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REPORT OF HANDLING 
 

DELEGATED REPORT 
 
Ref No 12/02175/FLL 
Ward No N1- Carse Of Gowrie 
 
PROPOSAL:   Installation of 12 solar panels (in retrospect) 
    
LOCATION:  Rockdale House Kinfauns Perth PH2 7JZ  
 
APPLICANT:  Mr And Mrs Wilson 
 
RECOMMENDATION:   REFUSE THE APPLICATION 
 
SITE INSPECTION:    17 January 2013 
 
OFFICERS REPORT:  
 
 
Site Description: 
 
The application site relates to Rockdale House, Kinfauns.  The application site refers 
to a Category B listed, two storey detached property of traditional form and 
appearance, clad in white wet dash render with a pitched, slated roofline.  By way of 
background, it is acknowledged that there was a previous application refused for the 
same development: 12/00721/FLL. 
 
 
Development Proposal: 
 
This application is, as per the previous refusal, (App Ref No: 12/00721/FLL); and, 
therefore, seeks retrospective consent for the installation of 12 solar panels, located 
on the rear roof of the building, (south elevation).  In particular, the development has 
taken the form of two lines of 6 solar panels.  Although the previous application was 
refused, the applicant never took the opportunity to appeal the decision.  The 
application has been re-submitted for the same retrospective works. 
 
 
Assessment: 
 
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 Plans that are 
applicable to this area are the approved Tay Plan 2012 (Strategic Development Plan 
2012 - 2032) and the adopted Perth Area Local Plan 1995 (Incorporating Alteration 
No. 1 Housing Land 2000).  As a consequence of the site falling outwith any 
recognisable settlement envelope, the application falls to be assessed against Policy 
1 (Landward Area) of the PALP 1995.  Policy 1 seeks to ensure, among other 
criteria, "in the case of built development, regard should be had to the scale, form, 
colour and density, of existing developments within the locality."  Policy 25 of the 
PALP seeks to ensure, among other criteria, "There will be a presumption against the 
demolition of Listed Buildings and a presumption in favour of consent for 
development involving the sympathetic restoration of a Listed Building, or other 
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Buildings of architectural value.  The setting of Listed Buildings will also be 
safeguarded"  
 
The determining issues for this application are therefore: (i) Whether the proposal is 
in accordance with the relevant provisions of the Development Plan, (namely Policy 1 
of the PALP 1995); and, (ii) Whether an exception to those provisions is justified by 
other material considerations. 
 
For Listed Buildings, solar micro-renewable developments such as photovoltaic 
arrays such as this should be installed on inconspicuous areas of a roof and principal 
elevations should always be avoided. 
 
Having inspected the application site and carefully assessed the submitted plans, I 
would assess the proposal as follows:- 
 
Visual Amenity: 
 
The proposed solar panels which consist of two rows of six, are clearly inter-visible 
with the principal elevation and can be seen from the driveway approach to the 
house.  It is clear that the overall area of panels cover over this particular roof pitch of 
the house almost entirely.  As a consequence, there are therefore, significant 
adverse visual amenity issues and consequently, a detrimental adverse visual impact 
on the character of the statutorily Listed Building. 
 
 
Conservation Section: 
 
As with the previous application that was refused, the Council's Conservation Section 
have been consulted as a consequence of the Category B listing of the property.  
The Conservation Section have confirmed that their comments for this application 
remain as before.  In their comments, the Conservation Section have confirmed that 
they object to the proposed alteration as the retrospectively installed solar panels 
have a significant visual impact and an adverse effect on the character of the Listed 
Building.   
 
It is clear that the application contravenes with the guidance contained in both 
Policies 1 and Policy 25 of the Perth Area Local Plan 1995 (Incorporating Alteration 
No. 1 Housing Land 2000) as a consequence of the adverse impact on the visual 
amenity of the Listed building.   
 
It is clearly stated in Policy 25 (Listed Buildings) of the Perth Area Local Plan that 
there will be a presumption against works detrimental to their essential character.  
Clearly, the proposed works, in terms of the adverse visual impact, are considered to 
have a detrimental effect on the character of the listed building.     
 
Conclusion: 
 
Having taken cognisance of the relevant criterion, (both Policies 1 and 25), I consider 
the development is in contravention of the guidance contained within the Perth Area 
Local Plan 1995 (Incorporating Alteration No. 1 Housing Land 2000).  As a 
consequence of the above mentioned material considerations, there is no reasoned 
justification for approving this application.  On that basis, this application is 
recommended for refusal. 
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NATIONAL PLANNING POLICY AND GUIDANCE  
 
The Scottish Government expresses its planning policies through the National 
Planning Framework 1 & 2, the Scottish Planning Policy (SPP), Planning Advice 
Notes (PAN), Designing Places, Designing Streets, and a series of Circulars. 
 
 
The Scottish Planning Policy 2010 
 
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 of 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 particular relevance to this application are paragraphs 110 – 125 on the Historic 
Environment. 
 
 
DEVELOPMENT PLAN 
 
The Development Plan for the area comprises the approved Tay Plan 2012 
(Strategic Development Plan 2012 – 2032 and the adopted Perth Area Local Plan 
1995 (Incorporating Alteration No. 1 Housing Land 2000).  There are no strategic 
issues of relevance raised in the Tay Plan 2012 (Strategic Development Plan 2012 – 
2032)    In summary, the principal Development Plan policies are raised in the Perth 
Area Local Plan 1995 (Incorporating Alteration No. 1 Housing Land 2000).  These 
are as follows: 
 
 
Policy 1   Perth Area General Policies 
 
Policy 1 of the PALP seeks to ensure, among other criteria, "some scope may exist 
for infill development but only where this will not adversely affect the density, 
character or amenity of the area concerned."  
 
 
Policy 25   Perth Area Listed Buildings 
 
Policy 25 seeks to ensure that there will be a presumption against the demolition of 
Listed Buildings and a presumption in favour of consent for development involving 
the sympathetic restoration of a Listed Building, or other buildings of architectural 
value.  The setting of Listed Buildings will also be safeguarded. 
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PERTH AND KINROSS COUNCIL LOCAL DEVELOPMENT PLAN – 
PROPOSED PLAN, JANUARY 2012 
 
The adopted Local Plan will eventually be replaced by the Proposed Local 
Development Plan.  The Council’s Development Plan scheme sets out the timescale 
and stages leading up to adoption.  Currently undergoing a period of representation, 
the Proposed Local Development Plan may be modified and will be subject to 
examination prior to adoption.  This means that it is not expected that the Council will 
be in a position to adopt the Local Development Plan before December 2014.  It is 
therefore a material consideration in the determination of this application. 
 
Under the LDP (Local Development Plan) and as a consequence of the site referring 
to a category B listed property, the relevant paragraph related to this application is 
Policy HE 2 (Listed Buildings).   
 
Policy HE 2 states that “there is a presumption in favour of the retention and 
sympathetic restoration, correct maintenance and sensitive management of Listed 
Buildings to enable them to remain in active use; and any proposed alterations or 
adaptations to help sustain or enhance a buildings beneficial use should not 
adversely affect its special interest.  The layout, design, materials, scale, siting and 
use of any development which will affect a Listed Building or its setting should be 
appropriate to the buildings character, appearance and setting.   
 
 
 
OTHER POLICIES 
 
None specific. 
 
 
SITE HISTORY 
 
02/01871/FOR Mixed workings on land  
Application Permitted 
 
12/00721/FLL Installation of 12 solar panels in retrospect  
Application Refused 
 
12/00829/LBC Installation of 12 solar panels (in retrospect) 
Application Refused 
 
 
 
CONSULTATIONS 
 
The principal consultee in this application is the Council’s Conservation Section who 
have confirmed that they have concerns with this retrospective installation and 
recommend refusal. 
 
 
TARGET DATE: 9 March 2013 
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REPRESENTATIONS RECEIVED: 
 
None received. 
 
 
 
 
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 Not required 
Report on Impact or Potential Impact 
e.g. Flood Risk Assessment 

Not required 
  

 
LEGAL AGREEMENT REQUIRED    
 
None required 
 
DIRECTION BY SCOTTISH MINISTERS   
 
None required 
 
 
 
 
REASONS FOR REFUSAL: 
 
 
1 The proposed development is considered to have a detrimental visual impact 

on the character of the statutorily listed building. Approval would therefore be 
contrary to Policies 1 and 25 of the Perth Area Local Plan 1995 (Incorporating 
Alteration No. 1 Housing Land 2000); would be contrary to Historic Scotlands 
Technical Guidance Notes 2011 (formerly part of the Memorandum of 
Guidance on Listed Buildings and Conservation Areas); and, to the Council's 
statutory duty in relation to Listed Buildings under Section 14(2) of the 
Planning (Listed Buildings and Conservation Areas) (Scotland) Act 1997. 

 
 
 
JUSTIFICATION : 
 
The proposal is not in accordance with the Development Plan and there are 
 no material reasons which justify departing from the Development Plan 
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INFORMATIVES: 
 
 
The applicant should be aware that all unauthorised works should cease and the roof 
to which the solar panels pertain to, be reinstated to its former condition, to the 
satisfaction of the Local Planning Authority (this should include the removal of the 12 
solar panels), all within three months of the date of this Planning Refusal.  Failure to 
do so may result in Enforcement action by the Council as Planning Authority.  
 
 
PROCEDURAL NOTES: 
 
None. 
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M e m o r      

 

 
To       Philip Sweeney 
            Planning Officer   
 
Your ref 12/02175/FLL 
 
Date    16 January 2013 
 
 
The Environment Service 

a n d u m 
 

 
From  Richard Welch, Conservation Officer, 
Development Management, Planning & 
Regeneration 
 
Our ref   
 
Tel No  76598 
 
Pullar House, 35 Kinnoull Street, Perth PH1 5GD

 
 
Installation of 12 solar panels (in retrospect): Rockdale House, Kinfauns 
(12/02175/FLL)   
Conservation Officer comments  
 
Rockdale House is a category B listed building.  
 
For listed buildings solar micro-renewable developments should be installed on 
inconspicuous areas of a roof. These panels installed on Rockdale House, consisting of two 
rows of six, are clearly inter-visible with the principal elevation and can be seen from the 
driveway approach to the house. The overall area of panels covers over this particular roof 
pitch of the house almost entirely. 
 
The installed solar panels have a significant visual impact and an adverse affect on the 
character of the listed building. This (repeat) application should be refused. 
 
 
Richard Welch 
Conservation Officer 
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