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PROPOSAL:  Alterations and extension to dwellinghouse 
 

LOCATION:  Cairn Cottage Kinnochtry Coupar Angus, Blairgowrie PH13 9PN 

 
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. 
 
BACKGROUND AND DESCRIPTION OF PROPOSAL 
 
The application property is a traditional single storey detached dwellinghouse forming 
part of a small group of houses situated in a rural area to the southeast of Burrelton. 
 
Full planning permission is sought to erect a single storey extension on the 
southeast (front) elevation of the house.  An accessible bedroom is to be provided 
within the extension and there is to be a level access on to a proposed patio.  There 
are no other proposed internal or external alterations shown on the drawings that 
would improve accessibility at the property. 
 
The submitted drawings include the formation of a patio and the erection of fences 
and gates.  These are permitted development and do not form part of this 
assessment. 
 
SITE HISTORY 
 
None 
 
PRE-APPLICATION CONSULTATION 
 
Pre application Reference: n/a 
 
DEVELOPMENT PLAN 
 
The Development Plan for the area comprises National Planning Framework 4 (NPF4) 
and the Perth and Kinross Local Development Plan 2 (2019) (LDP2). 
 
National Planning Framework 4 
 
The National Planning Framework 4 (NPF4) is the Scottish Government’s long-term 
spatial strategy with a comprehensive set of national planning policies.  This strategy 

 



sets out how to improve people’s lives by making sustainable, liveable and 
productive spaces. 
 
NPF4 was adopted on 13 February 2023. NPF4 has an increased status over previous 
NPFs and comprises part of the statutory development plan. 
 
The Council’s assessment of this application has considered the following policies 
of NPF4: 
 

Policy 4: Natural Places 
Policy 16: Quality Homes 
 
Perth and Kinross Local Development Plan 2 – Adopted November 2019 
 
The Local Development Plan 2 (LDP2) is the most recent statement of Council 
policy and is augmented by Supplementary Guidance. 
 
The principal policies are: 
 

Policy 1A: Placemaking 
Policy 1B: Placemaking 
Policy 39: Landscape 
 
Statutory Supplementary Guidance 

 
- Supplementary Guidance - Placemaking (adopted in 2020) 

 
NATIONAL GUIDANCE 
 
The Scottish Government expresses its planning policies through The National 
Planning Framework, Planning Advice Notes, Creating Places, Designing Streets, 
National Roads Development Guide and a series of Circulars. 
 
Planning Advice Notes 
 
The following Scottish Government Planning Advice Notes (PANs) and Guidance 
Documents are of relevance to the proposal: 
 

•  PAN 40 Development Management 
 
National Roads Development Guide 2014 
 
This document supports Designing Streets and expands on its principles and is 
considered to be the technical advice that should be followed in designing and 
approving of all streets including parking provision. 
 
CONSULTATION RESPONSES 
 
Scottish Water 
No objection but advise the applicant to investigate private treatment options for any 
additional surface water as there is no public Scottish Water, Waste Water 
infrastructure within the vicinity of the proposed development 



Development Contributions Officer 
No comments on this proposal in terms of the Developer Contributions and 
Affordable Housing Supplementary Guidance. 
 
REPRESENTATIONS 
 
No representations were received. 
 
Additional Statements Received: 
 

Screening Opinion EIA Not Required 

Environmental Impact Assessment (EIA): 
Environmental Report 

Not applicable 

Appropriate Assessment under Habitats 
Regulations 

Habitats Regulations 
AA 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 comprises NPF4 
and the Perth and Kinross Local Development Plan 2019.  The relevant policy 
considerations are outlined in the policy section above and are considered in more 
detail below.  In terms of other material considerations, involving considerations of 
the Council’s other approved policies and supplementary guidance, these are 
discussed below only where relevant. 
 
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 
 
Alterations and extensions to existing domestic dwellinghouses are generally 
considered to be supportable in principle.  Nevertheless, consideration must be 
given to the specific details of the proposed development, within the context of the 
application site, and whether it would have an adverse impact upon visual or 
residential amenity or the character and appearance of the place.  Assessment of 
the proposal against the relevant policies is provided below. 
 
Design, Layout and Visual Amenity 
 
The existing dwellinghouse is a traditional cottage that is modest in scale. 
 



The proposed extension is to be erected on the left-hand side of the principal 
elevation and is to project beyond the gable of the original house.  The extension is 
to be erected adjacent to a shared access track.  The siting means that the proposed 
extension would be visually prominent when approaching the house on the access 
road opposite the house – see photographs below with the site of the proposed 
extension highlighted. 
 

 

 
 



The scale of the proposed extension is substantial in comparison to the existing 
house.  The footprint of the extension is almost one third of the footprint of the 
existing house (30 square metres versus 95 square metres including a lean-to store).  
The width of the extension (5 metres) is over one third of the width of the existing 
house (13.8 metres, including the lean-to store) and almost one half of the width of 
the original cottage (11.5 metres). The extension is to project 6.4 metres forward of 
the front of the house; this depth is almost as deep as the existing house (8 metres). 
 
The main element of the extension has a pitched roof with a ridge running parallel to 
the ridge of the house.  The secondary element of the extension has a pitched roof 
which sits perpendicular to the house and lower than the adjacent roofs. 
 
The roofs of the extension are to be finished in slate to match the existing house.  
Whilst the walls of the existing house have white render, the walls of the extension 
are to be finished in horizontal larch cladding. 
 
Due to its siting, scale, and timber-clad walls, the proposed extension would 
dominate the principal elevation of the existing dwellinghouse and would be 
detrimental to the traditional character of the existing cottage.  The L-shaped 
footprint and the roof layout of the extension mean that the proposed extension 
would not integrate visually with the existing house.  The use of timber cladding 
would further increase the visual dominance of the extension and would further 
highlight that the extension would not be a harmonious addition to the front of the 
house. 
 
As the proposed extension would have a detrimental impact on the character of the 
dwellinghouse, the proposal is contrary to Policy 16(g)(i): Quality Homes of National 
Planning Framework 4. 
 
As the proposed extension would not respect the traditional character of the existing 
dwellinghouse and would not contribute positively to the quality of the built 
environment, the proposal is contrary to Policy 1A: Placemaking of the Perth and 
Kinross Local Development Plan 2. 
 
As the proposed extension, would not complement its surroundings, namely the 
modest traditional dwellinghouse, the proposal is contrary to Policy 1B(c): 
Placemaking of the Perth and Kinross Local Development Plan 2. 
 
As the proposed extension, would dominate the principal elevation of the modest 
dwellinghouse and would not be a harmonious addition to the dwellinghouse, the 
proposal is contrary to the Perth & Kinross Placemaking Supplementary Guidance 
2020. 
 
Personal Circumstances 
 
Policy 16(h) of NPF4 supports householder development proposals that provide 
adaptations relating to people with health conditions that lead to particular 
accommodation needs.  Where a proposal complies with Policy 16(h), it must also 
comply with other relevant policies and guidance, including those relating to design, 
layout and visual amenity. 
 



During the assessment of the application, the case officer has had extensive 
discussions with the agent and the applicants. The applicants’ requirement for a large 
bedroom is fully understood. 
 
Concerns about the siting and design of the proposed extension were raised with 
the agent and the applicants, and alternative options for extending the house have 
been discussed.  There appears to be scope to erect an extension to the house 
which pushes the limits of acceptability in terms of size but, to respect the character 
of the house, the extension would need to have an alternative design and be in a 
different location at the property. Unfortunately, there has not yet been a formal 
submission of any revised designs. 
 
It is regretted that, on balance, the unacceptability of the proposed design outweighs 
the applicants’ requirements, and it is hoped that the agent and applicants are 
considering alternative options to extend the property. 
 
Landscape 
 
As the proposal involves an extension to an existing dwellinghouse, there are no 
concerns about impacts on the landscape of the area.  As such, the proposal is in 
accordance with Policy 4(d) of NPF4 and Policy 39 of LDP2. 
 
Residential Amenity 
 
Given the floor area of the proposal in relation to the area of the application site, the 
proposal will not result in overdevelopment of the application property and, as such, 
will not have an adverse effect on the residential amenity of the application property. 
 
Given the positioning of the windows and the scale of the proposed extension, the 
proposal will not result in undue overlooking or overshadowing of neighbouring 
residential properties. 
 
As such, the proposal is in accordance with Policy 16(g)(ii) of NPF4. 
 
Natural Heritage and Biodiversity 
 
To facilitate the erection of the proposed extension, there would be a loss of 
approximately 5 metres of an established hedge, which would be detrimental to the 
biodiversity of the area. 
 
Roads and Access 
 
The proposal does not increase the total number of bedrooms in the house and the 
existing parking and access arrangements are unaffected.  As such, there are no 
implications for the parking provision at the property. 
 
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. 
 
PLANNING OBLIGATIONS AND LEGAL AGREEMENTS 
 
None required. 
 
DIRECTION BY SCOTTISH MINISTERS 
 
None applicable to this proposal. 
 
CONCLUSION AND REASONS FOR DECISION 
 
To conclude, the application must be determined in accordance with the 
Development Plan unless material considerations indicate otherwise.  In this respect, 
the proposal is considered to be contrary to the Development Plan. Account has 
been taken of the relevant material considerations and none has been found that 
would justify overriding the Development Plan. 
 
Accordingly, the proposal is refused on the grounds identified below. 
 
Reasons for Refusal 
 
1.  The proposed extension, by virtue of its siting, scale, design and materials, 

would have a detrimental impact on the character of the dwellinghouse.  
Approval would therefore be contrary to Policy 16(g)(i): Quality Homes of 
National Planning Framework 4. 

 
2.  The proposed extension, by virtue of its design and siting, would not respect 

the traditional character of the existing dwellinghouse and would not 
contribute positively to the quality of the built environment. Approval would 
therefore be contrary to Policy 1A: Placemaking of the Perth and Kinross 
Local Development Plan 2. 

 
3.  The proposed extension, by virtue of its appearance, scale, materials, finishes 

and colours, would not complement its surroundings, namely the modest 
traditional dwellinghouse.  Approval would therefore be contrary to Policy 
1B(c): Placemaking of the Perth and Kinross Local Development Plan 2. 

 
4.  The proposed extension, by virtue of its siting, scale, design and materials, 

would dominate the principal elevation of the modest dwellinghouse and 
would not be a harmonious addition to the dwellinghouse.  Approval would 
therefore be contrary to the Perth & Kinross Placemaking Supplementary 
Guidance 2020. 

 
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 
 

There are no relevant informatives. 
 
Procedural Notes 
 
Not Applicable. 
 
PLANS AND DOCUMENTS RELATING TO THIS DECISION 
 
01 
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