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PERTH AND KINROSS COUNCIL 
 

ERECTION OF A DWELLINGHOUSE (IN PRINCIPLE) AT THE PADDOCKS, 
REDGORTON, PERTH, PH1 3EL 

 
DELEGATED REPORT OF HANDLING 

 
Ref No 13/00672/IPL 
Ward N5 – Strathtay 

 
Decision to be Issued? 

Target 3 Jun 2013 

Case Officer Team Leader 

Yes No 

 
RECOMMENDATION 
 
Refuse the planning application on the grounds that the proposal will have an 
unacceptable visual impact on the area.  
 
 
 
BACKGROUND & DESCRIPTION 
 
The application site relates to a vacant area of ground located to the eastern edge of 
Redgorton, east of a residential property named ‘The Paddocks’. The 0.14 ha site is 
roughly triangular in shape and is bounded by mature trees along its southern and 
eastern boundaries. The A9 runs past the site to the east, whilst to the west is the 
private garden ground associated with ‘The Paddocks’. To the south of the site runs 
a right of way / core path which links Redgorton to the A9.  
 
This planning application seeks to obtain a planning in principle consent for the 
erection of a single dwelling. An indicative layout has been submitted with the 
application which indicates the dwelling will be positioned on the western side of the 
plot, with a new vehicular access also being formed to the west.  
 
A similar planning application (12/01671/IPL) was refused last year under delegated 
powers on the grounds of a) the unacceptable visual impact and b) noise issues from 
the adjacent road.  
 
 
APPRASIAL 
 
An outline planning application (07/00121/OUT) for the erection of two dwellings (one 
on the application site, and one on an adjacent site to the west) was submitted in 
2007. In the consideration of that planning application, the planning officer at the time 
opined that the site was (on plan form only), in combination with the second plot, was 
a natural infill opportunity (which is still the case), however he resolved to refuse the 
planning application on the grounds of the unacceptable visual impact that the 
development would have on the surrounding area, and that it had not been fully 
demonstrated that noise from the passing A9 would not adversely impact on the 
residential amenity of potential occupiers of the proposed dwelling.  
 
In addition to this, a planning application for the same proposal - which is subject of 
this planning application - was refused last year (12/01671/IPL) on the grounds of the 
unacceptable visual impact that it would have on the local area, and the potential 
impact that road noise may have on any future occupiers.  
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As was stated in the assessment of the 2012 planning application, since 2007, there 
has been a material change in Council policy in respect of new housing in the open 
countryside with the SPG on HITCP being revised with the most recent version now 
being the 2012 HITCG. However, the general content of that policy is extremely 
similar to the 2005 version - which the 2007 planning application was assessed 
against. It is therefore my view that from a policy perspective, little has changed since 
2007.  
 
To that end, the key test of the acceptability of this proposal is therefore whether or 
not there has been any change in the sites physical characteristics which would merit 
a different interpretation of the relevant general land use policies or whether or not 
the noise nuisance from the A9 can be adequately mitigated.  
 
As expected, it would appear to me that nothing physically has changed on the site 
since 2012, or since the refusal in 2007 which would result in less of a visual impact 
occurring as a result of this development. Although I am not specifically bound by the 
decisions of previous colleagues, it is a matter of fact that previous Council decisions 
are material considerations in the determination of all planning applications and in 
this case the relatively short period of time which has elapsed since the previous 
refusals in 2007 and 2012 leads to me give substantial weight to those previous 
decisions. 
 
However, my own opinion is directly comparable with the assessment of previous 
planning officers in that the proposal would constitute an infill opportunity (in terms of 
the HITCPs), however the likely impact on the (visual) amenity of the area that a new 
dwelling would have (even a single storey property) in this location would not be 
acceptable. I note that the applicant is now proposing to lower the FFL of the 
dwelling; however this, in my opinion will not fully address the unacceptable visual 
impact on the area that the proposal will have- and in any event, this application is in 
principle only.  
 
In terms of the second reason of refusal which was attached to the 2012 and 2007 
planning applications, the applicant has attempted to address the issue of noise 
nuisance by submitting a NIA which concluded that a noise barrier could mitigate 
noise to an acceptable level. Although my colleagues in Environmental Health are 
still of the opinion that noise will be an issue in this location, based on the acoustic 
barrier being implemented as per the reports recommendations they have no 
objections to the proposal subject to a acoustic barrier.  
 
Whilst the acoustic barrier (which will likely be a combination of a bund and a 
fence/wall), would not be particularly pleasing to the eye visually, it is somewhat 
difficult to fully assess its potential impact without specific details of landscaping etc 
being submitted - which would inevitably be associated with any bund. To this end, I 
am of the view that whilst the acoustic barrier would have some visual impact, its 
impact could potentially be diluted by a suitably designed scheme incorporating 
landscaping etc, and it would ultimately be the impact of the dwelling which would be 
more significant, and detrimental to the area.  
 
In conclusion, I recommend the planning application be refused based on the 
unacceptable visual impact that the new dwelling will have on the local area.  
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DEVELOPMENT PLAN 
 
The Development Plan for the area comprises the approved Tay Plan 2012 and the 
Perth Area Local Plan 1995 (Incorporating Alteration No1, Housing Land 2000).  
 
There are no specific policies of relevance, relevant to this proposal contained in the 
TayPlan.  
 
Perth Area Local Plan 1995 (Incorporating Alteration No1, Housing Land 2000)  
 
Within the Local Plan, the site lies within the landward area where Policies 1 and 32 
are directly applicable. Policy 1 (amongst other things) seeks to ensure that all new 
developments should not have an unacceptable environmental impact and that new 
developments are comptibale with existing lands, whilst Policy 32 is the Local Plan 
version of the HITCP. Policy 32 offers support, in principle for developments which 
extend existing building groups into definable sites providing the amenity of the group 
is not adversely affected by the development proposed.  
 
 
NATIONAL PLANNING GUIDANCE / POLICIES 
 
The Scottish Government expresses its planning policies through the National 
Planning Framework 1 & 2, the Scottish Planning Policy (SPP), Scottish Historic 
Environment Policy (SHEP), Planning Advice Notes (PAN), Designing Places, 
Designing Streets, and a series of Circulars. Of relevance to this planning application 
are,  
 
Scottish Planning Policy (2010) 
 
The Scottish Government’s planning policies are set out in the National Planning 
Framework, this SPP, Designing Places, Designing Streets and Circulars. This SPP 
is a statement of Scottish Government policy on land use planning and contains: 
 

• the Scottish Government’s view of the purpose of planning, 
• the core principles for the operation of the system and the objectives for key 

parts of the system, 
• statutory guidance on sustainable development and planning under Section 

3E of the Planning etc. (Scotland) Act 2006, 
• concise subject planning policies, including the implications for development 

planning and development management, and  
• the Scottish Government’s expectations of the intended outcomes of the 

planning system. 
 
Of relevance to this application is paragraphs 92-97 which relates to rural 
development 
 
 
Planning Advice Note 73 – Housing in the Countryside 
 
Designing Places, published in November 2001, sets out the then Scottish 
Executive’s expectations of the planning system to deliver high standards of design 
in development for rural and urban areas. The design based Planning Advice Note 
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(PAN) series is an additional means by which we can maintain the profile of design 
and identify best practice in planning for  high quality development. This PAN 
supersedes and reinforces many of the key themes set out in PAN 36 Siting and 
Design of New Housing in the Countryside (published in 1991) and brings the advice 
up to date with the new emphasis on design and quality. The advice in this PAN sets 
out key design principles which need to be taken into account: by applicants when 
planning a new development and by planning authorities, when preparing 
development plans and supporting guidance, and determining applications. The 
purpose is to create more opportunities for good quality rural housing which respects 
Scottish landscapes and building traditions. The advice should not, however, be seen 
as a constraint on architects and designers wishing to pursue innovative and 
carefully considered contemporary designs. 
 
 
OTHER COUNCIL POLICIES 
 
Proposed LDP 2012 
 
Within the proposal LDP, the site lies within the landward area where the SPG on 
HITC policy is applicable.  
  
Housing in the Countryside Guide 2012 
 
This policy is the most recent expression of Council policy towards new housing in 
the open countryside, and is applicable across the entire landward area of Perth & 
Kinross. This policy offers a more up to date expression of Council Policy towards 
housing in the countryside to that contained the Local Plans and recognises that 
most new housing will continue to be in or adjacent to existing settlements, and 
states that the Council will support proposals for the erection of single houses in the 
countryside which fall into certain specified categories. Of particular relevance to this 
planning application are Section 1, building groups. 
 
Developer Contributions 
 
This guidance sets out the basis on which Perth and Kinross Council will seek to 
secure contributions from developers of new homes towards the cost of meeting 
primary education infrastructure improvements necessary as a consequence of 
development. All new housing from the date of adoption including those on sites 
identified in adopted Local Plans will have the policy applied. In the event that an 
appeal to the LRB is successful, the appropriate standard condition relating to 
Education must be attached to the consent.  
 
 
SITE HISTORY 
 
Outline planning consent for the erection of two dwellings (07/00121/OUT) was 
refused planning consent in 2007 on the grounds that the proposal would have an 
unacceptable visual impact on the local area, and that it was not demonstrated that 
noise from the adjacent A9 could be adequately mitigated. Considering the recent 
timeline since this decision, and the fact that little has changed in terms of the sites 
characteristics, this decision is considered to be a material consideration in the 
determination of this planning application.  
 
In addition to this, a planning application for the same proposal which is subject of 
this planning application was refused planning permission last year (12/01671/IPL) 
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on the grounds of the unacceptable visual impact and the potential for noise 
nuisance to occur.  
 
 
PKC CONSULTATIONS 
 
Environmental Health Manager has commented on the proposal and has raised 
concerns relating to the potential noise nuisance arising from the A9. However, 
subject to the creation of an acoustic barrier, they raise no objection to the proposal.  
 
ECS has indicated that the local primary school is operating at capacity. In the event 
that an appeal / review of this refusal where to be successful, an appropriately 
worded condition should be attached to any consent.  
 
Access Officer has commented on the planning application and confirmed that the 
application site extends across an existing core path / right of way. In the event that 
any subsequent appeal to the Council’s LRB is successful, appropriate planning 
conditions should be attached to safeguard access along the route.  
 
 
EXTERNAL CONSULTATIONS 
 
Transport Scotland have commented on the proposal and raised no concerns.  
 
 
REPRESENTATIONS RECEIVED 
 
None received.  
 
 
ADDITIONAL STATEMENTS 
 
Environment Statement Not required 
Screening Opinion Not required 
Environmental Impact Assessment Not required 
Appropriate Assessment Not required  
Design Statement / Design and Access Statement Not required 
Report on Impact or Potential Impact Noise Impact Assessment 
 
 
PUBLICITY UNDERTAKEN 
 
The application was advertised in the local press on the 12 April 2013.  
 
 
LEGAL AGREEMENTS REQUIRED                 
 
None required. 
 
 
DIRECTION BY SCOTTISH MINISTERS                
 
None applicable to this proposal.  
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RECOMMENDED REASONS FOR REFUSAL 
 
1. As the proposed development will have an unacceptable visual impact on the 

local surroundings due to the prominent location of the site, an approval 
would be contrary to Policies 32 and 1 of the Perth Area Local Plan 1995 
(Incorporating Alteration No 1 Housing Land 2000) and the Housing in the 
Countryside Guide 2012, all of which seek to ensure that new developments 
do not have an adverse impact on the amenity of existing areas.  

 
 
JUSTIFICATION 
 
The proposal is contrary to the Development Plan, and there are no material reasons 
which justify approval of the planning application. 
 
 
INFORMATIVES 
 
None  
 
 
PROCEDURAL NOTES 
 
None 
 
 
REFUSED PLANS 
 
13/00672/1 – 13/00672/3 (inclusive) 
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REPRESENTATIONS 
 

• Representation from Policy Officer (Access and 
Infrastructure), dated 11 April 2013 (included in applicant’s 
submission, see pages 309-310)  

• Representation from Regulatory Services Manager, dated 
1 May 2013 

• Representation from Transport Planning, dated 9 May 2013 
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The Environment 
Service  

M E M O R A N D U M 
    

To Andy Baxter From Niall Moran 
 Planning Officer  Transport Planning Technician 
   Transport Planning  
    
Our ref: NM Tel No. Ext 76512 
    
    
Your ref: 13/00672/IPL Date 9 May 2013 
  
 

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

 
TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 1997 & ROADS (SCOTLAND) ACT 1984 
 
With reference to the application 13/00672/IPL for planning consent for:- Erection of a dwellinghouse 
(in principle)  The Paddocks Redgorton Perth PH1 3EL for Mr Neil Donald 
 
Insofar as the Roads matters are concerned I do not object to the proposed development provided the 
conditions indicated below are applied, in the interests of pedestrian and traffic safety.  
 
• Prior to the occupation or use of the approved development the vehicular access shall be formed in 

accordance with specification Type B, Fig 5.6 access detail to the satisfaction of the Planning 
Authority. 

 
• Prior to the occupation or use of the approved development turning facilities shall be provided within 

the site to enable all vehicles to enter and leave in a forward gear. 
 
• Prior to the occupation or use of the approved development a minimum of 2 No. car parking spaces 

shall be provided within the site. 
 
The applicant should be advised that in terms of Section 56 of the Roads (Scotland) Act 1984 he must 
obtain from the Council as Roads Authority consent to open an existing road or footway prior to the 
commencement of works. Advice on the disposal of surface water must be sought at the initial stages of 
design from Scottish Water and the Scottish Environmental Protection Agency. 
 
I trust these comments are of assistance. 
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