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TCP/11/16(515) – 17/01488/FLL – Installation of
replacement windows, Woodend Cottage, Fairmount Road,
Perth, PH2 7AW

PLANNING DECISION NOTICE

REPORT OF HANDLING

REFERENCE DOCUMENTS (included in applicant’s
submission, see pages 475-482)

4(vi)(b)
TCP/11/16(515)
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PERTH AND KINROSS COUNCIL 
 

 
Mr Simon Parkinson 
c/o Woodside Parker Kirk Architects 
Gavin Kirk 
37 Ferry Road 
Edinburgh 
EH6 4AF 
 

Pullar House 
35 Kinnoull Street 
PERTH   
PH1  5GD 
 

 Date 20th October 2017 
 

 

TOWN AND COUNTRY PLANNING (SCOTLAND) ACT  
 

Application Number: 17/01488/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 12th 
September 2017 for permission for Installation of replacement windows 
Woodend Cottage Fairmount Road Perth PH2 7AW   for the reasons undernoted.   
 
 
 

Interim Head of Planning 
 

Reasons for Refusal 
 
1.   The removal of the historic windows is not justified as it has not been 

demonstrated that they are beyond repair, beyond economic repair or that any 
attempt has been made to retain the historic windows. Approval would therefore 
be contrary to the Perth & Kinross Placemaking Guide, Policies PM1 and HE3 of 
the Perth & Kinross Local Development Plan 2014, Historic Scotland's "Managing 
Change in the Historic Environment" 2010 and "Historic Environment Policy 
Statement" 2016 and Scottish Planning Policy 2014, all of which seek to 
safeguard the historic built environment. 
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2.   Notwithstanding the lack of justification for the removal of the historic windows, 
the proposed windows are of an inappropriate type as they do not replicate the 
design, appearance, proportion, opening method or astragal detail. Approval 
would have a detrimental impact on the character and appearance of the 
Conservation Area and would therefore be contrary to Policies 2 and 3 of 
TAYplan, the Perth & Kinross Placemaking Guide, Policies PM1 and HE3 of the 
Perth & Kinross Local Development Plan 2014, Historic Scotland's "Managing 
Change in the Historic Environment" 2010 and "Historic Environment Policy 
Statement" 2016 and Scottish Planning Policy 2014, all of which seek to 
safeguard the historic built environment. 

 
 
Justification 
 

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

 
 
 
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 
 
17/01488/1 
 
17/01488/2 
 
17/01488/3 
 
17/01488/4 
 
17/01488/5 
 
17/01488/6 
 
17/01488/7 
 
17/01488/8 
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REPORT OF HANDLING 
 

DELEGATED REPORT 
 
Ref No 17/01488/FLL 

Ward No P12- Perth City Centre 

Due Determination Date 11.11.2017 

Case Officer Gillian Peebles 

Report Issued by  Date 

Countersigned by  Date 

 

PROPOSAL:  

 

Installation of replacement windows 

    

LOCATION:  Woodend Cottage Fairmount Road Perth PH2 7AW  

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:  21 September 2017 
 
SITE  PHOTOGRAPHS 
 

 
BACKGROUND AND DESCRIPTION OF PROPOSAL 
 
Woodend Cottage is an un-listed detached dwellinghouse which is located on 
Fairmount Road, Perth. The property is located within the Kinnoull 
Conservation Area and has recently undergone alterations and extensions 
under a previously approved planning application (Ref: 13/02340/FLL).  
Planning permission was also obtained recently for the erection of a timber 
boundary fence and a pair of bi-fold vehicular access gates along the 
southern (side) boundary. 
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As part of previous planning approval 13/02340/FLL replacement windows on 
the original cottage were replaced with aluminium windows, the same profile 
and style as the windows in the new extension.  
 
Full planning consent is now sought for replacement windows on the west 
facing garden elevation of the two storey element. The existing windows 
sought for replacement are timber framed and the proposal is to replace these 
with aluminium framed windows to match the remainder of the property. 
 
SITE HISTORY 
 
 
13/02340/FLL Alterations and extension (Application Permitted) 
 
15/01255/FLL Erection of fence and gates (Application Permitted) 
 
PRE-APPLICATION CONSULTATION 
 
Pre application Reference: 17/00497/PREAPP 
 
An extract of the pre-app response is provide below: 
 
The house has three main character areas; the historic, linear, single storey 
block, the recent single storey extension and the two storey Victorian block. In 
my view, the character of the two storey block should be maintained with 
timber sash and case windows as it has a distinctly separate character from 
the rest of the property. Maintenance and repair of the windows would not 
require planning permission. 
 
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.   
 
Managing Change in the Historic Environment – Windows 
 
The windows of a historic building form an important element in defining its 
character… The contribution of the windows in a historic building to its 
character must be understood before considering alteration. The size, shape 
and proportion of a window, the reflective sparkle and irregularities of old 
glass, the pattern of design, the materials and details of construction, the 
method of opening, the finish, and associated fixtures typically contribute to 
the character of a historic window. 

Maintenance and appropriate repair is the best means of safeguarding the 
historic character of a window. In almost all cases, repair of components on a 
like-for-like basis is preferable to replacement of a whole unit, as this will best 
maintain the character and historic fabric of the window.  
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Where a window is beyond repair, replacements must match the original 
window design as closely as possible. Significant improvements in energy 
efficiency can be achieved by discreet draught-stripping, internal secondary 
glazing and use of shutters/curtains at night. Double-glazing may be 
acceptable either where the existing windows are beyond repair and the new 
windows will match the original joinery, or where it can be incorporated within 
the original joinery. 

Where there is no alternative to the replacement of historic windows or 
elements of their joinery or glazing, the new elements should match the 
original. This should include replication of the proportion, opening method, 
astragal dimensions and profiles, and fixing of the glass (e.g. putty). Historic 
glass should be reused where this contributes to a building’s character.  
Changes in framing materials or types of glazing (e.g. from clear glass to 
wired glass), the adoption of different opening methods, the insertion of 
extractor fans and other similar features, or the use of planted-on or 
sandwiched astragals should be avoided. 

Scottish Planning Policy (2014) 

Proposals for development within conservation areas should preserve or 
enhance the character and appearance of the conservation area (paragraph 
143). 

DEVELOPMENT PLAN 
 

The Development Plan for the area comprises the TAYplan Strategic 
Development Plan 2016-2032 and the Perth and Kinross Local Development 
Plan 2014. 
 
TAYplan Strategic Development Plan 2016 – 2032 - Approved October 
2017 
 
Within the approved Strategic Development Plan, TAYplan 2016, the primary 
policies of specific relevance to this application are Policies 2 and 3. 
 
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... and local design context, and meet the requirements of Scottish 
Government's Designing Places and Designing Streets'. 
 
Policy 3: Managing TAYplan's Assets 
 
Policy 3 seeks to safeguard townscapes, archaeology, historic buildings and 
monuments and allow development where it does not adversely impact upon 
or preferably enhances these assets. 
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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 principal policies are, in summary: 
 
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. 
 
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 PM1B - Placemaking   
All proposals should meet all eight of the placemaking criteria. 
 
Policy HE3A - Conservation Areas   
Development within a Conservation Area must preserve or enhance its 
character or appearance. The design, materials, scale and siting of a new 
development within a Conservation Area, and development outwith an area 
that will impact upon its special qualities should be appropriate to its 
appearance, character and setting. Where a Conservation Area Appraisal has 
been undertaken the details should be used to guide the form and design of 
new development proposals. 
 
OTHER POLICIES 
 
Perth & Kinross Council’s Placemaking Guide 

 
Conservation areas are places of special character where tighter controls 
apply over developments in order to protect the recognised importance of the 
existing buildings within or immediately adjacent to the conservation area. 
These areas may include a space or a street of a settlement, a group of 
buildings around a space or street of particular townscape merit. Extensions 
and alterations which might be permitted elsewhere can be unacceptable in 
conservation areas. 
 
Successful development within conservation areas and within the curtilage of 
listed buildings depends on the quality of the detailing and materials used. In 
all cases, full details will be required before an alteration or extension proposal 
can be considered.  
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The proposed windows are grey aluminium framed which do not reflect the 
historic windows in terms of their material and detailing. The proposed 
windows are of an inappropriate type as they do not replicate the material, 
design, appearance, proportion, opening method or astragal detail. 
 
Unlisted buildings in conservation areas. 
 
Existing historic windows and doors should be retained and repaired where 
possible. Replacement historic windows and doors in conservation areas 
should match the originals as closely as possible in design, detail, materials 
and opening mechanism. 
 
Historic Environment Policy Statement 2016 (replacement of SHEP) 
 
This policy statement is a document to which planning authorities are directed 
in their consideration of applications for conservation area consent, listed 
building consent for buildings of all three categories and their consideration of 
planning applications affecting the historic environment and the setting of 
individual elements of the historic environment. 
 
CONSULTATION  RESPONSES 
 

None required 

 
REPRESENTATIONS 
 
None at time of report. 
 
ADDITIONAL INFORMATION RECEIVED: 
 

Environmental Impact Assessment 

(EIA) 

Not Required 

Screening Opinion Not Required 

EIA Report 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 2016 and the adopted 
Perth and Kinross Local Development Plan 2014.   
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In accordance with Section 65 of the Town and Country Planning (Listed 
Buildings and Buildings in Conservation Areas) (Scotland) Act 1997 the 
application has been advertised in the Local Press as potentially affecting the 
character or appearance of a conservation area and a site notice has been 
erected at the site on 21 September 2017. 
 
The determining issues in this case are:- the statutory requirement under 
Section 64(1) of the Planning (Listed Buildings and Conservation Areas) 
(Scotland) Act 1997 which requires the Planning Authority to pay special 
attention to the desirability of preserving or enhancing the character or 
appearance of that area; whether the proposal complies with the development 
plan policy; whether the proposal complies with supplementary planning 
guidance; or if there are any other material considerations which justify a 
departure from policy. 
 
Policy Appraisal 
 
The site is located within the settlement boundary of Perth where Policies 
RD1: Residential Areas, Policy PM1A and B: Placemaking and HE3: 
Conservation Areas are directly applicable.  Policy RD1 states that 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.  Policy PM1A of the Local Development 
Plan seeks to ensure that all developments contribute positively to the quality 
of the surrounding built and natural environment, respecting the character and 
amenity of the place, whilst Policy HE3 seeks to ensure that proposals protect 
and enhance the Conservation Area.  The proposal development is not 
considered to comply with the above policies for the reasons stated elsewhere 
in this report. 
 
Design, Visual Amenity and Impact on Conservation Area 
 
The existing dwellinghouse has three main character areas; the historic, linear 
single storey cottage, the recent single storey extension and the two storey 
Victorian block.  The windows within the new extension are grey aluminium 
framed and as part of the new extension, replacement windows were also 
installed in the single storey cottage to match.  This part of the dwellinghouse 
is largely hidden by the new extension and is read independently from the 
traditional 2 storey element. The remaining two storey Victorian villa has 
traditional timber sash and case windows, painted white 
 
The application proposes replacement of the 5 historic timber sliding sash and 
case windows and one door on the west facing (garden elevation) of the two 
storey Victorian block. 
 
Timber sash windows have a very long life if they are well made, using good 
quality materials, correctly installed and properly maintained. Many have been 
in place for at least 100 years, in some cases for considerably longer, and 
continue to give good service.  
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Those which are defective are often capable of repair, and this is always 
preferable to replacement (and frequently much less expensive). 
 
Modern draught-stripping systems are available which now make it possible to 
deal quickly and effectively with windows which rattle or are draughty. Often 
double glazing can be installed into the existing frames where this does not 
result in the loss of historic glass.  
Where it is shown that the existing windows are not repairable, or are 
incapable of economic repair, then replacement windows may be allowed. 
However, replacements will be required to match the material, design, 
proportion, opening method, astragal dimensions and profiles, and fixing of 
the existing historic windows. 

 
In order to make a full and proper assessment of the proposal the 
replacement of historic windows requires being justified giving consideration 
as to whether or not they are repairable or are incapable of economic repair. 
 
In this case, no condition survey has been provided with the application for 
assessment, nor have comparative costings associated with the maintenance 
and repair of the historic windows, set against the cost of their replacement.  
 
The submission therefore fails to justify the removal of the historic windows. 
 
The proposed windows are grey aluminium framed which do not reflect the 
historic windows in terms of their material and detailing. The proposed 
windows are of an inappropriate type as they do not replicate the material, 
design, appearance, proportion, opening method or astragal detail. This would 
be entirely unacceptable, even if there was sufficient justification for the 
removal of the historic windows, as it would adversely affect the historic 
interest of the building and the character and appearance of the Conservation 
Area.  There are timber framed double glazed windows which would be of a 
fine enough detail that would be supported in this instance if there was 
sufficient justification for their removal. 
 
The supporting statement submitted within the application stipulates the two 
storey part of the house is not in keeping with the original cottage in scale and 
detailing and it is important to have consistency throughout the property by 
having the same windows which would tie the elements of the property 
together rather than appearing as a collection of completely different 
architecture elements.  
 
In response to the supporting statement submitted, the new extension 
features a contemporary design in order to provide a contrast between the 
existing historic character of the property and the new addition, thereby 
providing differential architectural elements. The design of the extension 
although modern and contrasting in nature, is sympathetic to the character of 
the original traditional house and the use of appropriate materials allows the 
traditional two storey and subsequent enlargements to be “read” separately.  
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In my view, the contemporary extension has been purposely designed and 
constructed to read separately and the character of the two storey block 
should be maintained with timber sash and case windows as it has a distinctly 
separate character from the rest of the property, which was the original 
intention. 
 
As such it is not considered to be a justification for over-riding planning 
policies at both a national and local level in order to replace the windows in 
this case. 
 
Accordingly, with insufficient justification for the removal of the existing 
windows and inappropriate proposed windows, I am unable to offer my 
support of the application. 
 
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 and the adopted Local Development Plan 2014.  I have taken 
account of material considerations and find none 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. 
 
DIRECTION BY SCOTTISH MINISTERS 
 
None applicable to this proposal. 
 
RECOMMENDATION   
 
Refuse the application 
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Conditions and Reasons for Recommendation 
 
1. The removal of the historic windows is not justified as it has not been 

demonstrated that they are beyond repair, beyond economic repair or that 
any attempt has been made to retain the historic windows. Approval would 
therefore be contrary to the Perth & Kinross Placemaking Guide, Policies 
PM1 and HE3 of the Perth & Kinross Local Development Plan 2014, 
Historic Scotland's "Managing Change in the Historic Environment" 2010 
and " Historic Environment Policy Statement" 2016 and Scottish Planning 
Policy 2014, all of which seek to safeguard the historic built environment. 

 
2. Notwithstanding the lack of justification for the removal of the historic 

windows, the proposed windows are of an inappropriate type as they do not 
replicate the design, appearance, proportion, opening method or astragal 
detail. Approval would have a detrimental impact on the character and 
appearance of the Conservation Area and would therefore be contrary to 
Policies 2 and 3 of TAYplan, the Perth & Kinross Placemaking Guide, 
Policies PM1 and HE3 of the Perth & Kinross Local Development Plan 
2014, Historic Scotland's "Managing Change in the Historic Environment" 
2010 and " Historic Environment Policy Statement" 2016 and Scottish 
Planning Policy 2014, all of which seek to safeguard the historic built 
environment. 

 
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 
 
N/A 
 
Procedural Notes 
 
Not Applicable. 
 
PLANS AND DOCUMENTS RELATING TO THIS DECISION 
 
17/01488/1 
17/01488/2 
17/01488/3 
17/01488/4 
17/01488/5 
17/01488/6 
17/01488/7 
17/01488/8 
 
Date of Report   17 October 2017 
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