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PERTH AND KINROSS COUNCIL

Mr And Mrs P Boyce
c/o McNeil Partnership
28 Victoria Avenue
Milnathort
Kinross-shire
KY13 9YE

Pullar House
35 Kinnoull Street
PERTH  
PH1  5GD

Date 7th December 2017

TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 

Application Number: 17/01923/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 1st 
November 2017 for permission for Alterations, extension and formation of a 
dormer 16 Smith Street Kinross KY13 8DD    for the reasons undernoted.  

Interim Development Quality Manager

Reasons for Refusal

1.  The dormer extension, by virtue of its excessive proportions, inappropriate bulk, 
massing, design and composition, would compromise the character and 
architectural integrity of the cottage, resulting in an adverse impact on the visual 
amenity of the area. Approval would therefore be contrary to Policies RD1, PM1A 
and PM1B(c) of the Perth & Kinross Local Development Plan 2014, which seek to 
ensure that development contributes positively to the character and appearance 
of the area by complementing its surroundings in terms of design, appearance, 
scale and massing.
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2. The dormer extension, by virtue of its excessive proportions, inappropriate 
materials, bulk, massing, design and composition, would be harmful to the 
character and appearance of the Kinross Conservation Area. Approval would 
therefore be contrary to Scottish Planning Policy 2014 and Policy HE3A of the 
Perth & Kinross Local Development Plan 2014, which seek to ensure that 
development proposals preserve and enhance the character and appearance of 
Conservation Areas.

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

1 Any future submissions should ensure that all drawings are presented 
accurately and consistently.

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

17/01923/1

17/01923/2

17/01923/3

17/01923/4

17/01923/5

2
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REPORT OF HANDLING

DELEGATED REPORT

Ref No 17/01923/FLL
Ward No P8- Kinross-shire
Due Determination Date 31.12.2017
Case Officer Keith Stirton
Report Issued by Date
Countersigned by Date

PROPOSAL: Alterations, extension and formation of a dormer

LOCATION: 16 Smith Street Kinross KY13 8DD  

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:  8 November 2017

SITE  PHOTOGRAPHS

 

BACKGROUND AND DESCRIPTION OF PROPOSAL

The application site is 16 Smith Street, which is a modestly proportioned semi-
detached cottage within the Kinross Conservation Area. This application 
seeks detailed planning permission to alter and extend the rear (North) 
elevation of the house. The proposal includes a ground floor extension to form 
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a sun room and a roof space extension to extend the bedroom and to form an 
en-suite.
SITE HISTORY

None

PRE-APPLICATION CONSULTATION

Pre application Reference: Not Applicable.

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.  

Scottish Planning Policy, paragraph 143, states that;

“Proposals for development within conservation areas should preserve or 
enhance the character and appearance of the conservation area”.

DEVELOPMENT PLAN

The Development Plan for the area comprises the TAYplan Strategic 
Development Plan 2016-2036 and the Perth and Kinross Local Development 
Plan 2014.

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 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 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 
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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.

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 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.

OTHER GUIDANCE

Perth & Kinross Council’s Draft Placemaking Guide 2017 states that;

“Whether it is an extension on a house or a strategic development site, there 
are always aims and objectives for any new development…

The towns and villages of Perth & Kinross offer us a wealth of visual stimulus, 
with a huge range of architectural styles, building uses and landscapes.

Materials
Local buildings were traditionally built in materials sourced within the area and 
have often contributed to the unique character of a settlement. New 
development should reflect this and source high quality, sustainable materials 
from local sources whenever possible. Use of timber can provide a high 
quality, natural finish if sensitively designed. Whilst local materials might not 
always be feasible, the use of stone detailing, individual walls or boundary 
treatments can assist in the overall sense of local character.

Colour
Choice of colour can have a clear visual impact on the surrounding area… 
Colour can also define specific parts of a building.

Good detailing will not only improve the appearance of the house but will 
make it more durable and weatherproof. There is considerable scope for 
modern architecture and building techniques to support new lifestyles but an 
honest contemporary approach can be matched with local building 
characteristics to provide attractive modern living. It requires sensitivity and 
care by the designer but will not necessarily result in additional expenditure.
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New development should acknowledge the scale and form of the surrounding 
buildings. This can make a huge difference to the visual impact of a 
development. Whilst it is not desirable to copy traditional buildings, it is 
important to harmonise with them.

Proportion is a fundamental element of architecture, and relates to the 
building as a whole and also as sections working harmoniously together. 
Individual elements of a building must work together to create a coherent 
design that balances. The building envelope, windows and doors, eaves and 
roof ridgeline should all work in balance with each other.

Modern housing can sometimes lack the balance between plan depths to roof 
mass, resulting in visually dominant roofs. Roof massing in the context of the 
building envelope should create a proportionate balance, reflecting or 
interpreting the traditional form”.

The Council is in the process of drafting more detailed Technical Notes that 
will provide specific guidance on domestic extensions.

These will offer more information regarding this type of development and give 
best practice examples that can be used by applicants and Development 
Management to support the pre-application and planning application process.

The aim of these technical notes is not to be proscriptive regarding design but 
to ensure that the Placemaking process has been followed when applying for 
planning permission for a new development, regardless as to the size, cost or 
location of a proposal.

The Technical Notes will reflect the messages in the Placemaking Guide and 
be published alongside the Adopted Supplementary Guidance.

The draft Supplementary Guidance is being consulted upon and comments 
were invited between 13th July 2017 and 31st August 2017.

INTERNAL COMMENTS

Local Flood Prevention Authority No objections – informative note 
recommended on any approval.

REPRESENTATIONS

The following points were raised in the 1 representation received:

- The proportions of the roof extension are large and dominant
- Loss of sunlight
- Drawing discrepancy
- Inappropriate external cladding is out of keeping with the area
- Adverse impact on residential amenity
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- Incongruous design, which would not preserve and enhance the 
character and appearance of the Conservation Area.

ADDITIONAL INFORMATION 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 2014.  
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.

Policy Appraisal

In general terms, developments which are ancillary to an existing domestic 
dwellinghouse are considered to be acceptable in principle. Nevertheless, 
detailed consideration must be given to the scale, form, massing, design, 
position, proportions and external finishing materials of the proposed 
development within the context of the application site, and whether it would 
have an adverse impact on visual amenity or the character and appearance of 
the Conservation Area.

Design and Layout

The proposal seeks to extend the existing kitchen projection to the rear of the 
cottage in order to form a sunroom. Additionally, a large flat roofed L-shaped 
box dormer extension is proposed on the rear of the cottage.

Whilst the letter of objection states that the extent of dormer is inconsistent 
between the North and East elevation drawings, it does appear that the 
elevations are shown consistently. However, the elevations are not consistent 
with the first floor plan and this should be rectified in any future submissions.

Landscape
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The domestic scale and nature of the proposal does not raise any landscape 
impact issues.
Residential Amenity

The proposed sunroom extension is positioned hard on the boundary with the 
adjoining property. This has the potential to reduce the amount of available 
daylight to the window of the adjoining property. However, the height of the 
proposed eaves is only fractionally higher than that of a fence which could be 
erected under permitted development rights. Therefore, the fall-back position 
is that a fence could be erected without the requirement of planning 
permission which would cause a similar degree of daylight loss.

However, the proposed roof space extension would certainly be an 
incongruous and unwelcome addition to the rear of the house due to its large 
proportions and poor integration with the roof of the cottage. This would result 
in a bulky and imposing appearance, which would have an adverse impact on 
residential amenity.

Visual Amenity

The scale, form, massing, design, position, proportions and external finishing 
materials of the proposed sunroom are all considered to be acceptable.

However, the proposed flat roofed L-shaped box dormer extension raises a 
number of concerns. A badly designed dormer can harm the appearance of a 
dwellinghouse. To avoid appearing over-dominant, a dormer should not in 
itself form the major part of the upstairs room. It should simply provide extra 
headroom and daylight. Dormers should not be over-dominant in relation to 
the existing scale of the property and should as a minimum:

• Be set below the ridgeline of the roof
• Be set back from the wall-head
• Be generally of pitched roof form
• Be physically contained within the roof pitch
• Relate to windows and doors in the lower storey(s) in terms of 

character, proportion and alignment
• Have the front face predominantly glazed, and
• Not extend more than half the length of the roof plane

The combination of the height and projection of the proposed dormer would 
create a flat roofed first floor extension of particularly large proportions, which 
would result in an unacceptable bulk and visual massing. The proposed 
dormer would dominate and overwhelm the single storey character of the 
existing cottage.

Therefore, approval would compromise the architectural integrity of the 
cottage. Furthermore, the visual impact would be exacerbated by the use of 
incongruous light oak upvc cladding.
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Accordingly, the dormer extension would have an adverse impact on visual 
amenity and the character and appearance of the Conservation Area.

Roads and Access

There are no road or access issues associated with this proposed 
development.

Drainage and Flooding

The Council’s Flooding team has provided comments on the application and 
raised the fact that the site lies within Scottish Environmental Protection 
Agency’s 1 in 200 year flood risk envelope. An informative note has been 
recommended on any planning approval in order to draw the applicant’s 
attention to flood risk guidance.

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 2016-2036 or 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.
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RECOMMENDATION  

Refuse the application
Reasons for Recommendation

1 The dormer extension, by virtue of its excessive proportions, 
inappropriate bulk, massing, design and composition, would 
compromise the character and architectural integrity of the cottage, 
resulting in an adverse impact on the visual amenity of the area. 
Approval would therefore be contrary to Policies RD1, PM1A and 
PM1B(c) of the Perth & Kinross Local Development Plan 2014, which 
seek to ensure that development contributes positively to the character 
and appearance of the area by complementing its surroundings in 
terms of design, appearance, scale and massing.

2 The dormer extension, by virtue of its excessive proportions, 
inappropriate materials, bulk, massing, design and composition, would 
be harmful to the character and appearance of the Kinross 
Conservation Area. Approval would therefore be contrary to Scottish 
Planning Policy 2014 and Policy HE3A of the Perth & Kinross Local 
Development Plan 2014, which seek to ensure that development 
proposals preserve and enhance the character and appearance of 
Conservation Areas.

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

1 Any future submissions should ensure that all drawings are presented 
accurately and consistently.

Procedural Notes

Not Applicable.

PLANS AND DOCUMENTS RELATING TO THIS DECISION

17/01923/1

17/01923/2

17/01923/3

17/01923/4

17/01923/5

350



9

Date of Report   6 December 2017
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Comments to the Development Quality Manager on a Planning Application

Planning 
Application ref.

17/01923/FLL Comments 
provided 
by

Steven Wilson

Service/Section
TES/Flooding

Contact 
Details

FloodingDevelopmentControl@pkc.gov.uk

Description of 
Proposal

Alterations, extension and formation of a dormer

Address  of site 6 Smith Street Kinross KY13 8DD
Comments on the 
proposal

No Objection – Property is at risk of flooding with a 1 in 200 year flood event 
as seen on SEPA’s indicative flood map. It is suggested that flood resilient/ 
resistant materials  should be used to construct this extension

Recommended 
planning 
condition(s)

Recommended 
informative(s) for 
applicant

PKC Flooding and Flood Risk Guidance Document (June 2014)

Date comments 
returned 23/11/2017
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