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PERTH AND KINROSS COUNCIL

Mrs Lesley Stevenson
c/o Jon Law Architectural Technician Ltd
Jon Law
68 Cooper Drive
Perth
United Kingdom
PH1 3GN

Pullar House
35 Kinnoull Street
PERTH  
PH1  5GD

Date 06.10.2016

TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 

Application Number: 16/01494/IPL

I am directed by the Planning Authority under the Town and Country Planning 
(Scotland) Acts currently in force, to refuse your application registered on 31st 
August 2016 for permission for Residential development (in principle) Land 
South Of 43 Glengarry Road Glengarry Road Perth    for the reasons undernoted.  

Interim Head of Planning

Reasons for Refusal

1.  As the proposal, by virtue of the sites size would result in a development that would 
have an adverse impact on both the density and general character of the local 
area, the proposal is contrary to Policies PM1A and RD1 of Perth and Kinross 
Council's Local Development Plan 2014 which both seek (amongst other things) to 
protect the built character of existing areas from inappropriate developments, and 
existing visual amenity.

 
2 As it has not been fully demonstrated that a suitable level of residential amenity can 

be provided for future residents, the proposal is contrary to Policies RD1 and PM1A 
of the Perth and Kinross Council's Local Development Plan 2014 which both seek 
(amongst other things) to ensure that a suitable level of residential is provided for 
new residential developments. 
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(Page  of 2)

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 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

16/01494/1

16/01494/2

16/01494/3

2
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REPORT OF HANDLING

DELEGATED REPORT

Ref No 16/01494/IPL
Ward No N10- Perth City South
Due Determination Date 30.10.2016
Case Officer Andy Baxter
Report Issued by Date
Countersigned by Date

PROPOSAL: Residential development (in principle)

LOCATION: Land South Of 43 Glengarry Road, Glengarry Road, Perth  

SUMMARY:

This report recommends refusal of a planning in principle application for a 
residential development on an area of ground on Glengarry Road, Perth 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:  4 October 2016
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SITE PHOTOGRAPHS

BACKGROUND AND DESCRIPTION OF PROPOSAL

This planning application seeks to obtain a planning in principle consent for 
the erection of a residential development on an area of existing garden ground 
to the south of 43 Glengarry Road – which is a two storey terraced block of 
flats. 

The area subject of this application has a depth of approx. 22.5m with the 
frontage facing onto Glengarry Road (to the east). The width of the site ranges 
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from approx. 6.5m at its narrowest (east) to approx. 11m to the rear (west) - 
giving an overall site area of approx. 200 sq m. 

The site is bounded by the public road to the east, by the neighbouring 
building to the north and by a public path to the south. Along the western 
boundary is a timber fence, which separates the site from amenity ground 
associated with the adjacent properties. 
 
An indicative block plan for a possible building has been submitted, and the 
supporting text suggests that applicant envisages the building as being a full 
two storey accommodating two, single bedroomed flats. 

SITE HISTORY

No previous planning history relevant to this proposal. 

PRE-APPLICATION CONSULTATION

A pre-application enquiry was made to the Council (16/00241/PREAPP) 
regarding this proposal. The Council offered advice to the applicant that it was 
likely that the proposal would not be supported. 

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.  Of relevance to this planning 
application is, 

The Scottish Planning Policy 2014

The Scottish Planning Policy (SPP) was published on June 23 2014.  It sets 
out national planning policies which reflect Scottish Ministers’ priorities for 
operation of the planning system and for the development and use of land.  
The SPP promotes consistency in the application of policy across Scotland 
whilst allowing sufficient flexibility to reflect local circumstances. It directly 
relates to:

 the preparation of development plans;

 the design of development, from initial concept through to delivery; and

 the determination of planning applications and appeals.
Of relevance to this application is Paragraphs 109 - 134, Enabling Delivery of 
New Homes. 
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DEVELOPMENT PLAN

The Development Plan for the area comprises the TAYplan Strategic 
Development Plan 2012-2032 and the Perth and Kinross Local Development 
Plan 2014.

TAYplan Strategic Development Plan 2012 – 2032 - Approved June 2012

Whilst there are no specific policies or strategies directly relevant to this 
proposal the overall vision of the Tay Plan should be noted.   The vision states 
“By 2032 the TAYplan region 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 and visit and where businesses choose to invest and create jobs.”

Perth and Kinross Local Development Plan 2014 – Adopted February 
2014

The Local Development Plan is the most recent statement of Council policy 
and is augmented by Supplementary Guidance.

The site lies within the city boundary of Perth, where the following policies are 
applicable, 

Policy PM1A - Placemaking  

Development must contribute positively to the quality of the surrounding built 
and natural environment, respecting the character and amenity of the place.  
All development should be planned and designed with reference to climate 
change mitigation and adaption.

Policy 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.

Policy RD1 - Residential Areas  

In identified areas, 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 of use away from ancillary 
uses such as local shops will be resisted unless supported by market 
evidence that the existing use is non-viable.  Proposals will be encouraged 
where they satisfy the criteria set out and are compatible with the amenity and 
character of an area.
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OTHER COUNCIL POLICIES

Developer Contributions and Affordable Housing, April 2016

This document provides the framework for Developer Contribution in relation 
to Primary Education, Transport Infrastructure and also A9 Junction as well as 
offering guidance on Affordable Housing provision. 

EXTERNAL CONSULTATION RESPONSES

Scottish Water have been consulted on the planning application, but have 
made no specific comment. 

INTERNAL COUNCIL COMMENT

Transport Planning were consulted on the planning application in terms of 
parking provision, and in principle they have no objection to the proposal. 

Contributions Officer has indicated that the Council’s Developer 
Contributions and Affordable Housing (April 2016) document should be 
applied to the proposal. 

Environmental Health have commented on the proposal in terms of 
contaminated land issues, and have raised no objections. 

REPRESENTATIONS

Two letters of representations have been received, both objecting to the 
proposal. Whilst some of the issues raised within the representations are not 
planning issues (ie loss of value), valid planning issues which have been 
raised are, 

 Lack of parking provision
 Impact on existing residential amenity
 Proposal would be out of character with the area

These issues are addressed below in the main appraisal section. 
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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 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 2014.  

In terms of other material considerations, consideration of the Council’s 
approved Developer Contributions and Affordable Housing (April 2016) 
document is relevant to this proposal. 

Policy Appraisal

The key land use policies are contained within the Local Development Plan 
2014 (LDP). Within the LDP, the site lies wholly within the settlement 
boundary of Perth where Policy RD1 is directly applicable. This policy seeks 
to ensure that all new developments within existing settlements are 
compatible with existing land uses and that the character and amenity (visual 
and residential) of the area concerned is not adversely affected by the 
development proposed.

In addition to this, Policy PM1A of the LDP is also applicable and this policy 
seeks to ensure that the quality of the surrounding built and natural 
environment is maintained and that all new development respects the existing 
character and amenity of the existing areas

For reasons stated elsewhere in this report, I consider the proposal to be 
contrary to the aims of Policies RD1 and PM1A of the Local Development 
Plan 2014. 
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Land Use

In terms of land use issues, the site has been identified within the LDP 
settlement boundary of Perth. Within settlement boundaries, infill residential 
developments are generally encouraged by the LDP providing that the density 
proposed represents the most efficient use of the site and that the 
development respects the surrounding environs.  As the surrounding land 
uses are largely residential, in purely land use terms only, I consider a 
proposed residential use to be compatible with the existing uses. 

However, whilst the land use (residential) may be in principle acceptable in 
terms of its compatibility with existing uses, the size of the site does raise 
some concern.  

The site is small, and would clearly appear ‘squeezed in’ in contrast to the 
larger terraced flats which is sits next to. I also fail to see how even a modest 
detached building (which may accommodate more than one unit) could be 
achieved on the site without looking out of character with the area. In addition 
to this, I would have concerns regarding how a suitable level of private 
amenity space would be achieved for future residents – whether that be one 
future resident or more.

To this end, and based largely on the sites size in the context of the 
surrounding building pattern, I consider a residential development on this site 
would have an adverse impact on the density and general character of the 
area and ultimately it would be out of keeping with the general building pattern 
of the area. I therefore consider the proposed land use to be unacceptable. 

Residential Amenity

In terms of offering a suitable level of private amenity space, the level of 
amenity space would be dependent on the number, type and size of 
residential units which are brought forward at a detailed planning stage. 
However, whilst I do accept that flats (which maybe single bed) may not 
require a large area for private amenity space, I do think that the size of the 
plot could lead to potential issues in terms of being able to offer a suitable 
level of residential amenity, and what is shown on the indicative site plan 
would be unacceptable – bearing in mind the likely need for off street parking 
provision to the front. 

In terms of the impact on existing residential amenity, whilst I note the 
concerns which have been raised within some of the representations, the rear 
area is overlooked already by a number of properties and I do not necessary 
consider the development of a residential use on this site would result in a 
particular loss of existing residential amenity. 
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Visual Amenity

In terms of the impact on the visual amenity, this is a planning in principle 
application so no firm details are under consideration. However, as stated 
above the site does have a ‘squeezed in’ appearance, and this in turn would 
result in an adverse impact on the visual amenity of the area.

Roads and Access

My colleagues in Transport Planning have commented on the planning 
application and have raised no objection at this stage. I note that within the 
representations some concerns have been raised regarding parking issues, 
however at this stage (and without knowing exact residential numbers) it is it 
is likely that adequate off street parking provision can be achieved. 

Drainage and Flooding

The proposal raises no issues in terms of drainage or flooding matters. 

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 considered to be contrary to the adopted Local 
Development Plan 2014.  

I have taken account of material considerations and find none that would 
justify overriding the adopted Development Plan, and on that basis the 
application is recommended for refusal. 

DEVELOPER CONTRIBUTIONS

Affordable Housing

As this is a planning in principle application, a standard compliance condition 
should be attached to any permission. 
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Primary Education 

As this is a planning in principle application, a standard compliance condition 
should be attached to any permission. 

Transport Infrastructure

As this is a planning in principle application, a standard compliance condition 
should be attached to any permission. 

APPLICATION PROCESSING TIME

The recommendation for this application has been made within the statutory 
determination period.

LEGAL AGREEMENTS

None required.

DIRECTION BY SCOTTISH MINISTERS

None applicable to this proposal.

RECOMMENDATION  

Refuse the planning application, for the following reasons

1 As the proposal, by virtue of the sites size would result in a 
development that would have an adverse impact on both the density 
and general character of the local area, the proposal is contrary to 
Policies PM1A and RD1 of Perth and Kinross Council’s Local 
Development Plan 2014 which both seek (amongst other things) to 
protect the built character of existing areas from inappropriate 
developments, and existing visual amenity.

 
2 As it has not been fully demonstrated that a suitable level of residential 

amenity can be provided for future residents, the proposal is contrary to 
Policies RD1 and PM1A of the Perth and Kinross Council’s Local 
Development Plan 2014 which both seek (amongst other things) to 
ensure that a suitable level of residential is provided for new residential 
developments. 
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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

Informatives

None

Procedural Notes

Not Applicable.

PLANS AND DOCUMENTS RELATING TO THIS DECISION

16/01494/1
16/01494/2
16/01494/3

Date of Report   5.10.2016
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Comments to the Development Quality Manager on a Planning Application

Planning 
Application ref.

16/01494/IPL Comments 
provided 
by

Euan McLaughlin

Service/Section Strategy & Policy Contact 
Details

Development Negotiations 
Officer:
Euan McLaughlin

Description of 
Proposal

Land South Of 43 Glengarry Road, Glengarry Road, Perth

Address  of site Residential development (in principle)

Comments on the 
proposal Primary Education  

With reference to the above planning application the Council Developer 
Contributions Supplementary Guidance requires a financial contribution 
towards increased primary school capacity in areas where a primary school 
capacity constraint has been identified. A capacity constraint is defined as 
where a primary school is operating, or likely to be operating following 
completion of the proposed development and extant planning permissions, at 
or above 80% of total capacity. 

This proposal is within the catchment of Moncreiffe Primary School. 

Transport Infrastructure 

With reference to the above planning application the Council Transport 
Infrastructure Developer Contributions Supplementary Guidance requires a 
financial contribution towards the cost of delivering the transport infrastructure 
improvements which are required for the release of all development sites in 
and around Perth. 

The application falls within the identified Transport Infrastructure 
Supplementary Guidance boundary and a condition to reflect this should be 
attached to any planning application granted.

Recommended 
planning 
condition(s)

Primary Education   

CO01 The development shall be in accordance with the requirements of 
Perth & Kinross Council’s Developer Contributions and Affordable 
Housing Supplementary Guidance 2016 in line with Policy PM3: 
Infrastructure Contributions of the Perth & Kinross Local 
Development Plan 2014 with particular regard to primary 
education infrastructure, unless otherwise agreed in writing with 
the Council as Planning Authority.

RCO00 Reason – To ensure the development is in accordance with the 
terms of the Perth and Kinross Council Local Development Plan 
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2014 and to comply with the Council’s policy on Developer 
Contributions and Affordable Housing Supplementary Guidance 
2016. 

Transport Infrastructure 

CO00 The development shall be in accordance with the requirements of 
Perth & Kinross Council’s Developer Contributions and Affordable 
Housing Supplementary Guidance 2016 in line with Policy PM3: 
Infrastructure Contributions of the Perth & Kinross Local 
Development Plan 2014 with particular regard to transport 
infrastructure, unless otherwise agreed in writing with the Council 
as Planning Authority.

RCO00 Reason – To ensure the development is in accordance with the 
terms of the Perth and Kinross Council Local Development Plan 
2014 and to comply with the Council’s policy on Developer 
Contributions and Affordable Housing Supplementary Guidance 
2016. 

Recommended 
informative(s) for 
applicant

N/A

Date comments 
returned

13 September 2016
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M e m o r     
To Development Quality Manager

Your ref PK16/01494/IPL

Date 29 September 2016

The Environment Service

a n d u m
From Regulatory Service Manager

Our ref LJ

Tel No

Pullar House, 35 Kinnoull Street, Perth PH1 5GD

Consultation on an Application for Planning Permission

PK16/01494/FLL RE: Residential development (in principle) land south of 43 Glengarry 
Road Perth for Mrs Lesley Stevenson

I refer to your letter dated 6 September 2016 in connection with the above application and 
have the following comments to make.

Contaminated Land (assessment date – 29/09/2016)

Recommendation

A search of the historic records did not raise any concerns regarding ground contamination 
and therefore I have no adverse comments to make on the application.  
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Comments to the Development Quality Manager on a Planning Application

Planning 
Application ref.

16/01494/IPL Comments 
provided by

Niall Moran

Service/Section Transport Planning Contact 
Details

Description of 
Proposal

Residential development (in principle)

Address  of site Land South Of 43 Glengarry Road
Glengarry Road
Perth

Comments on the 
proposal

Insofar as the Roads matters are concerned I do not object to the proposed 
development provided the conditions indicated below are applied.

Recommended 
planning 
condition(s)

PP00 The development shall not commence until the following specified 
matters have been the subject of a formal planning application for the 
approval of the Council as Planning Authority: the siting, design and external 
appearance of the development, the hard and soft landscaping of the site, all 
means of enclosure, means of access to the site, vehicle parking and turning 
facilities, levels, drainage and waste management provision.

RPP00 Reason - This is a Planning Permission in Principle under Section 59 of 
the Town and Country Planning (Scotland) Act 1997 as amended  by Section 
21 of the Planning etc. (Scotland) Act 2006.

Recommended 
informative(s) for 
applicant

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.

Date comments 
returned 5 October 2016
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