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4(iii)(b) 
LRB-2020-08 

 
 
 
 

  

 LRB-2020-08 - 19/01965/FLL - Erection of a garage with 
ancillary accommodation, Tomaknock House, Crieff 

 

  
 
 
 
 

 

 PLANNING DECISION NOTICE (included in 

applicant’s submission, pages) 
 

   

 REPORT OF HANDLING (included in applicant’s 

submission, pages) 
 

   

 REFERENCE DOCUMENTS   
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PERTH AND KINROSS COUNCIL 
 

 
Mr And Mrs P Jones 
c/o Fergus Purdie Architect 
Fergus Purdie 
5A Melville Street 
Perth 
PH1 5PY 
 

Pullar House 
35 Kinnoull Street 
PERTH   
PH1  5GD 
 

 Date 22nd January 2020 
 

 

TOWN AND COUNTRY PLANNING (SCOTLAND) ACT  
 

Application Number: 19/01965/FLL 
 

 
I am directed by the Planning Authority under the Town and Country Planning 
(Scotland) Acts currently in force, to refuse your application registered on 10th 
December 2019 for permission for Erection of a garage with ancillary 
accommodation Tomaknock House Crieff PH7 3QH    for the reasons undernoted.   
 
 
 

Head of Planning and Development 
 
 

Reasons for Refusal 
 
 
1 The proposed structure, by combination of its large proportions and contrasting 

design, would result in an inappropriate and unacceptable visual impact, to the 
detriment of the character and visual amenity of the area. 

 
 Approval would therefore be contrary to Policies 1A, 1B(c) and 17(c) of the Perth 

and Kinross Local Development Plan 2, 2019, which seek to ensure that 
developments contribute positively to the quality of the surrounding built 
environment by respecting the design, appearance, height, massing and finishing 
materials in order to protect the character and amenity of the place. 
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Justification 
 
 

The proposal is not in accordance with the Development Plan and there are no 
material reasons which justify departing from the Development Plan 

 
 
Notes 
 
 
The plans and documents 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 
 
19/01965/1 
 
19/01965/2 
 
19/01965/3 
 
19/01965/4 
 
19/01965/5 
 
19/01965/6 
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REPORT OF HANDLING 
 

DELEGATED REPORT 
 
Ref No 19/01965/FLL 

Ward No P6- Strathearn 

Due Determination Date 09.02.2020 

Report Issued by  Date 

Countersigned by  Date 

 
 

PROPOSAL:

 

Erection of a garage with ancillary accommodation 

LOCATION:  Tomaknock House Crieff PH7 3QH   

SUMMARY: 
 
This report recommends refusal of the application as the development is considered 
to be contrary to the relevant provisions of the Development Plan and there are no 
material considerations apparent which justify setting aside the Development Plan. 
 
DATE OF SITE VISIT:  12 December 2019 
 
SITE  PHOTOGRAPHS 
 

   
 
BACKGROUND AND DESCRIPTION OF PROPOSAL 
 
Tomaknock House is a large detached dwellinghouse which is located on the 
Eastern boundary of Crieff. This application seeks detailed planning permission for 
the erection of a large detached ancillary accommodation block, with a raised 
external terrace, over the top of a quadruple bay garage/carport facility. 
 
SITE HISTORY 
 
06/01765/FUL Extension to house 

Application Approved – 6 September 2006 
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09/01094/FLL Proposed Erection of Dwelling House and Garage on site 
adjacent to Tomaknock House, Crieff. Renewal of planning 
permission reference 04/02257/FUL dated 7th March 2005 
Application Approved – 17 August 2009 

 
12/01081/FLL  Renewal of planning consent (09/01094/FLL) for the erection of 

dwellinghouse and garage 
Application Approved – 12 July 2012 

 
PRE-APPLICATION CONSULTATION 
 
Pre application Reference:  19/00265/PREAPP 
Related to a significantly smaller structure with a more appropriate design. 
 
NATIONAL POLICY AND GUIDANCE 
 
The Scottish Government expresses its planning policies through The National 
Planning Framework, the Scottish Planning Policy (SPP), Planning Advice Notes 
(PAN), Creating Places, Designing Streets, National Roads Development Guide and 
a series of Circulars.   
 
DEVELOPMENT PLAN 
 

The Development Plan for the area comprises the TAYplan Strategic Development 
Plan 2016-2036 and the Perth and Kinross Local Development Plan 2019. 
 
TAYplan Strategic Development Plan 2016 – 2036 - Approved October 2017 
 
Whilst there are no specific policies or strategies directly relevant to this proposal the 
overall vision of the TAYplan should be noted.   The vision states “By 2036 the 
TAYplan area will be sustainable, more attractive, competitive and vibrant without 
creating an unacceptable burden on our planet. The quality of life will make it a place 
of first choice where more people choose to live, work, study and visit, and where 
businesses choose to invest and create jobs.” 
 
Perth and Kinross Local Development Plan 2 (2019) – Adopted November 2019 
 
The Local Development Plan 2 is the most recent statement of Council policy and is 
augmented by Supplementary Guidance. 
 
The principal policies are, in summary: 
 
Policy 1A: Placemaking   
 

Policy 1B: Placemaking   
 

Policy 17: Residential Areas   
 
OTHER GUIDANCE 
 
Perth & Kinross Council’s 2019 Draft Placemaking Technical Notes: Householder 
Applications, states that; 
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Outbuildings and Garages 

Generally, these buildings should: 

• Be subordinate to the original building 
• Be built with materials which respect the house and its surroundings 

 

Balconies, roof terraces and decking 
Generally, balconies and roof terraces should avoid: 

• Being located too close to boundaries 
• Overlooking neighbouring properties 

 

CONSULTATION  RESPONSES 
 

Scottish Water 
No objections – further advice included in consultation response of 17.12.19. 
 
INTERNAL COMMENTS 
 
Development Negotiations Officer 

No objections. 
 
REPRESENTATIONS 
 
No letters of representation have been received in relation to this proposal. 
 
ADDITIONAL STATEMENTS RECEIVED: 
 

Environment Statement Not Required 

Screening Opinion Not Required 

Environmental Impact Assessment Not Required 

Appropriate Assessment Not Required 

Design Statement or Design and 

Access Statement 

Not Required 

Report on Impact or Potential Impact 

eg Flood Risk Assessment 

Not Required 

 
APPRAISAL 
 
Sections 25 and 37 (2) of the Town and Country Planning (Scotland) Act 1997 
require that planning decisions be made in accordance with the development plan 
unless material considerations indicate otherwise.  The Development Plan for the 
area comprises the approved TAYplan 2012 and the adopted Perth and Kinross 
Local Development Plan 2, 2019. 
 
The determining issues in this case are whether; the proposal complies with 
development plan policy; or if there are any other material considerations which 
justify a departure from policy. 
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Policy Appraisal 
 
In general terms, developments which are ancillary to an existing domestic dwelling 
are considered to be acceptable in principle. However, detailed consideration must 
be given to the scale, form, massing, design, position, proportions and external 
finishing materials of any proposal and whether it would have an adverse impact on 
visual or residential amenity. 
 
Design and Layout 
 
Tomaknock House is a large detached dwellinghouse which is situated within 
generous garden grounds at the Eastern periphery of Crieff. The land to the West of 
the application site is allocated as Housing land H57 in LDP2. Part of H57 has 
planning permission (Ref: 16/02217/FLM), however, no planning application has 
been received for the East-most part of H57 to date. The land to the East falls out 
with the Crieff boundary and is designated as the Upper Strathearn Special 
Landscape Area. 
 
The proposed structure is a detached two storey building, which would sit 3 metres 
to the North of the house, measuring 13.5 metres in width, 7.5 metres in depth, 5.6 
metres to the eaves and 7.4 metres in overall height. The ground floor would have a 
triple garage with workstation, a carport and an internal staircase leading to the 
upper level. The first floor would provide fully equipped standalone ancillary 
accommodation, with a raised external balcony. 
 
Landscape 
 
The curtilage of Tomaknock House adjoins, but is out with, the Upper Strathearn 
Special Landscape Area. The height of the proposed development is broadly similar 
to the existing house, as shown in drawing 19/01965/5. However, as the 
development would be situated within the established boundaries, and co-located 
with the existing house, its impact would be localised, and it would not have a 
significant adverse impact on the wider landscape. 
 
Residential Amenity 
 
The proposal would not have an adverse impact on surrounding residential amenity, 
given their relative positions, orientations and distances. 
 
Visual Amenity 
 
The siting and design of domestic garages and ancillary outbuildings is an issue that 
is often overlooked; they should not be over dominant in scale and they should be 
clearly subordinate to the main house. 
 
The proposed two-storey structure has been purposefully designed so as to contrast 
with Tomaknock House, with large glazed openings, an asymmetrical shallow-
pitched zinc roof and timber cladding at first floor level. It has particularly large 
proportions, given that it is proposed as an ancillary outbuilding. 
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This does not resemble the suggested proposal at pre-application stage, Ref: 
19/00265/PRAEPP, which received generally positive feedback. That was of 
substantially smaller proportions; single-storey in design with upper level 
accommodation contained entirely within the roof space. 
 
The combination of the contrasting design and large proportions of the proposed 
two-storey structure would result in an incongruous appearance, to the detriment of 
the visual amenity of the area. Additionally, the proposal is of a bulk and massing 
which could not be considered sufficiently subordinate to the host dwelling. 
 
Roads and Access 
 
There are no road or access implications associated with this proposed 
development. 
 
Drainage and Flooding 
 
There is no drainage or flooding issue associated with this proposed development. 
However, the applicant should be mindful of the advice provided in the consultation 
response from Scottish Water, dated 17 December 2019. 
 
Developer Contributions 
 
The Developer Contributions Guidance is not applicable to this application and 
therefore no contributions are required in this instance. 
 
Economic Impact 
 
The economic impact of the proposal is likely to be minimal and limited to the 
construction phase of the development. 
 
Conclusion 
 
In conclusion, the application must be determined in accordance with the adopted 
Development Plan unless material considerations indicate otherwise. In this respect, 
the proposal is not considered to comply with the approved TAYplan 2016 or the 
adopted Local Development Plan 2 (2019).  Account has been taken of material 
considerations and none have been found that would justify overriding the adopted 
Development Plan. On that basis the application is recommended for refusal. 
 
APPLICATION PROCESSING TIME 
 
The recommendation for this application has been made within the statutory 
determination period. 
 
LEGAL AGREEMENTS 
 
None required. 
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DIRECTION BY SCOTTISH MINISTERS 
 
None applicable to this proposal. 
 
RECOMMENDATION   
 
Refuse the application 
 
 
Reasons for Recommendation 
 
1 The proposed structure, by combination of its large proportions and 

contrasting design, would result in an inappropriate and unacceptable visual 
impact, to the detriment of the character and visual amenity of the area. 

 
Approval would therefore be contrary to Policies 1A, 1B(c) and 17(c) of the 
Perth and Kinross Local Development Plan 2, 2019, which seek to ensure that 
developments contribute positively to the quality of the surrounding built 
environment by respecting the design, appearance, height, massing and 
finishing materials in order to protect the character and amenity of the place. 

 
Justification 
 
The proposal is not in accordance with the Development Plan and there are no 
material reasons which justify departing from the Development Plan 
 
Informative Notes 
 
Not Applicable. 
 
Procedural Notes 
 
Not Applicable. 
 
PLANS AND DOCUMENTS RELATING TO THIS DECISION 
 
19/01965/1 
 
19/01965/2 
 
19/01965/3 
 
19/01965/4 
 
19/01965/5 
 
19/01965/6 
 
Date of Report    22 January 2020 
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4(iii)(c) 
LRB-2020-08 

 
 
 
 

  

 LRB-2020-08 - 19/01965/FLL - Erection of a garage with 
ancillary accommodation, Tomaknock House, Crieff 

 

  
 
 
 
 

 

 REPRESENTATIONS  
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17th December 2019

Perth & Kinross Council
Pullar House 35 Kinnoull Street
Perth
PH1 5GD
     
     

Dear Local Planner

PH7 Crieff Tomaknock House Site At
PLANNING APPLICATION NUMBER:  19/01965/FLL
OUR REFERENCE:  786298
PROPOSAL:  Erection of a garage with ancillary accommodation

Please quote our reference in all future correspondence

Scottish Water has no objection to this planning application; however, the applicant should 
be aware that this does not confirm that the proposed development can currently be serviced
and would advise the following:

Water 

 There is currently sufficient capacity in the Turret Water Treatment Works. However, 
please note that further investigations may be required to be carried out once a 
formal application has been submitted to us.

Foul

 Unfortunately, according to our records there is no public Scottish Water, Waste 
Water infrastructure within the vicinity of this proposed development therefore we 
would advise applicant to investigate private treatment options.

The applicant should be aware that we are unable to reserve capacity at our water 
and/or waste water treatment works for their proposed development. Once a formal 
connection application is submitted to Scottish Water after full planning permission 
has been granted, we will review the availability of capacity at that time and advise the
applicant accordingly.

Development Operations
The Bridge

Buchanan Gate Business Park
Cumbernauld Road

Stepps
Glasgow
G33 6FB

Development Operations
Freephone  Number - 0800 3890379

E-Mail - DevelopmentOperations@scottishwater.co.uk
www.scottishwater.co.uk
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Surface Water

For reasons of sustainability and to protect our customers from potential future sewer 
flooding, Scottish Water will not accept any surface water connections into our combined 
sewer system.

There may be limited exceptional circumstances where we would allow such a connection 
for brownfield sites only, however this will require significant justification taking account of 
various factors including legal, physical, and technical challenges.  However it may still be 
deemed that a combined connection will not be accepted. Greenfield sites will not be 
considered and a connection to the combined network will be refused.

In order to avoid costs and delays where a surface water discharge to our combined sewer 
system is proposed, the developer should contact Scottish Water at the earliest opportunity 
with strong evidence to support the intended drainage plan prior to making a connection 
request. We will assess this evidence in a robust manner and provide a decision that reflects
the best option from environmental and customer perspectives. 

General notes:

 Scottish Water asset plans can be obtained from our appointed asset plan 
providers:

Site Investigation Services (UK) Ltd
Tel: 0333 123 1223  
Email: sw@sisplan.co.uk
www.sisplan.co.uk

 Scottish Water’s current minimum level of service for water pressure is 1.0 bar or 
10m head at the customer’s boundary internal outlet.  Any property which cannot be 
adequately serviced from the available pressure may require private pumping 
arrangements to be installed, subject to compliance with Water Byelaws. If the 
developer wishes to enquire about Scottish Water’s procedure for checking the water
pressure in the area then they should write to the Customer Connections department 
at the above address.

 If the connection to the 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) by way of a deed of servitude.

 Scottish Water may only vest new water or waste water infrastructure which is to be 
laid through land out with public ownership where a Deed of Servitude has been 
obtained in our favour by the developer.

 The developer should also be aware that Scottish Water requires land title to the area
of land where a pumping station and/or SUDS proposed to vest in Scottish Water is 
constructed.
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 Please find all of our application forms on our website at the following link 
https://www.scottishwater.co.uk/Business-and-Developers/Connecting-to-Our-
Network 

Next Steps: 

 Single Property/Less than 10 dwellings

For developments of less than 10 domestic dwellings (or non-domestic equivalent) 
we will require a formal technical application to be submitted directly to Scottish 
Water or via the chosen Licensed Provider if non domestic, once full planning 
permission has been granted. Please note in some instances we will require a Pre-
Development Enquiry Form to be submitted (for example rural location which are 
deemed to have a significant impact on our infrastructure) however we will make you 
aware of this if required. 

 10 or more domestic dwellings: 

For developments of 10 or more domestic dwellings (or non-domestic equivalent) we 
require a Pre-Development Enquiry (PDE) Form to be submitted directly to Scottish 
Water prior to any formal Technical Application being submitted. This will allow us to 
fully appraise the proposals.

Where it is confirmed through the PDE process that mitigation works are necessary 
to support a development, the cost of these works is to be met by the developer, 
which Scottish Water can contribute towards through Reasonable Cost Contribution 
regulations.

 Non Domestic/Commercial Property: 
Since the introduction of the Water Services (Scotland) Act 2005 in April 2008 the 
water industry in Scotland has opened up to market competition for non-domestic 
customers.  All Non-domestic Household customers now require a Licensed Provider
to act on their behalf for new water and waste water connections. Further details can 
be obtained at www.scotlandontap.gov.uk 

 Trade Effluent Discharge from Non Dom Property:
Certain discharges from non-domestic premises may constitute a trade effluent in 
terms of the Sewerage (Scotland) Act 1968.  Trade effluent arises from activities 
including; manufacturing, production and engineering; vehicle, plant and equipment 
washing, waste and leachate management. It covers both large and small premises, 
including activities such as car washing and launderettes. Activities not covered 
include hotels, caravan sites or restaurants. 

If you are in any doubt as to whether or not the discharge from your premises is likely
to be considered to be trade effluent, please contact us on 0800 778 0778 or email 
TEQ@scottishwater.co.uk using the subject  "Is this Trade Effluent?".  Discharges 
that are deemed to be trade effluent need to apply separately for permission to 
discharge to the sewerage system.  The forms and application guidance notes can 
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be found using the following link https://www.scottishwater.co.uk/business/our-
services/compliance/trade-effluent/trade-effluent-documents/trade-effluent-notice-
form-h 

Trade effluent must never be discharged into surface water drainage systems as 
these are solely for draining rainfall run off.

For food services establishments, Scottish Water recommends a suitably sized 
grease trap is fitted within the food preparation areas so the development complies 
with Standard 3.7 a) of the Building Standards Technical Handbook and for best 
management and housekeeping practices to be followed which prevent food waste, 
fat oil and grease from being disposed into sinks and drains.

The Waste (Scotland) Regulations which require all non-rural food businesses, 
producing more than 50kg of food waste per week, to segregate that waste for 
separate collection. The regulations also ban the use of food waste disposal units 
that dispose of food waste to the public sewer. Further information can be found at 
www.resourceefficientscotland.com

If the applicant requires any further assistance or information, please contact our 
Development Operations Central Support Team on 0800 389 0379 or at 
planningconsultations@scottishwater.co.uk. 
 
Yours sincerely

Angela Allison
Angela.Allison@scottishwater.co.uk
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Comments to the Development Quality Manager on a Planning Application 

Planning 
Application ref. 

19/01965/FLL Comments 
provided 
by 

Euan McLaughlin 
 

Service/Section Strategy & Policy 
 
 

Contact 
Details 

Development Negotiations 
Officer: 
Euan McLaughlin 

 
 

  

Description of 
Proposal 

Erection of a garage with ancillary accommodation 
 
 

Address  of site Tomaknock House, Crieff, PH7 3QH 
 
 

Comments on the 
proposal 
 
 
 

I have no comments to make on this proposal in terms of the Developer 
Contributions and Affordable Housing Supplementary Guidance.  

Recommended 
planning 
condition(s) 
 
 

 

Recommended 
informative(s) for 
applicant 
 
 

 

Date comments 
returned 

18 December 2019 
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