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PERTH AND KINROSS COUNCIL 
 

ERECTION OF TWO DWELLINGHOUSES AND ASSOCIATED SITE WATER 
DISPERSAL AT LAND 10 METRES WEST OF 1, LEETOWN, GLENCARSE 

 
DELEGATED REPORT OF HANDLING 

 
Ref No 12/02144/FLL 
Ward N1– Carse 

 
Decision to be Issued? 

Target 6 March 2013 

Case Officer Team Leader 

Yes No 

 
RECOMMENDATION 
 
Refuse the planning application on the grounds that the proposal is out of character of 
the existing area and will not provide adequate residential amenity for future occupiers.  
 
 
 
BACKGROUND & DESCRIPTION  
 
This planning application seeks to obtain detailed planning permission for the 
erection of two detached, single storey dwellings on a consented residential site at 
the western end of Leetown, a small hamlet of cottages located in the Carse of 
Gowrie. Detailed planning consent (10/00715/FLL) exists on the site for three 
detached, single storey cottages.  
 
The proposed dwellings will be sited pararell to one another, with parking and turning 
facilities to the front (north). Both the proposed dwellings will be of the same house 
type which is an unusual designed dwelling with a central hallway - resulting in a ‘Y’ 
shaped footprint.  
 
 
APPRASIAL 
 
Sections 25 and 37(2) of the TCP (S) Act 1997 (as amended by the 2006 act) 
requires the determination of the proposal to be made in accordance with the 
provisions of the Development Plan, unless other material considerations indicate 
otherwise. In terms the Development Plan, the key Development Plan policy is found 
in the adopted Local Plan where Policy 71 seeks to protect the character, density and 
amenity of existing areas from inappropriate developments.  
 
In terms of other material considerations, these include consideration of the contents 
of the proposed LDP and the contents of the Developer Contributions 2012 
document.  
 
To this end, as the principle of a residential development has been firmly established 
on this site by virtue of the extant consent, I ultimately consider the two key 
determining issues for this proposal to be a) whether or not the design / siting of the 
dwellings is acceptable, and b) whether or not the proposed house types will 
adversely impact on the residential amenity of existing properties, bearing in mind the 
provisions of the Development Plan.  
 
There is no doubt that the proposed house type is an unusual one; however I am not 
particularly concerned by its overall appearance or design. However, due to the 
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awkward shape of the dwellings and their position in the centre of the plots, both 
plots will have relevantly small areas of private amenity space to the area and will 
also project past the original building line of the cottages to the east - which was 
protected as part of the extant consent. Ordinarily, the solution to the building line 
issue would be to simply move the dwellings further back into their individual plots, 
however by doing this; the small level of amenity space which is already available to 
future occupiers is reduced even further.  
 
I acknowledge that there are two possible solutions to the two aforementioned 
issues, namely a) a change of house type or b) extra land being made available – 
either of which may result in an acceptable scheme, however neither can be dealt 
with specifically under the terms of this planning submission. To this end, I therefore 
consider the design (by virtue of the physical limitations of the plot in relation to the 
house types proposed) and the advanced position of the dwellings to result in an 
unacceptable arrangement which is both out of character with the existing building 
pattern of the area and could result in an unacceptable residential environment for 
future occupiers.  
 
In terms of the second issue, the impact on the amenity of the neighbouring property, 
I note that this planning application has attracted local interest, with a number of 
objections and a local petition submitted against the proposal. Nevertheless, I do not 
consider the proposal to compromise the residential amenity of the neighbouring 
property to the east and although I note the comments in terms of flooding and 
access related matters, I consider these to be technical issues which can be 
addressed through suitable design solutions.  
 
Lastly, in terms of primary education matters, in the event that the applicant asks the 
Council to review the ultimate decision to refuse the application at the Councils LRB, 
a primary education contribution will be required prior to the release of any formal 
decision notice.  
 
 
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. As this application relates to a 
modifications to an existing consented residential site, there are no policies of 
national interest specifically relevant to this proposal.  
 
 
DEVELOPMENT PLAN  
 
The Development Plan for the area comprises the approved Tay Plan 2012 and the 
adopted Perth Area Local Plan 1995 (Incorporating Alteration No1, Housing Land 
2000). There are no policies of specific relevance contained in the Tay Plan.  
 
Within the Local Plan, the site lies within the settlement of Leetown, where Policy 71 
is directly applicable. This policy seeks (amongst other things) to ensure that existing 
amenity, character and density is not adversely affected by inappropriate 
developments.  
 
 
OTHER COUNCIL POLICIES 
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Proposed LDP 2012 
 
The Council has approved its proposed LDP in 2012. Within the LDP, the site lies 
within the landward area where the SPG on Housing in the Countryside is applicable. 
(Note – As a detailed consent exists on the site, I do not consider it necessary to re-
visit the principle of a residential development on this site)  
 
Developer Contributions 2012  
 
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. 
 
 
SITE HISTORY 
 
Detailed planning permission (10/00715/FLL) was granted in 2010 for the erection of 
3 dwellings. This approval followed an earlier refusal of a development of 4 dwellings 
(09/00948/FLL) 
 
 
REPRESENTATIONS RECEIVED 
 
At the time of writing, six individual letters of representations have been received all 
objecting to the proposal. In addition to this, a petition with 30 names attached has 
also been received, also objecting to the proposal.  
 
The main issues raised in both the letters of representation and the petition are, 
 

• Inappropriate house types 
• Impact on residential amenity 
• Flooding issues  

 
These issues are addressed in the main section of the report.  
 
 
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 None required  
 
 
PUBLICITY UNDERTAKEN 
 
The application was advertised in the local press on the 18 January 2013. 
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LEGAL AGREEMENTS REQUIRED                 
 
None required. 
 
 
DIRECTION BY SCOTTISH MINISTERS                
 
None applicable to this proposal.  
 
 
RECOMMENDED REASON FOR REFUSAL 
 
 
1 As the proposal (by virtue of the buildings advanced position on their plots) 

will result in a development which is out of character with the local building 
pattern, the proposal is contrary to Policy 71 of the Perth Area Local Plan 
1995 (Incorporating Alteration No1, Housing Land 2000) which seeks to 
ensure that the character of existing areas is protected from inappropriate 
new developments.  

 
2 As the proposal (by virtue of the size of buildings in relation of the size of 

plots), will result in the overdevelopment of each plot, which in turn will 
adversely affect the residential amenity of future occupiers, the proposal is 
contrary to Policy 71 of the Perth Area Local Plan 1995 (Incorporating 
Alteration No1, Housing Land 2000) which seeks to ensure that residential 
amenity is protected.  

 
 
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 
 
12/02144/1 - 12/02144/6 (inclusive)  
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4(iii)(c) 
TCP/11/16(237)  

 
 
 
 
 
TCP/11/16(237) 
Planning Application 12/02144/FLL – Erection of two 
dwellinghouses and associated site water dispersal on 
land 10 metres west of 1 Leetown, Glencarse 
 
 
 
REPRESENTATIONS 
 

• Representation from Education and Children’s Services, 
dated 10 January 2013 

• Objection from Mrs Hunter, received 16 January 2013 
• Objection from Mr Kennedy, received 16 January 2013 
• Objection from Mrs Hunter on behalf of Leetown residents 

and surrounding areas, received 17 January 2013 
• Objection from Mr Holt, dated 22 January 2013 
• Representation from Mr Forbes, West Carse Community 

Council, dated 27 January 2013 
• Representation from Transport Planning, dated 31 January 

2013 
• Objection from Mr Low, dated 5 February 2013 
• Representation from Mr Holt, dated 24 March 2013 
• Representation from Mr Low, dated 25 March 2013 
• Representation from Mrs Hunter, received 26 March 2013 
• Representation from Mr Kennedy, received 26 March 2013 
• Applicant’s response to representations, dated 16 April 2013 
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Support Services is committed to providing a high level of customer service designed to meet the needs and 
expectations of all who may come into contact with us. Should you have any comments or suggestions you feel 

may improve or enhance this service, please contact ecssupportservices@pkc.gov.uk 

M/ e m o r      

 

 
To   Nick Brian 
   Development Quality Manager 
 
Your ref 12/02144/FLL 
 
Date  10 January 2013 
 
 
Education & Children’s Services 

a n d u m 
 

 
From  Gillian Reeves 
   Assistant Asset Management Officer 

 
Our ref  GR/CW 
 
Tel No  (4) 76395 
 
 
Pullar House, 35 Kinnoull Street, Perth PH1 5GD

 
 
Planning Application Ref No 12/02144/FLL 
 
This development falls within the St Madoes Primary School catchment area.  
 
Based on current information this school will reach the 80% capacity threshold.    
 
   
Approved capacity   150 
   
Highest projected 7 year roll  140 
   
Potential additional children from this and 
previously   
approved/yet to be determined applications  9.72 
   
Possible roll  149.72 
   
Potential % capacity  99.8% 
   

 
 
 
 
Therefore I request that the Finalised Primary Education and New Housing Contributions 
Policy be applied to this application. 
 
Please do not hesitate to contact me should you require any further information. 
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Mr Alex Forbes (Neutral)  
Comment submitted date: Sun 27 Jan 2013  

WEST CARSE COMMUNITY COUNCIL 
 
The West Carse Community Council have been approached by very concerned residents from Leetown regarding the planning application (12/02144/FLL) for two 
new dwelling houses 10 metres west of number 1 Leetown. 
The prime concern relates to flooding and drainage. 
It is well documented that drainage in Leetown has always been notoriously bad with residents not always sure whether toilets will flush completely or back up and
overflow. Despite representation to the authorities none appear willing or able to rectify this ongoing problem which 
is most unfair on the residents 
Leetown is serviced by a very narrow through road and any additional traffic will only add to an already existing traffic problem. 
Existing houses in the hamlet of Leetown have a uniqueness 
which will be detracted from by allowing new housing of a different size and design. 
In conclusion the Community Council can not emphasise to strongly that they do not want any additional developments in Leetown until the drainage problems 
have been addressed and made fit for purpose by doing the job they are supposed to do. 
 
Alex Forbes Secretary WCCC.  

Page 1 of 112/02144/FLL | Erection of two dwellinghouses and associated site water dispersal | L...

18/03/2013http://planningapps.pkc.gov.uk/online-applications/applicationDetails.do?activeTab=n...
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The Environment 
Service  

M E M O R A N D U M 
    

To Andrew Baxter From Tony Maric 
 Planning Officer  Transport Planning Officer 
   Transport Planning  
    
Our ref: TM Tel No. Ext 75329 
    
    
Your ref: 12/02144/FLL Date 31 January 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 12/02144/FLL for planning consent for:- Erection of two 
dwellinghouses and associated site water dispersal Land 10 Metres West of 1 Leetown Glencarse 
for Mr John Grant  
 
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 accesses 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 

per dwelling 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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CHX Planning Local Review Body - Generic Email Account 

From: John Holt 
Sent: 24 March 2013 19:22
To: CHX Planning Local Review Body - Generic Email Account; Development Management - 

Generic Email Account
Subject: Re: Letter reference TCP/11/16(237)

Page 1 of 1

08/04/2013

Sent to: 
  
planninglrb@pkc.gov.uk 
DevelopmentManagement@pkc.gov.uk 
  
  
Your reference: TCP/11/16(237) 
  
Original planning reference: 12/02144/Fll 
 
Further to your letter dated 19/03/13 (TCP/11/16(237)) 
  
I am pleased to hear of your decision and obviously agree on both reasons for refusal. I personally did not 
include these points in my objections because I thought the points had been raised sufficiently by others. 
  
Although I do not consider the proposed plans in keeping and believe they are obviously far too obtrusive 
for the area, I hadn't realised by just how much the proposed plans contravene your policy "Policy 71 of 
the Perth Area Local Plan". Therefore I trust you will continue to apply these restrictions. 
  
I am disappointed that my concerns about flooding have not been addressed. The proposed rainwater 
harvesting system only reuses rainwater it does not remove it from the site and the Klargester Biodisc 
relies on either a suitable water course to drain into or a soak away. How can a soak away possibly work 
on a site that regularly floods? 
  
If houses are to be built on these sites, a means of removing excess water needs to be addressed. 
  
Kind regards, 
  
  
John Holt 
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