 
1.  The proposed replacement doors and windows are not justified as it has not been 

shown that the existing historic doors and windows are not capable of economic 
repair thereby preserving the material, scale, and design of the existing doors and 
windows. Accordingly, the proposal is contrary to Policy 74 of the Kinross Area 
Local Plan 2004, Policy HE3 of the Local Development Plan 2012 and Policy 3 of 
the Tay Plan 2012, which all seek to protect our cultural heritage from inappropriate 
developments. 

 
2.  As this proposal would not preserve or enhance the character of the conservation 

area, a recommendation to approve this application would be contrary to the 
requirements of Section 64 of the Planning (Listed Buildings and Conservation 
Areas) (Scotland) Act 1997, which states that the Planning Authority shall have 
special regard to the desirability of preserving or enhancing the character of the 
conservation area. 
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3.  As the proposal would have an adverse impact on the character of the conservation 
area, the proposal is contrary to guidance offered in the Scottish Planning Policy 
(2010) and the Scottish Historic Environmental Policy (2011), both of which 
promote the character of conservation areas. 

 
4.  If approved the proposal would be likely to create a precedent for future applications 

of a similar nature which would be unacceptable and would result in the erosion of 
the character of the conservation area. 

 
Justification 
 
 The proposal is not in accordance with the Development Plan and there are no 

material reasons which justify departing from the Development Plan 
 
 
Notes 
 
 
The plans relating to this decision are listed below and are displayed on Perth and 
Kinross Council’s website at www.pkc.gov.uk “Online Planning Applications” page 
 
Plan Reference 
 
13/01073/1 
 
13/01073/2 
 
13/01073/3 
 
13/01073/4 
 
13/01073/5 
 
13/01073/6 
 
13/01073/7 
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REPORT OF HANDLING 
 

DELEGATED REPORT 
 
 
Ref No 13/01073/FLL 
Ward No N8- Kinross-shire 
 
 
PROPOSAL:  Install replacement windows and doors 
    
LOCATION: 69-71 High Street Kinross KY13 8AA   
 
APPLICANT: Ms I. Crighton-Stuart 
 
RECOMMENDATION:  REFUSE THE APPLICATION 
 
SITE INSPECTION:  10 July 2013 
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OFFICER’S REPORT:  
 
Site description:- 
 
This report deals with the installation of 6 timber sash and case replacement 
windows to the 2 rear attic dormers plus the front and rear doors of this terraced 
dwelling house at 69-71 High Street, Kinross which is located within  Kinross 
Conservation Area. 
 
The proposal is:- 
 
The proposal is to replace the existing 6 traditional sash and case windows and 
surrounds with 6 uPVC sash and case windows and surrounds and the existing red 
traditional timber front door with a hardwood door painted red and the existing timber 
rear door with a stable vie light rock door. 
   
Sections 25 and 37(2) of the Town and Country Planning (Scotland) Act 1997 as 
amended by Planning Etc (Scotland) Act 2006 require that planning decisions be 
made in accordance with the development plan unless material considerations 
indicate otherwise. The adopted development plan applicable to this area comprises 
the TAYplan Strategic Development Plan 2012 and the Kinross Area Local Plan 
2004. The Local Development Plan - Proposed January 2012 is viewed as a material 
consideration. 
 
In accordance with Section 65 of the Town and Country Planning (Listed Buildings 
and Buildings in Conservation Areas) (Scotland) Act 1997 the application has been 
advertised in the Local Press. 
 
Assessment:- 
 
The determining issues in this case are:- the statutory requirement under Section 
64(1) of the Planning (Listed Buildings and Conservation Areas) (Scotland) Act 1997 
which requires the Planning Authority to pay special attention to the desirability of 
preserving or enhancing the character or appearance of that area;  whether the 
proposal complies with development plan policy; whether the proposal complies with 
supplementary planning guidance; or if there are any other material considerations 
which justify a departure from policy. 
 
A considerable amount of character derives from windows and doors and contributes 
greatly to the character of simple vernacular buildings, and to the townscape and 
character of a conservation area. Repair and refurbishment are the preferred course 
of action where possible.  
 
Historic Scotland guidance makes it clear that historic windows are an important 
element of a building's special character and are an irreplaceable resource.  They 
should only be removed and replaced therefore where repair is no longer a 
reasonable option.  Alternative courses of action are available which would help to 
address the energy performance and condensation issues while retaining the special 
character and historic fabric of the windows.  In order to address the condensation 
issues for example, historic sources of ventilation such as flues, vents and under-
floor voids should be checked and made operational where possible.  Additional 
extraction may be required to address the principal sources of moisture (bathrooms, 
kitchens and combustion devices).  Ventilation around the windows themselves could 
also be improved.  As the majority of the window panes are not historic glass, the 
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possibility of installing double glazed units into the existing joinery could also be 
investigated. 
 
Historic Scotland guidance also makes it clear that original timber doors are an 
important aspect of the character and authenticity of a Scottish home. Their 
proportions and positions, together with the detail of mouldings and panelling are 
important elements in the significance of a building. 
 
Conclusion:- 
 
In summary I consider the proposals would result in an erosion of the special 
character of this building.  Alternative measures are available which would both 
address the occupants' comfort and maintenance issues and allow a greater 
retention of historic fabric.  The application is considered harmful to the character and 
appearance of the conservation area, and I therefore my recommendation is for 
refusal. 
 
DEVELOPMENT PLAN 
 
TAYplan Strategic Development Plan 2012  
 
The strategic plan has set down three key principles, which it seeks to achieve 
through targeted objectives: 
 
Ensuring effective resource management and promoting an accessible, connected 
and networked region; 
Supporting sustainable economic development and improving overall regional image 
and distinctiveness; 
Enhancing the quality of place through better quality outcomes.  
 
Policy 3: Managing TAYplan’s Assets 
 
Understanding and respecting the regional distinctiveness and 
scenic value of the TAYplan area through: 
 
safeguarding habitats, sensitive green spaces, forestry, watercourses, wetlands, 
floodplains (in-line with the water framework directive), carbon sinks, species and 
wildlife corridors, geodiversity, landscapes, parks, townscapes, archaeology, historic 
buildings and monuments and allow development where it does not adversely impact 
upon or preferably enhances these assets; 
 
Kinross Area Local Plan 2004 
 
Environment and Conservation/Kinross Conservation Area 
 
Policy 74:  There will be a presumption against developments within the 
Conservation Area which do not preserve or enhance the area.   
 
Local Development Plan - Proposed January 2012 
 
The Historic Environment 
 
Policy HE3: Conservation Areas 
 
Policy HE3A: New Development 
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There is a presumption in favour of development within a Conservation Area that 
preserves or enhances its character or appearance. The design, materials, scale and 
siting of new development within a conservation area, and development outwith an 
area that will impact upon its special qualities should be appropriate to its 
appearance, character and setting. 
 
Where a Conservation Area Appraisal has been undertaken for the area, the details 
contained in that appraisal should be used to guide the form and design of new 
development proposals. 
 
Applications for Planning Permission in Principle in Conservation Areas will not be 
considered acceptable without detailed plans, including elevations, which show the 
development in its setting. 
 
OTHER POLICIES 
 
In addition the following documents are a material consideration in the determination 
of the application;  
 
The Scottish Planning Policy (2010) 
Scottish Historic Environment Policy (SHEP) October (2009). 
Historic Scotland's Guidance Managing Change in the Historic Environment (2010). 
Historic Scotland's Inform Guide –  External Timber Doors 
Historic Scotland's Inform Guide –  Maintaining Sash and Case Windows 
Perth and Kinross Council Supplementary Guidance - Placemaking Guide 
Perth and Kinross Council Kinross Conservation Area Appraisal mentioned site as 
unlisted building of merit in Map 6: Townscape Analysis 
 
SITE HISTORY: N/A 
 
CONSULTATIONS/COMMENTS: N/A 
  

 
TARGET DATE: 10 August 2013 
 
REPRESENTATIONS RECEIVED: 
 
Summary of issues raised by objectors: 
 
Objects to the replacement of traditional doors and windows. 
 
Response to issues raised by objectors:  
 
Covered in report 
 
Additional Statements Received: 
 

Environment Statement Not required 
Screening Opinion Not required 
Environmental Impact Assessment Not required 
Appropriate Assessment Not required 
Design Statement / Design and Access Statement None 
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Report on Impact or Potential Impact None submitted.  
 
Legal Agreement Required: 
 
Summary of terms - not required. 
 
Direction by Scottish Ministers - not required. 
 
Reasons:- 
 
1 The proposed replacement doors and windows are not justified as it has not 

been shown that the existing historic doors and windows are not capable of 
economic repair thereby preserving the material, scale, and design of the 
existing doors and windows. Accordingly, the proposal is contrary to Policy 74 
of the Kinross Area Local Plan 2004, Policy HE3 of the Local Development 
Plan 2012 and Policy 3 of the Tay Plan 2012, which all seek to protect our 
cultural heritage from inappropriate developments.  

 
2 As this proposal would not preserve or enhance the character of the 

conservation area, a recommendation to approve this application would be 
contrary to the requirements of Section 64 of the Planning (Listed Buildings 
and Conservation Areas) (Scotland) Act 1997, which states that the Planning 
Authority shall have special regard to the desirability of preserving or 
enhancing the character of the conservation area.     

 
3 As the proposal would have an adverse impact on the character of the 

conservation area, the proposal is contrary to guidance offered in the Scottish 
Planning Policy (2010) and the Scottish Historic Environmental Policy (2011), 
both of which promote the character of conservation areas.  

 
5 If approved the proposal would be likely to create a precedent for future 

applications of a similar nature which would be unacceptable and would result 
in the erosion of the character of the conservation area.  

 
Justification 
 
The application is unacceptable and contrary to the adopted Local Plan. I have taken 
account of material considerations and find none that would justify overriding the 
adopted Development Plan. On that basis the application is recommend for refusal. 
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REPRESENTATIONS 
 

• Objection from The Architectural Heritage Society of Scotland, 
dated 10 June 2013 

• Representation from David Eade, dated 29 June 2013 
• Representation from Kinross-shire Civic Trust, dated 2 July 

2013 
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