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Pullar House 35 Kinnoull Street Perth PH1 5GD
Tel: 01738 475300
Fax: 01738 475310

Email: onlineapps@pkc.gov.uk

Applications cannot be validated until all necessary documentation has been submitted and the required fee has been paid.
Thank you for completing this application form:
ONLINE REFERENCE 000087249-001

The online ref number is the unique reference for your online form only. The Planning Authority will allocate an Application Number
when your form is validated. Please quote this reference if you need to contact the Planning Authority about this application.

Applicant or Agent Details

Are you an applicant, or an agent? * (An agent is an architect, consultant or someone else acting .
on behalf of the applicant in connection with this application) (] Applicant Agent

Agent Details

Please enter Agent details

Company/Organisation: Fouin+Bell Architects Ltd gotl#] must enter a Building Name or Number, or
oth:

Ref. Number: Building Name:

First Name: * Fouin Building Number: 1

Last Name: * Bell Address 1 (Street): * John's Place

Telephone Number: * 0131 478 7100 Address 2: Leith

Extension Number: Town/City: * Edinburgh

Mobile Number: Country: * UK

Fax Number: 0131 478 7111 Postcode: * EH6 7EL

Email Address: * ian.hunt@fouin-bell.com

Is the applicant an individual or an organisation/corporate entity? *

D Individual Organisation/Corporate entity

Page 1 of 5

235



Applicant Details

Please enter Applicant details

Title:

Other Title:

First Name:

Last Name:

Company/Organisation: *

both:*

Building Name:

Building Number:

Address 1 (Street): *

Chamberlain Bell

You must enter a Building Name or Number, or

17

Kettering Road

Address 2: Burton

Telephone Number: Town/City: * Latimer
Extension Number: Country: * Northhamptonshire
Mobile Number: Postcode: * NN15 5LP
Fax Number:
Email Address:

Site Address Details
Planning Authority: Perth and Kinross Council
Full postal address of the site (including postcode where available):
Address 1: 5 Errol Road Address 5:
Address 2: Invergowrie Town/City/Settlement: Dundee
Address 3: Post Code: DD2 5AG
Address 4:
Please identify/describe the location of the site or sites.
Northing 730286 Easting 334686

Description of the Proposal

Please provide a description of the proposal to which your review relates. The description should be the same as given in the
application form, or as amended with the agreement of the planning authority: *

(Max 500 characters)

Erection of 8 dwellinghouses Land 30 Metres North Of 7 Errol Road Errol Road Invergowrie

236

Page 2 of 5



Type of Application

What type of application did you submit to the planning authority? *

Application for planning permission (including householder application but excluding application to work minerals).
D Application for planning permission in principle.
D Further application.

D Application for approval of matters specified in conditions.

What does your review relate to? *

Refusal Notice.
D Grant of permission with Conditions imposed.

\:l No decision reached within the prescribed period (two months after validation date or any agreed extension) — deemed refusal.

Statement of reasons for seeking review

You must state in full, why you are seeking a review of the planning authority’s decision (or failure to make a decision). Your
statement must set out all matters you consider require to be taken into account in determining your review. If necessary this can be
provided as a separate document in the ‘Supporting Documents’ section: * (Max 500 characters)

Note: you are unlikely to have a further opportunity to add to your statement of appeal at a later date, so it is essential that you produce
all of the information you want the decision-maker to take into account.

You should not however raise any new matter which was not before the planning authority at the time it decided your application (or at
the time of expiry of the period of determination), unless you can demonstrate that the new matter could not have been raised before
that time or that it not being raised before that time is a consequence of exceptional circumstances.

Please see attached supporting documents - Ground for Review and Supporting Documents A to J

Have you raised any matters which were not before the appointed officer at the time the
determination on your application was made? * D Yes No

Please provide a list of all supporting documents, materials and evidence which you wish to submit with your notice of review and

intend to rely on in support of your review. You can attach these documents electronically later in the process: * (Max 500
characters)

Grounds for Review of Delegated Refusal of Planning Application 13/02304/FLL
Along with Appendices

A - Sketch issued to planners

B - Place Making Guidance ? Permitted development right for extensions

C - Planning Permission in Principle for Residential Development (planning reference
12/00582/IPL)

D - Density Plan

E - SUDS design being prepared and submitted with the application

F - Backland development Review 13-300 (PL)20

G - Thorntons Market Appraisal

H - Vehicle Tracking

Application Details

Please provide details of the application and decision.

What is the application reference number? * 13/02304/FLL

What date was the application submitted to the planning authority? * 14/12/13

What date was the decision issued by the planning authority? * 14/02/14
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Review Procedure

The Local Review Body will decide on the procedure to be used to determine your review and may at any time during the review
process require that further information or representations be made to enable them to determine the review. Further information may
be required by one or a combination of procedures, such as: written submissions; the holding of one or more hearing sessions and/or
inspecting the land which is the subject of the review case.

Can this review continue to a conclusion, in your opinion, based on a review of the relevant information provided by yourself and other
parties only, without any further procedures? For example, written submission, hearing session, site inspection. *

D Yes No

Please indicate what procedure (or combination of procedures) you think is most appropriate for the handling of your review. You may
select more than one option if you wish the review to be conducted by a combination of procedures.

Please select a further procedure *

Holding one or more hearing sessions on specific matters

Please explain in detail in your own words why this further procedure is required and the matters set out in your statement of appeal
it will deal with? * (Max 500 characters)

The application was refused on the basis of the Case Officer's opinion of appropriate development, a blinkered approach has driven
him to refuse without any evidence that the proposals have failed to meet PKC Policies or National Policies. The reasons for refusal
are subjective to an individual's point of view, we feel we proposals have met requirements of the policies used to refuse the
application and on this basis we would like a hearing to allow the applicants to express their point of view.

In the event that the Local Review Body appointed to consider your application decides to inspect the site, in your opinion:

. . 0%
Can the site be clearly seen from a road or public land~ Yes D No

. . . . . o
Is it possible for the site to be accessed safely and without barriers to entry? Yes D No

Checklist - Application for Notice of Review

Please complete the following checklist to make sure you have provided all the necessary information in support of your appeal.
Failure to submit all this information may result in your appeal being deemed invalid.

Have you provided the name and address of the applicant? * Yes D No
Have you provided the date and reference number of the application which is the subject of this review? * Yes D No

If you are the agent, acting on behalf of the applicant, have you provided details of your name and
address and indicated whether any notice or correspondence required in connection with the review
should be sent to you or the applicant? *

ves [ ] No [] NA

Have you provided a statement setting out your reasons for requiring a review and by what procedure v D N
(or combination of procedures) you wish the review to be conducted? * es o

Note: You must state, in full, why you are seeking a review on your application. Your statement must set out all matters you consider

require to be taken into account in determining your review. You may not have a further opportunity to add to your statement of review
at a later date. It is therefore essential that you submit with your notice of review, all necessary information and evidence that you rely

on and wish the Local Review Body to consider as part of your review.

Please attach a copy of all documents, material and evidence which you intend to rely on (e.g. plans and
drawings) which are now the subject of this review * ves [] No

Note: Where the review relates to a further application e.g. renewal of planning permission or modification, variation or removal of a
planning condition or where it relates to an application for approval of matters specified in conditions, it is advisable to provide the
application reference number, approved plans and decision notice (if any) from the earlier consent.
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Declare - Notice of Review

I/We the applicant/agent certify that this is an application for review on the grounds stated.

Declaration Name: Fouin Bell
Declaration Date: 09/04/2014
Submission Date: 09/04/2014
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Town and Country Planning (Scotland) Act 1997

Grounds for Review by
Perth and Kinross Local Review Body
in respect of their
Delegated Refusal of Planning Application for
Erection of 8 dwelling houses

5 Errol Road
Invergowrie
Errol Road Invergowrie
Dundee
DD2 5AG

N1- Carse of Gowrie

Planning Reference: 13/02304/FLL

On behalf of Chamberlain Bell

31 March 2014
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1.0 Introduction

1.1 These grounds for appeal have been prepared by Fouin+Bell Architects on behalf of
the applicant, Chamberlain Bell, 3/29 Portland Gardens, Edinburgh, EH6 6NY.

1.1 The appeal relates to Perth and Kinross Council’s delegated refusal dated 14 February
2014 of planning reference 13/02304/FLL, a detailed planning application for the
erection of 8 houses at 5 Errol Road, Invergowrie DD2 5AG.

(PKC'’s application address — Land 30 meters North of 7 Errol Road, Invergowrie)
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2.0 Site Location and Description

2.1

2.2

2.3

The site is located on the east side of Errol Road, Invergowrie, approximately 100m
south of the Main Street, Invergowrie. The site consists of a flat rectangular piece of
ground approximately 45 x 47 metres. The site area extends to 2130m2 or 0.53 Acres.

The site was the former Invergowrie Tennis Club and had three blaze tennis courts, a
modest disused pavilion and a carpark access via a pavement cross off Errol Road.

To the west of the site across Errol Road lies the new Invergowrie Primary School
which was completed in the summer of 2013. To the south of the site there is a single
storey BT telephone exchange, to the east of the site there is two storey (post war)
housing which consist of a mixture of semi-detached and four in a block flats. To the
north there is a bowling green and its associated pavilion.
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3.0 The Proposals and History to the Application

3.1

3.2

3.3

3.4

3.5

3.6

3.7

3.8

3.9

The site was bought by the applicant Chamberlain Bell on 31 October 2013.

The site has planning permission in principle for residential development, per planning
reference number 12/00582/IPL, approved 29th March 2012.

Pre application dialog with the planning officer commenced via email on the 3 October
2013, with an initial sketch layout presenting the proposals for viable and sustainable
proposals 8 moderately sizes and houses. (appendix A)

The appointed case officer, Calum Petrie responded on 7 October 2013. His initial
response intimated that he did not feel that the proposed layout was acceptable to him
and he felt that an appropriate development of the site would be 4 houses facing Errol
Road. He also stated that Perth and Kinross Councils (PKC’s) minimum development
plots size of 360m2. The only supporting evidence of this position was an extract from
the Council’s supplementary planning guidance on Place Making for Permitted
Development. (appendix B) It was noted by the case officer that this was an
emerging policy and has not actually been adopted by the Council at the time of our
application.

Over the next the next two months we endeavoured to enter into meaningful dialog with
the case officer regarding our proposals and we made repeated requests for a face to
face meeting to resolve design and layout issues. These requests were refused.

As a result there was an exchange of emails and layout sketches but the case officer
was not prepared to accept any of our proposals or indeed the justifications provided in
order to approach the site form any other viewpoint. It was repeated that in his view the
option was the four house plan he had proposed.

In the light of this apparent intransigence at pre-application it was decided to formally
lodge the application, with a view to encouraging the face to face meeting.

The application was lodged on 14 December 2013 (Appendix J) and registered on 19
December 2013.

Following its registration, we again requested a meeting to discuss the design and
consultation responses and this was again initially refused.

4
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3.10 We then discussed this matter with the local member Councillor Douglas Pover who

3.11

3.12

intimated that a meeting would be a good idea in order to ensure the best possible

development for the site.

Despite this offer we were unable to arrange such a meeting and we contacted Nick
Brian to seek his intervention. Prior to this being achieved, the application was refused

under delegated powers on 14 February 2014.

Throughout these discussions we have highlighted to the case officer that our proposed
layout fully complies with the standard in place at the time of the application, that it was
in keeping with character, scale and plot size which is found throughout Invergowrie
and was therefore perfectly acceptable, and that it complies with all of the principles of
Manual for Streets and Making Places. It is therefore very disappointing to be refused

without proper consideration of these points.
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4.0 Reasons for Refusal

4.1

4.2

The reason given for refusal of the application were as follows:-

The proposed development fails to comply with policy RD1 and PM1 of the adopted Perth
and Kinross Local Development Plan 2014 in failing to accord with the existing character
and amenity of the area or contribute successfully to the quality of the surrounding built

and natural environment.

The proposed development is contrary to Policy RD1 of the Adopted Perth and Kinross
Local Development Plan 2014, through the proposed layout offering an unacceptable
degree of residential amenity to its future occupiers (by virtue of restricted private amenity
space) failing to demonstrate that a reasonable standard of residential amenity can be
achieved for the proposed housing.

The proposed development is contrary to Policy 2 of TAYPlan 2012 through failing to
ensure that the arrangement, layout, design, density and its connections are the result of
understanding, incorporating and enhancing present natural and historic assets, and local
design context, and meet the requirements of Scottish Government's Designing Places
and Designing Streets.

The justification provided for this decision was as follows :-

The proposal is contrary to the adopted Development Plan (2014) and there are no
material reasons which justify departing from the Development Plan.

Refusal Reason 1(a)
Fails to comply with policy RD1: failing to accord with the existing character and
amenity of the area or contribute successfully to the quality of the surrounding built or

natural environment.

Refusal Reason 1(b)
Fails to comply with policy PM1: failing to accord with the existing character and
amenity of the area or contribute successfully to the quality of the surrounding built or

natural environment.
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Refusal Reason 2

Contrary to policy RD1: the proposed layout is offering an unacceptable degree of
residential amenity to its future occupiers (by virtue of private amenity space) failing to
demonstrate that a reasonable standard of residential amenity can be achieved for the

proposed housing

Refusal Reason 3

Contrary to policy 2 of TAYPlan 2012: failing to ensure that the arrangement, layout,
design, density and its connections are the result of understanding, incorporating and
enhancing present natural and historic assets, and local design context, and meet the
requirements of Scottish Government’s Designing Places and Designing Streets.
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5.0 Policies used to justify refusal and grounds for this appeal to the Local Review Body.

5.1

In order to allow this to be reviewed it is necessary to consider the policies used to
justify the decision. These are primarily RD1, PM1 and policy 2 of TayPlan 2012.
These are as follows:-

Policy RD1: Residential Areas

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.

The proposals submitted comply intention of this policy, residential use on redundant
tennis courts is fully compatible with it surrounding land uses, this has been supported
by the Perth and Kinross Council’s granting approval of Planning Permission in
Principle for Residential Development (planning reference 12/00582/IPL Appendix C)

Generally encouragement will be given to proposals which fall into one or more of the
following categories of development and which are compatible with the amenity and
character of the area:

a) Infill residential development at a density which represents the most efficient use of
the site while respecting its environs.

The proposals should be seen as compliant with this category. The introduction of
residential use at the proposed density makes the most effective use of the site. The
density of the development site (37 units / hectare) which is consistent with the
surrounding medium density housing of Main Street and Carselea Road which are
generally 30 to 40 unit per hectare. (appendix D)

The medium density proposal respects the environs of the surrounding uses. Our
proposals are fully compliant with National Planning Policies for daylighting,
overshadowing and privacy. Upon request, the Case Officer was unable to provide any
alternative Local Planning Policy that should be applied to this site. Our proposals do
not to contravene any planning policy.

b) Improvements to shopping facilities where it can be shown that they would serve
local needs of the area.

Not relevant.
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c) Proposals which will improve the character and environment of the area or village.

The proposal submitted significantly improves the environment of the village area. The
existing redundant tennis courts are in a terrible condition having fallen into disrepair
and currently present the site as a derelict piece of land.

Our proposals provide an active frontage onto Errol Road with the building line to the
front positioned close to the street edge, giving an interaction between the new housing
and the street — in compliance with Designing Streets philosophy. This building line
responds to the building position of the tenement flats on the opposite side of the road.
Similar to several other buildings within the village centre, the front street houses have
a wall to the pavement edge and benefit from a small garden in front of the building.

d) Business, home working, tourism or leisure activities.

The proposed houses have been designed to accommodate a home work station that
allows the owners to work from home. The development will be provided with up to
date broadband connection available to the local area.

e) Proposals for improvements to community and educational facilities.

The principle of residential development for this site has been approved on the basis
developer contribution being paid towards the improvement of community facilities.
This should be considered as the development having a direct improvement to
community facilities.

Notwithstanding the above financial contribution, the new occupants of the houses will
make use of the existing facilities which will, in turn, help to secure the long term use of
these facilities.

Policy PM1: Placemaking

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.

The proposals are to fully comply with the intention of this policy. Cognisance of the
surrounding built environment has been carefully considered with the houses being of
modest sizes, with appropriate building spacing. The re-use of materials which are
already heavily used within the village assist with the new houses to contribute
positively but fit in with the surrounding built environment.

Proposals have taken recognition of climate change with SUDS design being prepared
and submitted with the application. (Appendix E). This drainage system attenuates
surface water on site and discharge to the existing sewer located in Errol Road.

The houses assist with addressing climate change and have been designed to provide
15% carbon reduction in accordance with the current Scottish Building Regulations.
With regard to adaptation, as noted the houses are compliant with the Scottish building
regulation which have an emphasis on new houses designs been adaptable should the
occupants life circumstance change the ground floor can be easily adapted for wheel
chair use without extended out with the building footprint.

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.

9
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The proposals have been prepared to accord with these standards and surrounding
Streets.

The retention of the existing front stone boundary wall secures and protects the only
significant feature which defines part of the character of the site. The new access is
formed by sensitively opening up the existing breach in the wall, currently unsightly
brickwork. It is intended to close off the existing dilapidated wide access point to the
eastern end in stonework and form a pedestrian access point in this location. The foot
path behind the wall will be built to an adoptable standard that will allow pedestrians to
access the site at either end.

The design of the new houses contribute to and respect the character of its
surroundings with building facades being a mixture of traditional materials (wet dash
render and timber windows) and new materials (rich timber cladding materials
influenced to correspond with the new school) to create identity which binds both the
new and established buildings within Invergowrie

The setting of the houses along the street frontage directly responds to typical layout of
the street frontage throughout the village. The use of an access lane has been added
to serve 4 houses to the rear of the site. This corresponds with other, existing instances
throughout the village where backland development has been utilised to maximise
development and economic use of the area. This is highlighted, but not restricted to,
areas 1, 2, 3, 4, 5 on our drawing 13-300 (PL)20 submitted on 24 January 2014.
(Appendix F)

The access lane which leads directly to the boundary of the adjacent site makes
provision for future access to potential development land without having to add
additional road junctions off Errol Road, which is already an active and narrow street.

Policy PM1B

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.

The proposal provides a sense of identity whilst fitting in respectfully with their
surroundings. The careful positioning of the buildings (plots 1 to 4) close to the street
edge of Errol Road creates an active street frontage with interaction between the
building and the street.

The site is safely accessible, with a shared surface serving the development, the
shared surface changes the hierarchy of the road use to be pedestrian, cycle then
vehicular.

Vehicle tracking has been provided to the Council to prove the site is accessible and
safe to manoeuvre with the development. (Appendix H)

10
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b) Consider and respect site topography and any surrounding important landmarks,
views or skylines, as well as the wider landscape character of the area.

The proposals respect the existing topography with no retaining features proposed
within the development. The proposals retain the existing stone wall running along the
Errol Road boundary. This wall will require to be repaired along its entire length. As this
wall currently is in a poor condition, this would facilitate its safe condition along the
public highway for the future.

The site is an ‘infill development site’ with views on all sides are closed off by the
surrounding buildings and topography. There are, therefore, no adversely affected
views or skylines or implications to the wider landscape character of Invergowrie, other
than general improvement.

c) The design and density should complement its surroundings in terms of
appearance, height, scale, massing, materials, finishes and colours.

As documented within council guidelines of Perth and Kinross’ settlement, patterns
display a rich diversity of site area characters. Whilst the proposals are only for eight
houses, we feel we have embraced the character of Invergowrie’s village centre at the
front of the site (active frontages with linked houses) and the wider area to the rear part
of the site (linked houses along with some detached houses access off a lane).
Invergowrie presents diverse mix of housing throughout the village, with pockets of
flats, terraced, semi-detached and detached buildings, the building heights are also
mixed, single, storey and a half, two storey and two and half storeys. The proposals
have the houses at two storeys which is an appropriate building height for this site.

The density of the village can be broken into various categories, low to medium density
with villas set in modest gardens to the outer village areas, medium density to higher
density of the village centre provided by flats, terraced and semi-detached units located
on Main Street, Carselea Road and Errol Road. With this development being located
within the centre of the village, it is appropriate to respond to the higher density of the
village. The proposals currently present a density of 37 units / hectare which is in
medium density housing.

It should be noted that the mix of size of the units have also been guided by the need
to develop a proposal which is sustainable in the current housing market. A supporting
statement by Thornton’s (Appendix G) on market demand and viability of housing mix
was provided to the case officer on 24 January 2014 to support the issue on
developing proposals which meet the current housing demand in the Invergowrie and
Dundee area.

The materials, finishes and colours proposed within this development responds the
context of the location of the site, the new school is located opposite the site, which has
a range of modern style material with the dominant material being the timber cladding.
The housing the rear of the site all have wet dashed rendered and timber windows. The
flats opposite the site has a slate roof. Boundary treatments are also all varied, with a
mixtures of walling and fencing to define gardens and street edges.

The proposed materials are wetdash render with timber feature panelling at high level
to the external walls, timber windows and slate roofs and a mixture of stone and
rendered walls and timber fencing to the boundary treatments respond to the context of
the surrounding buildings.

11
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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.

As stated previously, the proposals have created a building line which responds to the
adjacent row of flats / dwellings fronting onto Errol Road.

The position of the adjacent telephone exchange to the south, which is at a right angle
to the site, provides a formal transition between Dryburgh Terrace housing and new
housing facing onto Errol Road.

To the East of the site lies the bowling green, and further east there is a church. Due
to these building’s location and orientation, neither will read with this site or its frontage.

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.

The proposals have four houses fronting onto the street, these are accessed to the
front by a footpath suitable for pedestrian and bicycle use.

To avoid a busy, unsightly and safer site frontage, the parking has been discretely
located along the boundary wall facing the telephone exchange. This row of remote
parking has been broken up by incorporating timber pergolas that improve the visual
line of on-site parking requirements. Vehicular access into the site has been provided
by a pavement crossing (similar to the former access to the tennis courts carpark)
using an existing breech in the stone wall. The access road for the site is via a shared
surface, per PKC’s guidelines. The route to the rear housing is defined by a feature
wall on the left hand side and the pergolas on the right hand side. The view into the
site is punctuated by a detached house, and the access route is guided further into the
site with the incorporation of the curved wall. As encouraged by Designing Streets
guidelines, all ef the houses to the rear front onto, and are accessed directly off, the
access road. This delivers a sense of the place. Parking to the rear of the houses is
provided by driveways alongside each house, to ensure the area in front of these
houses is pedestrian dominant and not car dominant.

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

possible.

The houses are designed to be fully compliant with the current Scottish Building
Regulations, which requires new houses to be fully adaptable without having to extend
the building footprint. The proposals are therefore compliant with this policy.

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

townscape should be retained and sensitively integrated into proposals.

It is proposed to retain and secure the longevity of the existing stone walls to the
boundaries of this site. There are no other significant features, other than the stone
walls.

h) Incorporate green infrastructure into new developments and make connections

where possible to green networks

12
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Due to the application site being an infill development site with no connections to the
existing green infrastructure, there is therefore no potential to make additional
connection to green networks.

Policy PM1C
For larger developments (more than 200 houses or 10 ha.
This section is not applicable as the proposals are not more than these levels.

TAYPlan Policy 2: Shaping better quality places.

A. ensure that climate change resilience is built into the natural and built environments
through:

i. A presumption against development in areas vulnerable to coastal erosion, flood risk
and rising sea levels; including the undeveloped coast. To ensure flood risk is not
exacerbated, mitigation and management measures; such as those envisaged by
Scottish Planning

The level of flood risk is reduced and mitigated against by the incorporation of SUDS

attenuation to control the surface water run off form this site.
ii. Policy, should be promoted;
iii. reducing surface runoff including through use of sustainable drainage systems;

The incorporation of SUD drainage design with below ground attenuation to controls the
surface water run off form this site. (Appendix E)

iv. Protecting and utilising the water and carbon storage capacity of soils, such as
peatlands, and woodland/other vegetation; and,

This policy not applicable to this site

v. Identifying, retaining and enhancing existing green infrastructure and spaces whilst
making the best use of their multiple roles.

On the basis of the above we are fully compliant with this policy. No guidance has been
provided by the case officer to demonstrate otherwise.

13
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B. Integrate new development with existing community infrastructure and work with
other delivery bodies to integrate, concentrate and co-locate additional new
infrastructure to optimise its coverage and capability.

This development is an infill development adjoining an established residential area with
existing roads, services and drainage passing the site within Errol Road. This policy
refers to larger green field release or larger windfall development site, which would be
part of or lead to a larger development.

C. Ensure the integration of transport and land use to:
reduce the need to travel and improve accessibility by foot, cycle and public
transport;, make the best use of existing infrastructure to achieve a walkable
environment combining different land uses with green space; and, support land use
and transport development by transport assessments/appraisals and travel plans
where appropriate, including necessary on and offsite infrastructure.

The site sits within and established community, with all local amenity within easy
walking distance, this is one the key objectives to any development site and the
proposals are fully compliant with this policy.

D. Ensure that waste management solutions are incorporated into development to
allow users/occupants to contribute to the aims of the Scottish Government’s Zero
Waste Plan.

Pre-application dialog was held with PKC’s waste management officer and the
recommendations provided by the officer was incorporated into the proposals. The
properties all have in curtilage storage space for residual, recycling and garden waste in
accordance with the council’s guidance.

A bin collection space has also been provided at the site entrance to ensure the pick up
of the waste is managed on site and has easy access for collection by the council’s
waste services team on the relevant waste pick up day.

E. Ensure that high resource efficiency is incorporated within development through the
orientation and design of buildings, the choice of materials and the use of low and
zero carbon energy generating technologies to reduce carbon emissions and energy
consumption to meet the Scottish Government’s standards

The resource efficiency of the development has been carefully considered within the
proposals with the houses being provided with south eastwardly gardens, with the main
facade facing westward to maximise solar gain. The houses are designed to be fully
compliant with the Current Scottish building regulations provide a carbon reduction of
15%. The houses are highly efficient and benefit from low energy consumption through
a fabric first approach with smart houses technology making use of effective modern
controls and monitors. The material being uses are generally natural, sourced locally
and where possible from replenishable resources.
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The development is self demonstrates a high resource efficiency, with the proposals for
medium density housing instead of low density housing being insisted upon by the case
officer. There are eight houses proposed on this site, as supported by national planning
policy by maximising capabilities on brownfield sites there are less demand for new
houses being built on greenfield development sites.

F. Ensure that the arrangement, layout, design, density and mix of development and
its connections are the result of understanding, incorporating and enhancing present
natural and historic assets*, the multiple roles of infrastructure and networks and
local design context, and meet the requirements of Scottish Government’s
Designing Places and Designing Streets and provide additional green infrastructure

where necessary.

The arrangement of housing facing onto Errol Road responds to the typical street scape
of Error road and Main Street Invergowrie. Incorporating a line of houses access of a
lane also directly responds the local context with examples of this being presented
throughout the existing village. Examples of the existing typical backland development
has been provided to the Council to demonstrate housing being the principle housing
corridors is in keeping with the context of Invergowrie. (Appendix F)

The layout and design picks up typical details and townscape from Invergowrie
(overhanging roof, small entrances canopies, street edge boundary walling, houses
closing off through vistas).

The density of the development site (37 units / Hectare) which is consistent with the
surrounding medium density housing of Main Street, Carselea Road which are
generally 30 to 40 unit per hectare.

The mix responds to the Invergowrie with the use 3 bedroom houses in a semi-
detached and detached format all with private gardens to the rear. The mix and its
viability is supported a report prepared by Thornton’s who are local housing specialists
(Appendix G).

Other than the existing stonewall the proposals do not affect any other natural or
historic assets to Errol Road or the wider area of Invergowrie.

The proposals have minimum impact on the existing wall with the location of the new
access responds with an existing bricked up opening, this opening will be re-opened
and widen to meet the width required by the council’s road department’s guidelines.
The wall will be sympathetically repaired the full length to secure it as an asset to the
site and surrounding environment.

As previously noted the site is consistent with the aims of Scottish Government’s
Designing Places and Designing Streets with the proposals creating a Safe, Secure and
Welcoming Environment, whilst preserving the distinctiveness of Invergowrie “which
typically displays a rich diversity of individual site area characters”.

With this site being an infill site there is limited scope to provide additional green
infrastructure which could be meaningful of worthwhile.
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6.0 SUMMARY

Through review of the former Local Plan, which was active at the submission and consultation
phase of this application, and then of the new Local Plan that was approved on 3 February
2014, there are no specific PKC Planning Policies to determine this matter against.

We specifically requested clarification as to which policy was being considered this our
application. We were provided with an extract (pages 8-28) of PKC’ s Place Making Guidance
for Permitted Development (extension thereof), (appendix B)

It sates for an extension:-
Private open space

The character of a built up area can be drastically changed through changes in the solid-void
relationship of sites and their relationship with neighbouring properties.

e The Council’'s minimum plot size for a detached dwelling house is generally 360 square
metres. This means that an extension to the rear of a house of up to 24 square metres
may be acceptable, provided it does not impact adversely on neighbouring property.

e Proposed extensions on detached properties are only likely to be acceptable if they retain
an adequate useable rear garden area of at least 100 square metres and do not result in
more than 30% of the total plot being occupied by the original building or any ancillary
development.

* Proposed extensions on all residential properties which result in an overall developed area
of 50% or more of the original garden ground are unlikely to be supported. (Site coverage
calculation defined in Circular 1/2012 Guidance on Householder Permitted Development
Rights).

The example provided within this document is for a large detached villa within a generous
garden space, on the basis the proposals are for an infill brownfield redevelopment site where
national planning policy encourages higher density development the guidance provided as is
not appropriate for this site. With no other policy evidence being available we developed the
proposals using garden areas which are appropriate for the brownfield development site which
responds to the higher density housing contained within Invergowrie.

The established private garden provision that had been previously approved on several
Greenfield Release residential sites with the Perth and Kinross Council boundaries.

e Main Street Rattray, a successful integration of a designing streets and place making
methodology development within an existing community.

e Mill Lane, Stanley, a moderate development of housing, again using the designing streets
and place making mythology development on the edge of existing community.

As previously noted, the proposals have incorporated numerous aspects of Designing Streets
and Designing Places within the proposals, houses fronting onto the roads, short or no front
garden, creating a Sense of Place. On this basis, it is unlikely that the suggested 360m?
individual plot size would be achievable on Greenfeild Release development sites, never less
a Brownfield Infill development site within an established diverse residential area.

During a post Planning refusal meeting with the Architect, Developer and the Planning Case
Officer, the Case Officer again directed us to a PKC document for Open Space provision: the
private open space section of the permitted development section of the Place Making
Guidance. We have further reviewed this guidance and the PKC Circular 1/2012 Guidance of
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Permitted Development Rights (appendix i) and have found these to be inappropriate
guidance for this new build development.

As there has been insufficient policy information or guidance provided regarding any
prescriptive Planning Policies on requirements of private amenity spaces, it is unreasonable to
expect any developer to provide inappropriately large garden provision.

In light of the above, we strongly believe that the grounds provided for this refusal are
inappropriate and that the scheme presented complies fully with the requirements of making
cases and the character of density to the surrounding housing in Invergowrie. As a result we
would hopefully request that the Local Review Body, in their review of this decision, consider
what we have stated in this report and in turn, overturn the decision to refuse this application.
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PERTH AND KINROSS COUNCIL

Mr Robert Burns Pullar House

JF S Architects LLP 35 Kinnoull Street
FAO David Stephen PERTH

Glamis PH1 5GD

By Forfar

Angus

DD8 1RG

Date 6 May 2013

Town and Country Planning (Scotland) Acts.
Application Number 12/00582/IPL

| am directed by the Planning Authority under the Town and Country Planning (Scotland) Acts
currently in force, to grant your application registered on 29th March 2012 for planning permission
in principle for Residential development (in principle) 5 Errol Road Invergowrie Dundee DD2 5AG
subject to the undernoted conditions.

Development Quality Manager

Conditions Referred to Above

1. Application for the approval required by a condition imposed on this Planning Permission in
Principle shall conform with the requirements of Regulation 12 of the Town and Country
Planning (Development Management Procedure)(Scotland) Regulations 2008 and of
Section 59 (2) and (3) of the Town and Country Planning (Scotland) Act 1997 as amended
by Section 21 of the Planning etc. (Scotland) Act 2006 and, in particular, must be made
before whichever is the latest of the following:

(i) the expiration of 3 years from the date of the grant of the planning permission in
principle,

(i) the expiration of 6 months from the date on which an earlier application for the requisite
approval was refused, or

(iii) the expiration of 6 months from the date on which an appeal against such refusal was
dismissed.

2. The development shall not commence until the following matters have been approved by

the Planning Authority through the submission of an application or applications for approval
of matters specified in conditions:
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a) A detailed levels survey (existing and proposed) and cross sections showing proposed
finished ground and floor levels of all buildings forming part of the development, relative
to existing ground levels and a fixed datum point;

b) The siting design, height and external materials of all buildings or structures;

c) Details of vehicular access to the site and the provision of two car parking spaces and
turning facilities.

d) Details of all landscaping.

e) Details incorporating appropriate provision for storage of waste and recycling facilities
and access for service provision.

3. The development shall be in accordance with the requirements of the Developer
Contribution Guidance approved in November 2012 all to the satisfaction of the Council as
Planning Authority.

4. In pursuance of condition 2c) the scheme shall include;
details for all matters regarding access, car parking, road layout, design and specification,
including the disposal of surface water, shall be in accordance with the standards required
by the Council as Roads Authority and to the satisfaction of the Planning Authority.

5. The existing western stone boundary wall shall be retained (and repaired as appropriate)
and shall form part of the boundary detailing to any resultant reserved matters application.

Reasons for Conditions

1-2.  In accordance with the terms of Section 59 of the Town and Country Planning (Scotland)
Act 1997 as amended by Section 21 of the Planning etc (Scotland) Act 2006.

3. To ensure the development is in accordance with the requirements of the approved
Developer Contributions (2012)

4. In the interests of pedestrian and traffic safety, free traffic flow and ensuring the site can be
fully serviced.

5. In the interests of visual amenity; to ensure a satisfactory standard of local environmental
quality.

Justification

The proposal originally failed to fully accord with the Development Plan, in particular SPP paragraph
156. Additional information and agreed compensatory measures were latterly provided to provide a
justified departure from the Development Plan.

Notes

1 Applicants are advised that should their application for Approval of Matters specified be
refused and/or their appeal against such refusal dismissed outwith the three year time
limit they are entitled to submit a revised application for Approval of Matters specified
within six months after the date of refusal of the earlier application or of the dismissal of
an appeal against such refusal.

2 The applicant is advised that the Executive Director of Education & Children's Services
can give no guarantee that any school age children arising from this development
application can be accommodated at Invergowrie Primary School. This will result in
such children being placed in the nearest school with capacity to accommodate them.

3 The applicant is advised to contact Donna Paterson, Community Waste Adviser to

discuss waste provision prior to the submission of any detailed planning application on
this site.
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4 The applicant should be advised that in terms of Section 21 of the Roads (Scotland) Act
1984 he must obtain from the Council as Roads Authority consent to construct a new
road prior to the commencement of roadworks. 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.

5 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.

The plans relating to this decision are listed below and are displayed on Perth and Kinross
Council’s website at www.pkc.qov.uk “Online Planning Applications” page

Plan Reference
12/00582/1
12/00582/2
12/00582/3
12/00582/4
12/00582/5
12/00582/6

12/00582/7
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Invergowrie
Primary

School

8 units-on 2130m2 =
37.5 units / Ha :

Tennis
“Courts -

Ordnance Survey, (c) Crown Copyright 2013. All rights reserved. Licence number 100022432
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review of local developments built behind established
building lines (and access Via a private driveways)

Example 3

O [] Sihe

Example 4
Example 5

Example 1

KEY

0
©

The Site

PROPERTY SOLELY ACCESS VIA
PRIVATE ACCESS DRIVE

PROPERTY ACCESSED VIA
ADOPTED ROAD WITH ACCESS TO
REAR VIA PRIVATE ACCESS DRIVE

PRIVATE ACCESS DRIVE / PATH
SERVING MULTIPLE PROPERTIES

ADOPTED ROAD (MAIN RoAD) OO
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THORNTONS

property services

Mr Alan Bell Date: 7™ January 2014
Chamberlain Bell

Our ref:

3/29 Portland Gardens

Edinburgh Your ref:

EH6 6NY George Solley
Please contact: Dundee Office

gsolley@thorntons-law.co.uk

Dear Alan

Residential Development at 5, Errol Road, Invergowrie

With reference to recent discussions on house style options for the site at Errol
Road, Invergowrie, we would consider that the development should aim at the target
demand, for family housing.

As a result of many residential developments in and around Dundee City over recent
years which have comprised high numbers of 4 bedroom units, there, remains, a
strong need for the provision of smaller, affordable family homes. This would be best
satisfied by 3 bedroom semi-detached and detached properties, around 90sqm, and
aim at providing quality homes to meet the current gap in the market.

There has also been recent activity in the development of property styles to meet
demand from buyers looking for apartments in proximity to the West End of Dundee
City, serving the needs of staff and students at institutions including Ninewells
Hospital, the two Dundee universities, Dundee College and the Technology Park.
Invergowrie has shared in that, to an extent.

I would therefore urge against a development of 4-bedroom townhouse (effectively
terraced) properties to meet any current need for housing in the City itself. This has
proven to be less effective in locations out from the city centre. To achieve viable
sales in off-centre locations, comparably-sized houses require to be semi-detached
or even detached. In locations like Invergowrie, we identify the need for quality
family housing which caters for those looking for detached or semi-detached
property, in a sector of size and price range below the 4-bedroom detached level.

Arbroath Dundee Forfar Perth

165 High Street 33 Yeaman Shore 53 East High Street 17-21 George Street
Arbroath DD 1DR Dundee DD14BJ Forfar DD8 2EL Perth PH1 5JY

Tel 01241876633 Tel 01382 200099 Tel 01307 466886 Tel 01738 443456

Fax 01241871688 Fax 01382 223116 Fax 01307 464643 Fax 01738 635564
arbroath@thorntons-law.co.uk  dundee@thorntons-law.co.uk forfar@thorntons-law.co.uk perth@thorntons-law.co.uk

thorntons-property.co.uk

Thorntons Prooerty Services is a trading name of Thorntons Law LLP, a limited liability partnership, registered in Scotland SO300381

whose registered office 1s at Whitehall House, 33 Yeaman Shore, Dundee DD14BJ A list of members’ names is available for T 4 LK' NG
inspection at this address All correspondence signed by a named individual 1s signed for and on behalf of Thorntons Law LLP. > » o » E » TY
Authorised and regulated by the Financial Conduct Authority.

. L
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2

These would provide buyers looking to move up the market and others looking to
downsize with an attractive option to consider in a middle market position within the
locality.

Similarly, we have identified that buyers currently have ample choice of existing
smaller terraced housing and flatted units (4 in a block) as the market is flush with
this type of housing in Invergowrie. Buyers looking for this type of property already
have much choice, and a residential development promoting further similar property
types, where there is limited demand, would be seen to be fairly risky and preferably
avoided.

It is therefore imperative to identify the correct property style in this location. As
such, providing family homes of semi-detached and detached styles at Errol Road,
as opposed to flatted dwellings, terraced homes or larger 4-bed detached homes,
would be considered a more attractive option, both in terms of demand and
achievable sales. 3-bedroom units around 90 square metres on good-sized plots
feels right with our anticipated demand, and provide a more viable return than any
other option.

8 units, comfortably positioned on the site, with 4 on the roadside and 4 to the rear,
will appeal to the market. Speed of sale, ease of development of the site and
viability would also be improved by these house types and site layout.

Our data base/mailing lists identify a preference for the semi or detached property
style with many potential buyers.

I hope the foregoing assists in your consideration of suitable housing for this
attractive development and if you require any further information please do not
hesitate to contact me.

Yours sincerely
,’/
g o
o« /
George « ey (
Director of Prop - ales

For Thorntons Law LLP
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4A(iv)(b)

TCP/11/16(300)

TCP/11/16(300)
Planning Application 13/02304/FLL — Erection of 8

dwellinghouses, land 30 metres north of 7 Errol Road,
Invergowrie

PLANNING DECISION NOTICE
REPORT OF HANDLING

REFERENCE DOCUMENT (included in applicant’s

submission, see pages 379-387)
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PERTH AND KINROSS COUNCIL

Chamberlain Bell gg':g;?g&lsgtreet
c/o Fouin + Bell Architects Ltd. PERTH

Bryan Leslie PH1 5GD

1 John's Place

Edinburgh

EH6 7EL

Date 14th February 2014

TOWN AND COUNTRY PLANNING (SCOTLAND) ACT

Application Number: 13/02304/FLL

| am directed by the Planning Authority under the Town and Country Planning
(Scotland) Acts currently in force, to refuse your application registered on 19th
December 2013 for permission for Erection of 8 dwellinghouses Land 30 Metres
North Of 7 Errol Road Errol Road Invergowrie for the reasons undernoted.

Development Quality Manager

Reasons for Refusal

1. The proposed development fails to comply with policy RD1 and PM1 of the
adopted Perth and Kinross Local Development Plan 2014 in failing to accord with
the existing character and amenity of the area or contribute successfully to the
quality of the surrounding built and natural environment.

2. The proposed development is contrary to Policy RD1 of the Adopted Perth and
Kinross Local Development Plan 2014, through the proposed layout offering an
unacceptable degree of residential amenity to its future occupiers (by virtue of
restricted private amenity space) failing to demonstrate that a reasonable
standard of residential amenity can be achieved for the proposed housing.

3. The proposed development is contrary to Policy 2 of TAYPlan 2012 through
failing to ensure that the arrangement, layout, design, density and its connections
are the result of understanding, incorporating and enhancing present natural and
historic assets, and local design context, and meet the requirements of Scottish
Government's Designing Places and Designing Streets.
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Justification
The proposal is contrary to the adopted Development Plan (2014) 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
13/02304/1
13/02304/2
13/02304/3
13/02304/4
13/02304/5
13/02304/6
13/02304/7
13/02304/8

13/02304/9

(Page of 2) 2
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http://www.pkc.gov.uk/

REPORT OF HANDLING
DELEGATED REPORT

Ref No 13/02304/FLL

Ward No N1- Carse Of Gowrie

PROPOSAL.: Erection of 8 dwellinghouses

LOCATION: Land 30 Metres North Of 7 Errol Road Errol Road Invergowrie
APPLICANT: Chamberlain Bell

RECOMMENDATION: REFUSE THE APPLICATION

SITE INSPECTION: 22 January 2014

OFFICERS REPORT:
Site Description & Background

The application site comprises an area of approximately 2000 sgm, square in form,
situated within the settlement boundary of the village settlement of Invergowrie. The
site has until recently (2009) been utilised as tennis courts (three in total) for both
public and private use. The site is bounded on the principal elevation by a stone wall,
approximately 1.5m in height (pavement side), stone wall to north bounding the
bowling club and otherwise characterised by wire fencing typical for a tennis court.

Historically, planning applications in principle were submitted in 2011 (withdrawn)
and 2012 in seeking to establish the principle of residential development on the site,
changing the use from ‘playing field’ to residential. The details involved in achieving
this principle were complex, having to satisfy paragraph 156 of the Scottish Planning
Policy. Following negotiations and an upfront payment to provide tennis facilities at
Invergowrie Primary school, off-setting the loss of the tennis courts, permission in
principle was granted in May 2013.

Proposals
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The application seeks to achieve detailed planning consent for eight modest two
storey pitched roof residential units, including a layout arrangement with four units
fronting the road (two semi-detached) and four units situated in behind (one semi-
detached grouping and two detached), accessed by a single dead end access with
associated parking. The built form of the proposed individual units occupy an
approximate footprint of 60sgm, with plot sizes varying between 160 sgm up to 260
sgm approximately. Proposed private garden ground areas vary between
approximately 75sgm up to 160sgm. The proposed finishing materials of the units
include white render, timber cladding and grey roof slates.

Pre-application Discussions

Discussions took place between interested parties and the Councils Development
Management Section following the granting of In Principle Consent and in particular
the agent dealing with this planning submission. Correspondence dates back to early
October 2013, where layout submissions involving eight residential units were
proposed. It has been consistently conveyed at the pre-application stage (recorded
on e-mails) that a layout of this nature involving eight units as presented would not be
supported on this site, being out of character with the area, failing to meet minimum
residential plot sizes, resulting in inappropriate density, generally failing to comply
with relevant national and development plan policy. It was recommended on more
than one occasion that development fronting the road (of various formats and
numbers) should be pursued as the most appropriate form of development for this
site. The last piece of pre-application correspondence clarified once again that a
maximum of 6 residential units fronting the road (with an average plot size of
300sgm) may be supported, based on the modest house sizes proposed, but 8 units
would not be supported as an appropriate form of development on this site. The pre-
application advice suggested that 2.5 storey units with an integral parking space may
be most appropriate if a maximum 6 units were pursued in order to assist in
satisfying associated parking standards.

Assessment

Sections 25 and 37(2) of the Town and Country Planning (Scotland) Act 1997 (as
amended by the 2006 act) requires the determination of the planning application to
be made in accordance with the provisions of the Development Plan, unless other
material considerations indicate otherwise. The Development Plan for the area
comprises the approved TAYPlan 2012 and the Adopted Perth and Kinross Area
Local Development Plan 2014.

The determining issues for this application are whether the proposal complies with
relevant provisions in the development plan, whether the proposal will adversely
affect the character and amenity of Invergowrie and whether there is any material
reason for approving the application contrary to the development plan.

In terms of the current development plan, the site is not identified for a specific use,
but now benefits from in principle consent for residential development.

Scale & Design

The proposed development is not considered to be appropriate for this site,
adversely affecting the character and amenity of the area. The proposals do not
satisfy the policy objectives of Designing Places or Designing Streets, failing to
create a sense of place and ensure that the arrangement, layout, design, density and
mix of development and its connections successfully relate to the site context.

396



Overall, the proposed development, principally as a result of the density sought will
not successfully relate to immediate and surrounding site context.

There are no details regarding the re-building of the stone wall fronting the site. A
design statement has also not been submitted in support of the planning application,
policy PM2. It is accepted that a request for a follow up design statement was not
requested in this context, specifically as it was not considered that the request for
additional work would lead to any amended position in the overall assessment of the
application or pre-application advice previously provided.

The individual dwellings themselves architecturally are modest in nature and detail.
Reconsidered as part of an appropriate density and layout, they could be found to be
broadly acceptable.

Residential Amenity

There will undoubtedly be some impact on neighbouring residential amenity as a
result of the development proposed on this historical open space. The residential
amenity of the proposed units themselves will also be affected as a result of the
associated private amenity area proposed with the individual units. In almost every
case, the proposed plot size is almost half that which is commonly looked for in the
case of a detached or semi-detached dwelling. It is accepted that the house types
are relatively modest, but they still exceed 25% of plot size in nearly every occasion,
and do not appropriately relate to neighbouring development. Overlooking and
overshadowing to neighbouring property is not assessed as a reason for refusal,
however the arrangement proposed is certainly far from ideal and | would agree with
objectors that the proposals would be out of character with the area.

Access & Parking

Transport colleagues are satisfied there will be no adverse impact on pedestrian or
vehicle safety as a result of the proposed development, with associated conditions
recommended.

Education

In terms of other material considerations; this involves an assessment against the
approved Planning Guidance Note (PGN) on Primary Education and New Housing
Developments. The PGN seeks a financial contribution of £6,395 per mainstream
residential unit in areas where the local primary school is operating at or over its 80%
capacity. In this case, education colleagues have confirmed that Invergowrie primary
school is not currently operating at or close to 80%.

Affordable Housing

In this case the commuted sum stated in the Affordable Housing
Supplementary Guidance (November 2012) for the Perth HMA is £26,500 per
unit, therefore the applicable figure is £53,000 (2 units*£26,500 = £53,000
commuted sum payment) for the proposed 8 dwellings.

Economic Development
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The development of this brownfield site will count towards the fulfilment of additional
residential dwellings in terms of housing targets, which will account for short term
economic investment through construction and indirect economic investment of
future occupiers of the associated development.

Conclusion

In conclusion, the application must be determined in accordance with the adopted
Development Plan unless material considerations indicate otherwise.
Disappointingly, this submission has been submitted despite consistent advice not to
pursue a development of 8 units on this site. The proposed development is
considered to fail to comply with a number of policy areas including national policy
Designing Places and Designing Streets, Policy 2 of TAYPlan (2012) Shaping Better
Quality Places, policies PM1/PM2 Placemaking and RD1 Residential Areas of Perth
and Kinross Adopted Local Plan (2014). | have taken account of material
considerations and find none that would justify overriding the adopted Development
Plan. On that basis, the application recommended for refusal.

NATIONAL POLICY
Designing Places — A Policy statement for Scotland

Whilst Planning Advice Notes on subjects such as the Siting and Design of Housing
in the Countryside, Small Towns and Town Centre Improvement had been published
this was the first general statement setting out the Government's aspirations for
design and the role of the planning system in delivering these.

This document fills that gap. This statement sits alongside the policy on architecture,
which was launched in October 2001, and it is a material consideration in decisions
in planning applications and appeals.

Designing Streets: A Policy Statement for Scotland

Designing Streets is the first policy statement in Scotland for street design and marks
a change in the emphasis of guidance on street design towards place-making and
away from a system focused upon the dominance of motor vehicles. It has been
created to support the Scottish Government’s place-making agenda and is intended
to sit alongside the 2001 planning policy document Designing Places, which sets out
Government aspirations for design and the role of the planning system in delivering
these. Designing Streets does not support a standard based methodology for street
design, instead requiring a design-led approach.

DEVELOPMENT PLAN

Within the approved Strategic Development Plan, TAYplan 2012, the primary policy
of specific relevance to this application is;

Policy 2: Shaping Better Quality Places

Part F of Policy 2 seeks to ‘ensure that the arrangement, layout, design, density and
mix of development and its connections are the result of understanding, incorporating
and enhancing present natural and historic assets, the multiple roles of infrastructure
and networks and local design context, and meet the requirements of Scottish
Government's Designing Places and Designing Streets and provide additional green
infrastructure where necessary'.
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Perth and Kinross Adopted Local Development Plan 2014

Policy PM1: Placemaking
Development must contribute successfully to the quality of the surrounding built and
natural environment.

PM2: Design Statements

Design Statements should normally accompany a planning application if the
development comprises 5 or more dwellings, is a non-residential use which exceeds
0.5 ha or if the development affects the character or appearance of a Conservation
Area, Historic Garden, Designed Landscape or the setting of a Listed Building or
Scheduled Monument.

RD1: Residential Areas

In identified areas, 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.

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.

OTHER POLICIES

Development Contributions 2012

Sets out the Council’s Policy for securing contributions from developers of new
homes towards the cost of meeting appropriate infrastructure improvements
necessary as a consequence of development.

SITE HISTORY

11/00786/IPL Residential development (in principle) 2 August 2011 Application
Withdrawn

12/00582/IPL Residential development (in principle) 6 May 2013 Application
Permitted

CONSULTATIONS/COMMENTS

Education And Children's Services - No current capacity concerns

Transport Planning — No objection subject to appropriate condition
Affordable Housing Officer - Applicable
Scottish Water — No objection, and no guarantee for connection to SW infrastructure

Community Waste Advisor -  No objection subject to minimum standards being met.
Environment Service

399



TARGET DATE: 19 February 2014
REPRESENTATIONS RECEIVED: Yes
Number Received: 3

Summary of issues raised by objectors:
e Density of houses

Excessive height

Inappropriate land use

Light pollution

Loss of open space

Loss of sunlight or day light

Noise pollution

Out of character with the area

Overlooking

Too much traffic for public road

Response to issues raised by objectors:
Please see officer assessment.

Additional Statements Received:

Environment Statement None
Screening Opinion None
Environmental Impact Assessment None
Appropriate Assessment N/A

Design Statement / Design and Access Statement | None
Report on Impact or Potential Impact None

Legal Agreement Required: N/A
Summary of terms — N/A
Direction by Scottish Ministers — None

Reasons:-

1 The proposed development fails to comply with policy RD1 and PM1 of the
adopted Perth and Kinross Local Development Plan 2014 in failing to accord with
the existing character and amenity of the area or contribute successfully to the

guality of the surrounding built and natural environment.

2 The proposed development is contrary to Policy RD1 of the Adopted Perth and
Kinross Local Development Plan 2014, through the proposed layout offering an
unacceptable degree of residential amenity to its future occupiers (by virtue of
restricted private amenity space) failing to demonstrate that a reasonable
standard of residential amenity can be achieved for the proposed housing.
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3 The proposed development is contrary to Policy 2 of TAYPIlan 2012 through
failing to ensure that the arrangement, layout, design, density and its
connections are the result of understanding, incorporating and enhancing
present natural and historic assets, and local design context, and meet the
requirements of Scottish Government's Designing Places and Designing Streets.

Justification

1 The proposal is contrary to the adopted Development Plan (2014) and there are
no material reasons which justify departing from the Development Plan.
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A (iv)(c)

TCP/11/16(300)

TCP/11/16(300)

Planning Application 13/02304/FLL — Erection of 8
dwellinghouses, land 30 metres north of 7 Errol Road,
Invergowrie

REPRESENTATIONS

Representation from Education and Children’s Services,
dated 7 January 2014

Representation from Community Waste Adviser, dated

9 January 2014

Objection from Mr and Mrs Mitchell, dated 12 January 2014
Representation from Scottish Water, dated 17 January 2014
Objection from Karen Geddes, dated 26 January 2014
Objection from Doreen Stewart, dated 26 January 2014
Representation from Transport Planning, dated 29 January
2014

Representation from Anne Mitchell, dated 1 May 2014
Agent’s response to the representation, dated 12 May 2014
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Memorandum

To Nick Brian
Development Quality Manager

Your ref  13/02304/FLL

Date 07 January 2014

From

Our ref

Tel No

Janette Clark
Information Assistant

JC

(4) 76308

Education & Children’s Services

Pullar House, 35 Kinnoull Street, Perth PH1 5GD

Planning Application Ref No: 13/02304/FLL

| can confirm this development falls within the Invergowrie Primary School catchment area.

Education & Children’s Services currently have no capacity concerns in this catchment area.

Please do not hesitate to contact me should you require any further information.

http://planningapps. pkc.gov.uk/online-applications/files/636410F144671098030F LCF723AA2CE0/13_02304_FLL-

RESPONSE_FROM_EDUCATION-595204.doc
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Memorandum

To Development Management From Waste Services

Cc Our Ref DPA

Date 09/01/2014 Tel No 01738 476476

Environment Services Pullar House, Kinnoull Street,Perth, PH1 5GD

Consultation on an Application for Planning Permission: 13/02304/FLL

Erection of 8 dwellinghouses Land 30 Metres North Of 7 Errol Road Errol Road
Invergowrie for Chamberlain Bell

| refer to the above planning application and would recommend the following
minimum specifications for the development with regards to the domestic refuse
collection arrangements.

If the developer does not adhere to the below specifications, the Council may be
unable to provide waste and recycling services to this development based on
inadequate storage, access and/or infrastructure.

Please contact Donna Paterson, Community Waste Adviser to discuss the above.

407




Conditions for Planning Consent
1. Requirements for Bin Provision

1.1 Domestic Properties Serviced by the 3 Bin System

All domestic properties require an appropriate storage area for a minimum of 3 x 240
litre bins (1 for general waste, 1 for garden & food waste and 1 for dry mixed
recyclates/paper) and suitable access/surface to wheel the bins from the storage
area to the kerbside where they must be presented for collection.

Bin Dimensions

Capacity (litres)

Width(mm)

Height (mm)

Depth (mm)

240

580

1100

740

1.2 Flatted Properties

All flatted properties require a communal area to store one of the following bin

options:

e 2 x 240 litre bins (one for general waste and one for dry mixed recycling)
1 x 240 litre bin for garden and food waste (where appropriate)
e a combination of larger bins to equate the same capacity as above

Bin Dimensions

Capacity (litres) Width (mm) Height (mm) Depth (mm)
240 580 1100 740
1100 1270 1380 1000
1280 1280 1445 1000

It is preferable for residents (where space allows) to have their own individual 240
litre bins rather than using communal facilities.

1.3 Domestic Properties in Rural Area’s

Council policy states that refuse collection vehicles will only provide kerbside refuse
and recycling collections to properties situated on a private road if all of the following
conditions are met :

1. the private road serves a settlement, or settlements, rather than sporadic
individual properties (as a guide, a settlement is a grouping of six or more
properties);

2. there is sufficient turning space for a refuse collection vehicle at the road end
(i.e. a turning circle, t-junction or hammerhead), or if the vehicle can enter/exit
the road by other safe means (as specified in point 3 below);

3. the condition of the road surface is acceptable for a refuse collection vehicle to
access (as specified in point 4 below);
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4. sufficient and safe access for the refuse collection vehicle is maintained - i.e.
absence of overhanging branches / over grown bushes acceptable surface
condition etc. (as specified in point 2 below)

5. the owner of the private road agrees to indemnify the Council (through a
signed waiver) against any damage caused from reasonable use of the road
by a refuse collection vehicle;

6. any bridges or other structures along the private road are certified by a
competent person to be safe and meet Perth and Kinross Council health and
safety requirements. It is the responsibility of the owner(s) of the road to
demonstrate the safety of these structures;

If the properties can be accessed safely by service vehicles then condition 1.1 must
be followed. If the properties cannot be accessed safely by service vehicles then
provision must be made at the road end for the safe storage and servicing of the
bin(s) in which case condition 1.2 must be followed.

2. Vehicle and Operative Access

Access and egress

The following space requirements must be fulfilled for a refuse collection vehicle to
service the site:

Height 4.5m
Width 2.75m (including mirrors)
Length — for reversing and turning 12m

Length - for vehicle with container in emptying position 13 m

Area required for operatives to stand clear of bin whilst | 3 m length x 3.5m width
being lifted

3 Vehicle Turning Requirements

The turning circle (diameter) required for refuse collection vehicles is 24 meters.
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4. Road Specifications

All vehicle access roads that the refuse collection vehicles will be required to use
must be adopted by the Council and constructed to withstand a gross vehicle weight
of 32 tonnes and axle loading of 11.5 tonnes. Manhole covers, gratings, cattle grids
etc situated in the road must also be capable of withstanding these loads.

The road and pavement from the bin collection point to the refuse collection vehicle
must be at maximum 10 metres and a hard standing surface. It must have a level
gradient and a smooth surface; use dropped kerbs where appropriate.

5. Recycling Facilities

5.1 New Housing Schemes

For new housing developments of 50 houses or above, the developer (in conjunction
with the area Community Waste Adviser) should incorporate a suitable location(s) for
the provision of recycling facilities to compliment the existing kerbside recycling
services offered in the area.
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Appendix 1

Planning Advice Note 63 indicates that developers should be encouraged to provide
space in their proposed developments to accommodate provision within the premises
for facilities to separate and store different types of waste at source. The Scottish
Government considers that there may be greater scope to promote waste prevention
and recycling during both the construction phase and the lifetime of the new
development.

This Planning Review Process must be followed to ensure that all aspects of waste
management are included before planning consent is granted — this should include
storage, access/egress and road specifications for both waste and recyclates.

Should planning consent be granted which does not meet the aforementioned

conditions, Perth & Kinross Council Waste Services may be unable to provide a
complete service.
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17" January 2014

Perth & Kinross Council
Pullar House, 35 Kinnoull Street
Perth

PH1 5GD Customer Connections
The Bridge
Buchanan Gate Business Park
Cumbernauld Road
Stepps
Glasgow
G33 6FB

SCOTTISH WATER

Customer Support Team

T: 0141 414 7660

W: www.scottishwater.co.uk

E: individualconnections@scottishwater.co.uk

Dear Sir Madam

PLANNING APPLICATION NUMBER: 13/02304/FLL
DEVELOPMENT: Invergowrie Errol Road Land 30
OUR REFERENCE: 647272

PROPOSAL: Erection of 8 dwellinghouses

Please quote our reference in all future correspondence

In terms of planning consent, Scottish Water does not object to this planning application. However,
please note that any planning approval granted by the Local Authority does not guarantee a
connection to our infrastructure. Approval for connection can only be given by Scottish Water
when the appropriate application and technical details have been received.

Clatto Water Treatment Works currently has capacity to service this proposed development.

Hatton Waste Water Treatment Works currently has capacity to service this proposed
development.

In some circumstances it may be necessary for the Developer to fund works on existing
infrastructure to enable their development to connect. Should we become aware of any issues
such as flooding, low pressure, etc the Developer will be required to fund works to mitigate the
effect of the development on existing customers. Scottish Water can make a contribution to these
costs through Reasonable Cost funding rules.

A totally separate drainage system will be required with the surface water discharging to a suitable
outlet. Scottish Water requires a sustainable urban drainage system (SUDS) as detailed in Sewers
for Scotland 2 if the system is to be considered for adoption.

If the connection to public sewer and/or water main requires to be laid through land out-with public
ownership, the developer must provide evidence of formal approval from the affected landowner(s).
This should be done through a deed of servitude.

Should the developer require information regarding the location of Scottish Water infrastructure
they should contact our Property Searches Department, Bullion House, Dundee, DD2 5BB. Tel —
0845 601 8855.

If the developer requires any further assistance or information on our response, please contact me
on the above number or alternatively additional information is available on our website:
www.scottishwater.co.uk.

13 02304_FLL-RESPONSE_FROM_SCOTTISH_WATER-597936
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Yours faithfully

Stephen Scully
Customer Connections Administrator
Tel: 0141 414 7260

13 02304_FLL-RESPONSE_FROM_SCOTTISH_WATER-597936
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Mrs karen geddes (Objects)
Comment submitted date: Sun 26 Jan 2014

As a neighbour i do not think this is suitable
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MEMORANDUM

To Callum Petrie From Tony Maric
Planning Officer Transport Planning Officer
Transport Planning

Our ref: ™ Tel No. Ext 75329

Your ref:  13/02304/FLL Date 29 January 2014

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

TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 1997, - ROADS (SCOTLAND) ACT 1984

With reference to the application 13/02304/FLL for planning consent for:- Land 30 Metres North of 7
Errol Road Errol Road Invergowrie

Insofar as the Roads matters are concerned | do not object to the proposed development provided the
conditions indicated below are applied, in the interests of pedestrian and traffic safety.

e Prior to the occupation and use of the approved development all matters regarding access, car
parking, road layout, design and specification, including the disposal of surface water, shall be in
accordance with the standards required by the Council as Roads Authority and to the satisfaction of
the Planning Authority.

The applicant should be advised that in terms of Section 21 of the Roads (Scotland) Act 1984 he must
obtain from the Council as Roads Authority consent to construct a new road prior to the commencement
of roadworks. 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.

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.

| trust these comments are of assistance.
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Audrey Brown - CHX

From:
Sent:
To:
Subject:

Mrs Anne Mitchell,
21 Carselea Road,
Invergowrie.

DD2 5AW.

anne mitche!| |

01 May 2014 20:15
CHX Planning Local Review Body - Generic Email Account
Review/ appeal regarding planning application 13/02304

in reply to your latest e mail to inform me of the review/appeal to take place regarding the application for
the erection of 8 houses on the land at ErrolRoad, Invergowrie.- 13/02304.

| again want to make my comments regarding the proposed devel opment and object to the plans

submitted. Should the houses be built they will undoubtedly be detrimental to my privacy and also will
overshadow my property. | also object to my property being bordered by a high wooden fence which will
overshadow my garden. The amount and style of houses requested means they will be close to my property
meaning my main room and garden will be overlooked by bedroom windows of the houses looking directly
into my property and my outlook will be a5 to 6 foot wooden fence. Please take my concerns into
consideration regarding this application. Thank you
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Audrey Brown - CHX

From: Ian Hunt <Ian.Hunt@fouin-bell.com>

Sent: 12 May 2014 20:17

To: CHX Planning Local Review Body - Generic Email Account; Jenna Aitken
Cc: Alan Bell

Subject: RE: TCP/11/16(300) - Land 30 metres north of 7 Errol Road, Invergowrie
Attachments: (PL)50 - Response to Represenation from Anne Mitchell.pdf

Dear Sirs,

Following your letter dated 8 may 2014 and our subsequent discussion, we attach our drawing number (PL)50 -
Response to Representation from Anne Mitchell in response to the representation made.

The key points of the conclusion of our response noted on the drawing are as follows.

CONCLUSION:

We refer to Perth and Kinross Council's 'Placemaking Guide' page 18 which gives guidance to acceptable levels of
privacy / overlooking and overshadowing to new and existing properties. We note and show that the proposals are
fully compliant with this guidance.

e All windows to habitable rooms to the proposed development are a minimum of 9m from the rear boundary
line. Please refer to the part site plan for details and compliance.

e The proposals comply with the 25° method for calculating the maximum build height of the proposed
properties. Please refer to the typical section for details and compliance.

e On review of the sun path diagram the rear gardens to Carselea Road will not be affected by the development
for the majority of the day

Onwards,

Per our discussion last week, we have responded prior to 14 days before the next sitting of the Planning Local Review
Body, on this basis we trust this project will be heard at the next Planning Local Review Body meeting on the 27th of
May 2014.

Regards

lan Hunt
Associate Director

1 John’s Place: Edinburgh: EH6 7EL
0131478 7100 F: 0131 478 7111 E: ian.hunt@fouin-bell.com
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