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Statement of Reasons for Requesting Review of Refusal of  
Planning Application Number:    18/00549/FLL 

Land 20 Metres South West Of 8 Errol Road,  Invergowrie

We are requesting a review of the decision to refuse permission for the Erection of a 
Dwellinghouse on Land 20 Metres West Of 2 Errol Road Main Street Invergowrie. 
There are a range of reasons why we feel the decision arrived at should be 
reconsidered and these include the following:- 

1. Context: We believe that the proposal is entirely in-keeping with the character 
and of its central location in Invergowrie. Both sides of Main Street are 
characterised by two storey, primarily domestic properties, that are set back 
around 5-6m from the pavement. The proposal respects that predominant line 
of development and the prevailing density and grain whilst also responding to 
the orientation of the neighbouring former schoolhouse which follows the line 
of Errol Road. 

2. Materials: While contemporary in its design, the proposal is intended to chime 
with the scale and materials of the existing buildings in the vicinity. The 
proposal features the use of natural stone, which would be sourced locally 
and detailed to match the neighbouring former schoolhouse. The roof is 
pitched and is to be finished in natural slate. Scottish Larch timber and light 
render are proposed to make the house ‘of its time’ and not merely a 
pastiche. The exact colour of render could be chosen to reflect the tone of the 
surrounding buildings and it is noticeable that there are a number of buildings 
along main street which are either rendered or painted in a similar fashion.  

3. Planning Policy: We contend that the proposal is in line with Planning Policy 
generally and specifically RD1 which states that encouragement will be given 
for developments ‘which are compatible with the amenity and character of the 
area’ and specifically ‘Infill residential development at a density which 
represents the most efficient use of the site while respecting its environs’.  

4. The proposal has not proven controversial to the local populace as there were 
no objections raised by neighbours or anyone else in the community, 
including the custodians of the Listed buildings in the vicinity.  

5. The internal consultee reports from Roads & Transportation and 
Environmental Services state that they have no objection to the proposal.  

6. The external consultee response from Historic Environment Scotland 
concludes by stating that ‘Our view is that the proposals do not raise historic 
environment issues of national significance and therefore we do not object’.  

7. The internal consultee report by the Conservation Officer contains some 
observations that our Clients would be happy to reconsider. These include the 
proposed minor alteration to the existing boundary wall to improve vehicular 
access and the proposed use of an ‘off-white’ render. Such matters could be 
subject to agreement or conditions attached to an approval.  

Nicoll Russell Studios: August 2018 
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NRS Comments in green italics below in response to the ‘Reasons for Refusal’

PERTH AND KINROSS COUNCIL

Mr Ronnie Kenneth 
c/o Nicoll Russell Studios 
Murray Angus 
111 King Street 
Broughty Ferry 
Dundee 
DD5 1EL 

Pullar House 
35 Kinnoull Street 
PERTH   
PH1  5GD 

Date 19th June 2018 

TOWN AND COUNTRY PLANNING (SCOTLAND) ACT  

Application Number: 18/00549/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 20th April 
2018 for permission for Erection of a dwellinghouse Land 20 Metres West Of 2 
Errol Road Main Street Invergowrie  for the reasons undernoted.   

Interim Development Quality Manager 

Reasons for Refusal 

1 The proposal would both result in a 'squeezed' in development, which would be 
out of character with the surrounding area, and a development would have an 
adverse impact on the (historic) visual amenity of the area. To this end, the 
proposal is contrary to Policies RD1 and PMA1 of Perth and Kinross Council's 
adopted Local Development Plan 2014 which both seek to ensure that new 
developments do not have an adverse impact on the environment in which they 
are location. 

NRS Comment: We fundamentally disagree with this point as the predominant 
pattern of existing development along Main Street in Invergowrie is of two storey 
properties set back from the street. Several of these buildings are terraced and if 
anything, our Client’s gap site feels like the incongruous section. There is a 
datum line on both sides of the road that our proposal respects and it is also 
cognisant of the orientation of the existing listed former schoolhouse at 2 Errol 
Road which our Clients also own. We would contend that our proposal reflects 
the existing grain and density of development in the town centre context. 

2.  The proposal would a) adversely affect the historic setting of a group of listed 
buildings, b) adversely affect the existing visual relationship between the listed 
former school buildings and the 'A' listed, All Souls' Church, and c) adversely 
affect the key views of same building from the north along Main Street. The 
proposal is therefore contrary to Policy HE2 of Perth and Kinross Council's 
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adopted Local Development Plan 2014, the Scottish Planning Policy 2014 and 
the requirements of the Planning (Listed Buildings and Conservation Areas) 
(Scotland) Act 1997, all of which seek to ensure the protection of listed building 
settings from inappropriate new developments. 

NRS Comment: We believe this is a highly questionable and flawed view of the 
potential effect on the existing context. We have submitted further material which 
clearly shows that any impact on views of the adjacent buildings, and particularly 
the Category A-Listed All Souls Church would be negligible.   

All Souls Church is set back from Main Street by over 20 metres which is a factor 
in its visibility from Main Street. It is also screened by a significant number of 
trees, the vast majority of which are located on the same site as All Souls. There 
are a few young and semi-mature trees on our Clients site and most of these will 
be retained by the proposed development.   

We would therefore contend that the actual visibility and legibility of the church is 
already compromised by existing buildings and trees and is not significantly 
altered by our proposal.  

We reiterate the external consultee response from Historic Environment 
Scotland which concludes by stating that:-  

‘Our view is that the proposals do not raise historic environment issues of 
national significance and therefore we do not object’.   

3 Insufficient information has been submitted to demonstrate fully that the erection 
of a dwelling on the site would not adversely affect existing trees, some of which 
are subject of a Tree Preservation Order, or to justify proposed tree removals. To 
this end, the proposal is contrary to the principles of Policy NE2B of Perth and 
Kinross Local Development Plan 2014 which states that any planning application 
where trees are affected should be accompanied by a tree survey. 

NRS Comment: This is factually incorrect as our Clients site is not subject to a 
Tree Preservation Order. The nearest TPO (TPO I1) relates to the Episcopal 
Church site to the North and none of the trees contained within this site would be 
in any way affected by the Proposal. The only trees on our Clients site which 
would be removed are 3 small fruit trees and a small Birch tree within the 
curtilage of our Clients site and these are indicated on our submitted plans.  

Justification 

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

NRS Comment: We would request that the decision to refuse the application be 
reversed on the basis of the foregoing and the other information submitted with the 
Notice of Review.  

Nicoll Russell Studios: August 2018 

1056



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 

18/00549/1 

18/00549/2 

18/00549/3 

18/00549/4 

18/00549/5 

18/00549/6 

18/00549/7 

18/00549/8 

18/00549/9 

18/00549/10 

18/00549/11 

18/00549/12 

18/00549/13 

18/00549/14 

18/00549/15 

18/00549/16 
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Contextual Images in Connection with Review of Refusal of  
Planning Application Number:    18/00549/FLL 

Land 20 Metres South West Of 8 Errol Road,  Invergowrie
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PERTH AND KINROSS COUNCIL 

Mr Ronnie Kenneth 
c/o Nicoll Russell Studios 
Murray Angus 
111 King Street 
Broughty Ferry 
Dundee 
DD5 1EL 

Pullar House 
35 Kinnoull Street 
PERTH   
PH1  5GD 

Date 19th June 2018 

TOWN AND COUNTRY PLANNING (SCOTLAND) ACT  

Application Number: 18/00549/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 20th April 
2018 for permission for Erection of a dwellinghouse Land 20 Metres West Of 2 
Errol Road Main Street Invergowrie  for the reasons undernoted.   

Interim Development Quality Manager 

Reasons for Refusal 

1 The proposal would both result in a 'squeezed' in development, which would be 
out of character with the surrounding area, and a development would have an 
adverse impact on the (historic) visual amenity of the area.  To this end, the 
proposal is contrary to Policies RD1 and PMA1 of Perth and Kinross Council's 
adopted Local Development Plan 2014 which both seek to ensure that new 
developments do not have an adverse impact on the environment in which they 
are location. 
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2 The proposal would a) adversely affect the historic setting of a group of listed 
buildings, b) adversely affect the existing visual relationship between the listed 
former school buildings and the 'A' listed, All Souls' Church, and c) adversely 
affect the key views of same building from the north along Main Street. The 
proposal is therefore contrary to Policy HE2 of Perth and Kinross Council's 
adopted Local Development Plan 2014, the Scottish Planning Policy 2014 and 
the requirements of the Planning (Listed Buildings and Conservation Areas) 
(Scotland) Act 1997, all of which seek to ensure the protection of listed building 
settings from inappropriate new developments. 

3 Insufficient information has been submitted to demonstrate fully that the erection 
of a dwelling on the site would not adversely affect existing trees, some of which 
are subject of a Tree Preservation Order, or to justify proposed tree removals. To 
this end, the proposal is contrary to the principles of Policy NE2B of Perth and 
Kinross Local Development Plan 2014 which states that any planning application 
where trees are affected should be accompanied by a tree survey. 

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 

18/00549/1 

18/00549/2 

18/00549/3 

18/00549/4 

18/00549/5 

18/00549/6 

18/00549/7 

18/00549/8 

18/00549/9 

18/00549/10 

18/00549/11 

18/00549/12 

18/00549/13 

18/00549/14 

18/00549/15 

18/00549/16 
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REPORT OF HANDLING 

DELEGATED REPORT 

Ref No 18/00549/FLL

Ward No P1- Carse Of Gowrie

Due Determination Date 19.06.2018

Case Officer Andy Baxter

Report Issued by Date

Countersigned by Date

PROPOSAL: Erection of a dwellinghouse

LOCATION: Land 20 Metres West Of 2 Errol Road, Main Street, 

Invergowrie  

SUMMARY: 

This report recommends refusal of a detailed planning application for the 
erection of a dwelling on an infill site in Invergowrie, 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:  7 May 2018 

SITE PHOTOGRAPH 

View of the site looking south from the north. 

1069



2 

BACKGROUND AND DESCRIPTION OF PROPOSAL 

This planning application seeks to obtain a detailed planning consent for the 
erection of a dwelling on an infill site in the centre of Invergowrie – along Main 
Street. The site is sandwiched between the ‘A’ listed All Souls’ Church (to the 
west) and the listed former Invergowrie Primary School complex (to the east) 
which has recently been converted into a mix of residential and commercial 
uses.  

The application site is roughly rectangular in its shape, measuring approx. 
22.5m in its depth (north to south) with a width of 14.3 approx. (east to west). 
An additional area of a shared / mutual driveway has also been included 
within the application site - along the eastern side of the site. The width of 
approx. 14.3m includes ½ the width of the existing western boundary wall, as 
the western gable end of the roof of the dwelling is proposed to overhang the 
boundary wall to the west.   

To the north of the site is Main Street, to the west is the ‘A’ listed All Souls’ 
Church and to the east is the listed former school buildings– the closest part 
of which is currently in use as a beauty salon. To the south of the site is an 
area of vacant land which is associated with the conversion of the former 
school. Along the north, western and southern boundaries are existing stone 
walls, with the northern boundary having an existing opening (for access) and 
a small fence on top of the wall.  

The boundary to the east between the site and the former school is open, and 
undefined.  

The dwelling itself would be located across the centre of the plot, and would 
offer living accommodation over two full levels and would stretch across the 
entire width of the plot – excluding the shared/mutual access.  

Vehicular access is proposed via an existing access that joins the public road 
to the north, and then serves an internal shared access.  

As part of the proposal, some works to the northern wall would be required to 
accommodate improvements to the existing vehicular and to deliver the 
required visibility splays. The submitted plans also indicate that the dwelling 
would physically touch the western boundary wall, and roof at the western 
gable end would in turn overhang the wall.  

Some internal trees would have to be removed across the centre of the site 
however some others along the northern part of the site would be retained.  

The churchyard area to the west is covered by a blanket TPO which protects 
all the trees within the church grounds. There are several trees which are 
relatively close to the eastern boundary (of the church yard) which could 
potentially have their roots spreading into the application site.  
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SITE HISTORY 

None specifically relating to this site, however there have been a number of 
recent consents granted in the area relating to the former school building and 
the new school itself. There is also a current detailed planning application for 
a new dwelling on a site to the south (18/00910/FLL) – which remains under 
consideration and undetermined.  

PRE-APPLICATION CONSULTATION 

Two separate pre-application responses were issued to the applicant 
(17/00579/PREAPP & 18/00064/PREAPP) regarding the potential for a 
residential development on this site. Both responses raised concerns over the 
proposal.  

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 in June 2014, and 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 are, 

 Paragraphs 109 – 134, Enabling Delivery of New Homes 
 Paragraphs 135 – 151, Valuing the Historic Environment 

Managing Change in the Historic Environment (Historic Environment 
Scotland)  

Managing Change in the Historic Environment is a series of guidance notes 
about making changes to the historic environment
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RELEVANT LEGISLATION 

Planning (Listed Buildings and Conservation Areas) (Scotland) Act 1997 

Sections 59 of this Act requires the Council to have special regard to the 
desirability of preserving Listed Buildings or their settings or any features of 
special architectural historic interest which the building possesses, 

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 site is located within the settlement boundary of Invergowrie, adjacent to 
a number of listed buildings. To this end, the following policies are applicable 
to a new residential proposal,  

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 Criteria  

All proposals should meet all the following placemaking criteria: 

(a) Create a sense of identity by developing a coherent structure of streets, 
spaces, and buildings, safely accessible from its surroundings. 
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(b) Consider and respect site topography and any surrounding important 
landmarks, views or skylines, as well as the wider landscape character of the 
area. 
(c) The design and density should complement its surroundings in terms of 
appearance, height, scale, massing, materials, finishes and colours. 
(d) Respect an existing building line where appropriate, or establish one 
where none exists. Access, uses, and orientation of principal elevations 
should reinforce the street or open space. 
(e) All buildings, streets, and spaces (including green spaces) should create 
safe, accessible, inclusive places for people, which are easily navigable, 
particularly on foot, bicycle and public transport. 
(f) Buildings and spaces should be designed with future adaptability in mind 
wherever possible. 
(g) Existing buildings, structures and natural features that contribute to the 
local townscape should be retained and sensitively integrated into proposals. 
(h) Incorporate green infrastructure into new developments and make 
connections where possible to green networks. 

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. 

Policy HE2 - Listed Buildings   

There is a presumption in favour of the retention and sympathetic restoration, 
correct maintenance and sensitive management of listed buildings to enable 
them to remain in active use. The layout, design, materials, scale, siting and 
use of any development which will affect a listed building or its setting should 
be appropriate to the building's character, appearance and setting. 

Policy NE2B – Forestry, Woodland and Trees 

Tree surveys, undertaken by a competent person, should accompany all 
applications for planning permission where there are existing trees on a site. 
The scope and nature of such surveys will reflect the known or potential 
amenity, nature conservation and/or recreational value of the trees in question 
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and should be agreed in advance with the council. The Council will follow the 
principles of the Scottish Government Policy on Woodland Removal. In 
accordance with that document, there will be a presumption in favour of 
protecting woodland resources except where the works proposed involve the 
temporary removal of tree cover in a plantation, which is associated with clear 
felling and restocking. In exceptional cases where the loss of individual trees 
or woodland cover is unavoidable, the Council will require mitigation 
measures to be provided. 

OTHER COUNCIL POLICIES 

Developer Contributions and Affordable Housing 2016  

This policy outlines the Council’s position in relation to Developer 
Contributions in relation to Primary Education, A9 upgrades and Transport 
Infrastructure as well as Affordable Housing provision.  

EXTERNAL CONSULTATION RESPONSES 

Historic Environment Scotland (HES) have commented on the proposal in 
terms of the impact on the adjacent ‘A’ listed church. They have suggested 
that the proposal would break the historic building line of the area, and would 
potentially affect the view of the church when driving or walking along Main 
Street. They have also suggested that the proposal would disrupt the more 
general historic visual relationship between the ‘A’ listed church and the 
adjacent listed former school building, and that the siting of the dwelling (in the 
location proposed) in this sensitive location, should perhaps be reconsidered 
to preserve the key views of the church.  

INTERNAL COUNCIL COMMENTS

Environmental Health have commented on the proposal in terms of odours / 
smoke associated with the proposed stove, and have raised no objection 
subject to a standard condition. 

Transport Planning have commented on the proposal in terms of the 
proposed access arrangements and parking provision, and have raised no 
objections subject to conditions. To achieve the requirements, alterations to 
the existing north wall would be required.  

Development Negotiations Officer has commented on the proposal and has 
indicated that a developer contribution in relation to Transport Infrastructure 
only would be required in the event of any approval.  

REPRESENTATIONS 

None received.  

1074



7 

ADDITIONAL INFORMATION  

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 

Submitted 

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 2017 
and the adopted Perth and Kinross Local Development Plan 2014.   

In terms of other material considerations, compliance with the Council’s 
Developer Contributions Policy and the requirements of the PLBCA are 
material considerations.  

Policy Appraisal 

In terms of land use policy, the key policies of relevance are found within the 
Local Development Plan 2014. Within that plan, the site lies within the 
settlement boundary of Invergowrie, within an area which has been identified 
as being residential with compatible uses where Policies RD1 and PM1A of 
the Local Development Plan are directly applicable.  

Policy RD1 states that within the identified areas, infill developments will be 
supported if they are at a density which represents the most efficient use of 
the site and also do not adversely affect the existing amenity (residential and 
visual) of the area. Policy PM1A also seeks to ensure that new proposals do 
not adversely affect the area in which they are located.  

In addition these policies, Policy HE2 of the Local Development Plan seeks to 
protect the setting of Listed Buildings from inappropriate new developments.  

For reasons stated below, I consider the proposal to be contrary to the 
aforementioned policies.  
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Land Use Acceptability  

Support in generally offered for infill developments within settlements, 
providing that the proposal is compatible with the existing uses, the 
development respects the character of the area, respects the visual and 
residential amenity of the area and also offers a suitable level of residential 
amenity for future occupiers.  

As the use (residential) is compatible with the existing uses, the key issue in 
terms of land use acceptability is whether or not the site respects the 
character of the area and is acceptable from a visual and residential amenity 
point of view.  

The proposal was subject to pre-application enquiries, and the view offered by 
the Council was that the principle of a dwelling on the site could be 
challenging due principally to the limited size of the plot, and the perception 
that a new dwelling on this site would appear somewhat ‘squeezed’ in. The 
need for an appropriate design / layout, in the context of the historic setting 
was also raised, however no details of the specific elevations were submitted 
for consideration at the pre-application stage.   

The site is dead flat and fairly regular in its physical shape - with a site width 
identified as being approx. 14m (east to west) and a depth (north to south) of 
approx. 22.5m, resulting in site area of approx. 305sqm. An area of shared 
driveway (approx. 60sq m) is excluded from these sizes.  

Within the main site, the dwelling is to be positioned across the centre of the 
site across the full width, excluding the access, with a distinctly linear 
floorplan.  

Off street parking and turning would be provided at the front of the dwelling, 
and to the rear over 100sq m of amenity space would be provided, including a 
depth of almost 9m from of the back of the dwelling to the back boundary wall. 

Additional amenity space to the front would also be available.  

The built to plot ratio would be just over ¼ of the main part of the site, which 
would generally meet with the Council’s normal standards - as would depth of 
rear garden (almost 9m to the rear wall) and also amount of usable amenity 
space (+100 sq m).  

However, notwithstanding this I’m still of the view that a new dwelling on this 
site would appear ‘squeezed’ in and would be out of character with the area. 
Excluding the shared access, the main part of the red line site area is showns 
as being approx. 305sq m, which is small for a detached dwelling – even in a 
built up area.  

It should however be noted that the 305 sq m area includes ½ the width of the 
existing walls, so excluding this, the actual ‘inside’ site measurement 
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(excluding the shared access also) would reduce further to circa 293sq m and 
certainly less than 300 sq m.  

I do appreciate that the listed former school building has been redeveloped 
and there are a number of residential units and also non-commercial units on 
perhaps comparable sized plots, however these are all conversions and have 
been created within larger buildings that have been internally subdivided and 
have not been developed as ‘new’ buildings. In my view, the introduction of a 
new dwelling on a plot less than 300sq m would not be in keeping with the 
area, regardless of whether or not minimum amenity space is delivered and 
residential amenity protected.   

It is also the case that the site is historically sensitive, and the combination of 
the two storey design and the forward placement on the plot - to provide 
suitable amenity space, and to limit the footprint (but still deliver a good level 
of accommodation) would collectively have an adverse impact on the setting 
of the listed buildings, and in particular the ‘A’ listed church and this is outlined 
in more detail below.  

In all, I do not consider the proposal to be acceptable from a land use point of 
view.   

Impact on Listed Building  

The proposed site is within the rear garden ground of the category C listed 
former schoolhouse building 2 Errol Road (LB 10843). 

The this building forms part of a category B group with the adjacent listed 
buildings including the attached former school building and later school 
building, Invergowrie Parish Church, All Soul’s Episcopal Church, the Old 
Rectory and former coach house and stables, and the associated stone 
boundary walls. 

The site is therefore particularly sensitive in terms of the historic and visual 
relationship between the listed buildings and the potential impact on their 
setting.  

To deliver the required visibility splay and the necessary geometrics of the 
vehicular access, some alterations to the boundary wall would be required to 
both increase the size of the current opening and provide required visibility 
splays. Details of the exact level of downtakings and alterations have not been 
provided to enable a full assessment of this element of the development, and 
the required listed building consent application not submitted. However, it is 
likely that the level of alteration required would result in the loss of the historic 
fabric and alter the character of, and the sense of enclosure provided by the 
existing historic boundary wall.  

In terms of the position of the dwelling on the plot, to deliver a suitable level of 
usable amenity space, the dwelling has been positioned forward of the front 
elevation of both the schoolhouse and the category ‘A’ listed All Souls’ 
Episcopal Church. This slightly advanced location would mean that the new 
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dwelling would be clearly visible in key views of both the listed buildings, and 
would also block (to some) degree the view of the ‘A’ listed church from the 
eastern site of Main Street. HES in their consultation response also picked up 
on this issue, and in their view the position of the dwelling on the site would 
disrupt the historic visual relationship between the existing buildings.  

The site is essentially an area of garden ground originally associated within 
the former school and schoolhouse, and it remains reasonably important in 
terms of the soft landscape setting that it provides in views of the former 
school buildings, and the historic pattern of development offering some natural 
separation between the former school buildings and the ‘A’ listed church.  

It is therefore my view that the proposed dwelling would have an adverse 
impact on the historic character of the listed buildings, and their immediate 
setting through its intrusive scale, and visual prominence.  

To this end, the proposal is contrary to Policy HE2 of the Local Development 
Plan which seeks to ensure that the layout, design, materials, scale, siting and 
use of any development which will affect a listed building or its setting is 
appropriate to the (listed) building's character, appearance and setting, and 
this view is shared by a colleague with Conservation expertise.  

Visual Amenity, Design and Layout 

In terms of the impact on the general visual amenity of the area, this is 
intrinsically linked with the historic setting of the site insofar as the site is 
sandwiched between two listed buildings. The size of the site and its physical 
shape does limit the size of footprint that the dwelling can have, and to 
address this and to provide a meaningful level of accommodation, the dwelling 
has been designed with two levels of accommodation and in a slightly forward 
location from the natural building line.  

Whilst in isolation, I have no concerns over the general design, in this specific 
location the full two storey scale is in my view inappropriate, and would have 
an adverse impact on the historic setting of the ‘A’ listed church in particular.  

In terms of the layout and location on the plot, whilst the advanced position of 
the dwelling perhaps addresses my initial concerns regarding the ability to 
provide suitable amenity space, I still consider the proposal to be 
overdevelopment of the site and as such, out of character with the area. In 
addition, the scale and siting of the dwelling would have an adverse impact on 
the historic setting and key views of the listed church, as outlined above.  

Residential Amenity 

In terms of the impact on existing residential amenity, the proposal would 
have little impact.  

Whilst there are some other residential dwellings in the area, they are a 
suitable away from the proposed dwelling to ensure that no direct overlooking 

1078



11 

or loss of privacy would occur. I also note that no letters of representations 
have been received from any interested, neighbouring property in respect of 
overlooking or loss of amenity issues.  

I do however note that a stove is proposed, however subject to a standard 
condition there should be no adverse impact on adjacent properties from 
smoke or odours.  

In terms of being able to offer a suitable level of residential amenity, I also 
have no concerns.  

Whilst I have some concerns regarding the principle of the dwelling, in the 
location proposed there would be in excess of 100sq m of usable garden 
ground in a fairly regular shape with a depth of just under 9m. Even with the 
retention of some of the existing trees within the area to the north, a good 
level of additional space would also be available to the front.  

I therefore have no concerns regarding residential amenity issues. 

Roads and Access 

It is noted that my road colleagues have no raised any concerns, subject to 
the access being formed in accordance with a specific standard and visibility 
splays delivered. To achieve the visibility, and the geometrics of an improved 
access, some alterations to the existing wall / fence along the northern 
boundary would be necessary which in turn would require separate listed 
building consent.  

However, no details of this have been lodged at this stage to demonstrate 
how the access (in line with the Council’s required standards) is to be 
delivered.  

Drainage and Flooding 

In terms of drainage and flooding issues, the proposal raises no issues. The 
site is located within a sewered area so foul drainage will be via the public 
sewerage system.  

Surface water will be disposed of via a suitable soakaway system.  

Impact on Trees  

There are a number of trees within the site, and also some adjacent (to the 
west) which would have their root protection areas / root spreads within the 
site, and possibility over the footprint of the dwelling. All the trees adjacent to 
the site are protected by a blanket TPO.  

No supporting information in relation to the existing trees within the site, or in 
relation to trees that are outwith the site but have their RPA within the sites 
boundaries has been submitted by the applicant. Whilst there may be some 
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scope (and justification) to remove the smaller trees within the application site, 
in the absence of a tree survey and details of RPA, suitable protection of the 
adjacent trees which are protected by a TPO is not certain.  

The proposal, as submitted, is therefore contrary to the principles of Policy 
NE2B of the Local Development Plan which states that suitable tree surveys 
should accompany proposals which affect existing trees.  

Need for Listed Building Consent 

Listed building consent would be required for any works to the boundary walls 
to create an improved access. In addition to this, the elevational plans show 
the proposed dwelling touching the boundary wall to the west of the site.  

If the proposed dwelling is physically touching the wall, then listed building 
consent for the attachment to the wall would also be required prior to any 
development occurring.  

Developer Contributions 

Affordable Housing  

As the proposal is for the erection of one dwelling, there is no requirement for 
any Affordable Housing provision.  

Transport Infrastructure 

The site lies within the catchment area for Transport Infrastructure developer 
contributions. To this end, in the event of any approval being forthcoming the 
required contributions must be secured before any consent is issued. The 
required contribution is £2,639. 

A9 Junction Improvements 

The proposal is located outwith the catchment area for A9 Junction 
Improvements.  

Primary Education  

There are currently no Primary Education capacity issues at Invergowrie 
Primary School. There is therefore no requirement for any Developer 
Contribution in relation to Primary Education required.  

Economic Impact 

The economic impact of the proposal is likely to be minimal and limited to the 
construction phase of the development. 
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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 a 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 planning application because of the following reasons,  

1 The proposal would both result in a ‘squeezed’ in development, which 
would be out of character with the surrounding area, and a 
development would have an adverse impact on the (historic) visual 
amenity of the area.  To this end, the proposal is contrary to Policies 
RD1 and PMA1 of Perth and Kinross Council’s adopted Local 
Development Plan 2014 which both seek to ensure that new 
developments do not have an adverse impact on the environment in 
which they are location.  

2 The proposal would a) adversely affect the historic setting of a group of 
listed buildings, b) adversely affect the existing visual relationship 
between the listed former school buildings and the ‘A’ listed, All Souls’ 
Church, and c) adversely affect the key views of same building from the 
north along Main Street. The proposal is therefore contrary to Policy 
HE2 of Perth and Kinross Council’s adopted Local Development Plan 
2014, the Scottish Planning Policy 2014 and the requirements of the 
Planning (Listed Buildings and Conservation Areas) (Scotland) Act 
1997, all of which seek to ensure the protection of listed building 
settings from inappropriate new developments.    

3 Insufficient information has been submitted to demonstrate fully that the 
erection of a dwelling on the site would not adversely affect existing 
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trees, some of which are subject of a Tree Preservation Order, or to 
justify proposed tree removals. To this end, the proposal is contrary to 
the principles of Policy NE2B of Perth and Kinross Local Development 
Plan 2014 which states that any planning application where trees are 
affected should be accompanied by a tree survey. 

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 

18/00549/1 - 18/00549/16 (inclusive)  

Date of Report   - 19 June 2018
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EQN!OWTTW_RVP!XZWM]L\!MJ\J!LWUXTRN[!_R\Q!\QN!ZNY]RZNUNV\[!WO!7F!CNP]TJ\RWV[!1**(+)*,%!1*+(+)*,%!1*,(+)*,!JVM!1*-(+)*,!J[![]XXTNUNV\!\W
\QN!6RZNL\R^N!+)*)(,)(7F'

+=;1@0?1.?. ,B8/;7 -96? ''##&"""%$

5WVMNV[RVP!KWRTNZ IN[

5WUKRVJ\RWV!QNJ\NZ IN[

CJ\NM!QNJ\!W]\X]\ AZJ\NM SG +-

DNJ[WVJT![XJLN!QNJ\RVP!NVNZPa!%-#&%(#, bD " 2-

7VNZPa!"-#&%(#,!5TJ[[ 3

->23@7!52.?!;@?<@?

3\!ZJ\NM!QNJ\!W]\X]\!JVM!QRPQ!\NUXNZJ\]ZN!ZNPRUN A- SG +-%)

3\!,)!"!WO!ZJ\NM!QNJ\!W]\X]\!JVM!TW_!\NUXNZJ\]ZN!ZNPRUN A* SG 1%*

->23@7!"&!#"$!%

3\!ZJ\NM!QNJ\!W]\X]\!JVM!QRPQ!\NUXNZJ\]ZN!ZNPRUN b- " 11%1

3\!,)!"!WO!ZJ\NM!QNJ\!W]\X]\!JVM!TW_!\NUXNZJ\]ZN!ZNPRUN b* " 22%.

(@A676.=B!2720?=606?B!0;9>@8<?6;9

3\!O]TT!TWJM NTUJ` SG )%)+2

3\!XJZ\!TWJM NTURV SG )%)*-

;V![\JVMKa!UWMN AD4 SG )%))*

*?52=!6?28>

D\JVMKa!QNJ\!TW[[ A[\Ka SG )%)01

;PVR\RWV!K]ZVNZ!XW_NZ!LWV[]UX\RWV ARPV SG )%)))

7UR[[RWV[!WO!VR\ZWPNV!W`RMN[!#WVTa!PJ[&!WZ!WRT!.+%$! ?@` UP(SGQ +.

DW]VM!XW_NZ!TN^NT%!RVMWWZ[ >G3 M4 .+

(116?6;9.7!1.?.!3;=!0;8/69.?6;9!52.?2=>

6NLTJZNM!TWJM!*+).'% H>

GJ\NZ!QNJ\RVP!NVNZPa!%-#&%(#, b_Q " 1.

GJ\NZ!QNJ\RVP!NVNZPa!%-#&%(#,!LTJ[[ 3

6JRTa!NTNL\ZRLR\a!LWV[]UX\RWV!#J^NZJPN!LTRUJ\N!LWVMR\RWV[$ BNTNL SGQ )%*--

3VV]JT!NTNL\ZRLR\a!LWV[]UX\RWV 375 SGQ ,+

6JRTa!O]NT!LWV[]UX\RWV BO]NT SGQ ++%2.*

3VV]JT!O]NT!LWV[]UX\RWV 385 9< *1

+=;1@0?!1.?.>522?!;9!292=4B!0;9>@8<?6;9

)=229>?.=

+156R!5WUXJL\!7ZA

00,,/))).-

GWZLN[\NZ!&!4W[LQ!9ZW]X!&!5W\[_WTM!GJa!&!GJZVMWV!&!GWZLN[\NZ!GC-!2DG!&!F= /0+)1,1./.!#+)*.()1$1092
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C-aU]`;%gU`Yg>gibhYW\-dckYf.Wca

AiffYbh-Rc`hU[Y%'%MckYf-Rc`hU[Y%AifjY%(250O-20)

ClWY``Ybh%dYfZcfaUbWY%ibXYf%kYU_%`][\h%WcbX]h]cbg;%Uh%Ub%]ffUX]Uh]cb%]bhYbg]hm%cZ%200%S/a2%

(?J%1.5,%25%sA),%95.5&%cf%\][\Yf%cZ%h\Y%OPA%Y"W]YbWm%(1000%S/a2%)%]g%UW\]YjYX

8OKUOZ$SWPXZVK\SXW

OdYW]!WUh]cbg%UfY%giV^YWh%hc%W\Ub[Y%k]h\cih%Zifh\Yf%bch]!WUh]cb

9UOM\ZSMKU$7RKZKM\OZS[\SM[

FG7 FGD/1-F*/-,

IN

FGD/01F*/-,

IN

FGD/0-F*/-,

IN

Ldh]aia%LdYfUh]b[%Rc`hU[Y%(Rad) 30.7%R 30.5%R 30.2%R

Ldh]aia%LdYfUh]b[%AiffYbh%(Gad) 8.15%? 8.04%? 7.95%?

LdYb%A]fWi]h%Rc`hU[Y%(RcW) 37.4%R 37.3%R 37.2%R

O\cfh%A]fWi]h%AiffYbh%(GgW) 8.63%? 8.52%? 8.43%?

JUl]aia%MckYf%Uh%OPA%(MaUl) 250%S 245%S 240%S

JcXi`Y%C"W]YbWm 15.4& 15.1& 14.8&

LdYfUh]b[%JcXi`Y%PYadYfUhifY -40%sA%hc%+85%sA

JUl]aia%OmghYa%Rc`hU[Y 1000%R%BA%(GCA)

JUl]aia%OYf]Yg%DigY%NUh]b[ 20%?

MckYf%Pc`YfUbWY 0/+5%&

OPA;%`ffUX]UbWY%1000%S/a2,%acXi`Y%hYadYfUhifY%25%sA,%?J=1.5<

@Ygh%]b%A`Ugg%???%gc`Uf%g]ai`Uhcf%(GCA%60904-9)%igYX,%dckYf%aYUgifYaYbh%ibWYfhU]bhm%]g%k]h\]b%+/-%3&

BC7G FGD/1-F*/-,

IN

FGD/01F*/-,

IN

FGD/0-F*/-,

IN

JUl]aia%MckYf%Uh%KLAP%(MaUl) 183%S 180%S 177%S

Ldh]aia%LdYfUh]b[%Rc`hU[Y%(Rad) 27.9%R 27.8%R 27.7%R

Ldh]aia%LdYfUh]b[%AiffYbh%(Gad) 6.55%? 6.46%? 6.39%?

LdYb%A]fWi]h%Rc`hU[Y%(RcW) 34.4%R 34.3%R 34.2%R

O\cfh%A]fWi]h%AiffYbh%(GgW) 6.96%? 6.89%? 6.81%?

KLAP;%GffUX]UbWY%800%S/a2,%UaV]Ybh%hYadYfUhifY%20%sA,%?J=1.5,%k]bX%gdYYX%1%a/g<

@Ygh%]b%A`Ugg%???%gc`Uf%g]ai`Uhcf%(GCA%60904-9)%igYX,%dckYf%aYUgifYaYbh%ibWYfhU]bhm%]g%k]h\]b%+/-%3&

AOMRKWSMKU$7RKZKM\OZS[\SM[

Oc`Uf%AY``% JcbcWfmghU``]bY%g]`]Wcb%156%u%156%aa%(6%]bW\Yg)

Kc.%cZ%AY``g% 60%(6%u%10)

B]aYbg]cbg 1640%u%992%u%50aa%(64.6%u%39.1%u%2.0%]bW\Yg)

SY][\h 19.1%_[g%(42.1%`Vg.)

Dfcbh%E`Ugg 3.2%aa%(0.13%]bW\Yg)%hYadYfYX%[`Ugg

DfUaY ?bcX]nYX%U`ia]b]ia%U``cm

HibWh]cb%@cl GM67%fUhYX%(3%VmdUgg%X]cXYg)

Lihdih%AUV`Yg PQR%(2MZ[1169;2007),%QI%4703,%QI44

4.0%aa2%(0.006%]bW\Yg2),%gmaaYhf]WU`%`Yb[h\g%(-)%1000aa%(39.4%

]bW\Yg)%UbX%(+)%1000%aa%(39.4%]bW\Yg)

AcbbYWhcfg JA4%WcbbYWhcfg

DKMTSWQ$7XW!Q]ZK\SXW

7XW\KSWOZ /-b$<D 0-b$=7

M]YWYg%dYf%dU``Yh 21 21

MU``Yhg%dYf%WcbhU]bYf 6 28

M]YWYg%dYf%WcbhU]bYf 126 588

GOVYOZK\]ZO$7RKZKM\OZS[\SM[

Kca]bU`%LdYfUh]b[%AY``%PYadYfUhifY%(BC7G) 45t2sA

PYadYfUhifY%AcY"W]Ybh%cZ%MaUl -0.45%&/sA

PYadYfUhifY%AcY"W]Ybh%cZ%RcW -0.34%&/sA

PYadYfUhifY%AcY"W]Ybh%cZ%GgW 0.050%&/sA

kkk.gibhYW\-dckYf.Wca CK-OPB-SXg-KL1.01-NYj%2012
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!"#$#%&'()#*%&(+,(-."'&,(-"#*,'(./(0(1""#2(3#.'(4,5&"6#7"+&(8#"(9"(;(9"%(3<(=&,,&/>(

(

?&%+6,(;(@AA&%%(B/./&C&,/((

(

9."A>(0DEF(

!

!

!

"#$!%&&'()%*(+,!&-+&+.$.!*#$!$-$)*(+,!+/!%!*0+1.*+-$2!30$''(,4!(,!*#$!4%-3$,!4-+5,3!%36%)$,*!*+!,+7!

8!9--+'!;+%3<!=,>$-4+0-($7!"#$!/+-?$-!#+5.$!,$@*!3++-!#%.!A$$,!)+,>$-*$3!A2!B#%,4$1+/1C.$!(,*+!%!

.5))$../5'!A5.(,$..!&-$?(.$.!(,!*#$!#$%-*!+/!=,>$-4+0-($7!!!

!

"#$!,$0!#+5.$!3$.(4,!(.!(,/+-?$3!A2!%!,5?A$-!+/!/%)*+-.!(,)'53(,4!*#$!/+''+0(,4D1!!

!

E7 F+-?D! "#$! A5('3(,4G.! /+-?! (.! -$.&$)*/5'! +/! *#$! $@(.*(,4! *0+! .*+-$2! #+5.$! %,3! *#$! A-+%3$-!

.*-$$*! &%**$-,! +/! *#$! *+0,! )$,*-$! )+,*$@*7! "#$! #+5.$! 0+5'3! A$! *0+1.*+-$2! 0#()#! (.! (,1

H$$&(,4! 0(*#! *#$! ,$(4#A+5-(,4! #+5.$! %,3! *#$! &-+&$-*($.! 0#()#! '(,$! *#$! +&&+.(*$! .(3$! +/!

I%(,!J*-$$*7!"#$!3(.*%,)$!/-+?!*#$!I%(,!.*-$$*!&%>$?$,*!*+!*#$!#+5.$!(.!%'.+!-$.&$)*/5'!+/!

*#$! )#%-%)*$-! +/! *#$! %-$%7! "#$! ,$0! #+5.$! (.! %'.+! -$.&$)*/5'! +/! *#$! A5('3(,4! '(,$! +/! *#$!

,$(4#A+5-(,4!#+5.$!%,3!$)#+$.!(*.!.*$&&$3!/++*&-(,*7!!

!

87 I%*$-(%'.D!"#$!&-+&+.$3!?%*$-(%'.!%-$! .$'$)*$3! *+!A$!+/!%!#(4#!K5%'(*2!%,3! *+!)+?&'(?$,*!

*#$! ,$(4#A+5-(,4! &-+&$-*($.7! L(*#! %! ,$0! .*+,$! &%,$'! /%)(,4! *#$! I%(,! J*-$$*! 3$*%('$3! *+!

?%*)#!*#$!.*+,$!+/!*#$!$@(.*(,4!#+5.$7!"#$!-++/!(.!*+!A$!/(,(.#$3!(,!,%*5-%'!.'%*$!5.(,4!B5&%!

M$%>2!N! .'%*$.!0#()#! %-$! %)H,+0'$34$3! *+! A$! %! 4++3!?%*)#! /+-! *-%3(*(+,%'! J)+**(.#! J'%*$7!

O*#$-!?%*$-(%'.! (,)'53$! '+)%''2!.+5-)$3!J)+**(.#! '%-)#!%,3!-$,3$-!*#%*! (.!&-$>%'$,*! (,!?%,2!

'+)%'!A5('3(,4.7!

!

N7 P%-3$,!P-+5,3D! "#$! '%2+5*!+/! *#$!&-+&$-*2! (.! 3$.(4,$3! .5)#! *#%*! *#$!&-(>%*$! .+5*#1/%)(,4!

-$%-!4%-3$,! (.!%-+5,3!E8Q?87!"#$!0(,3+0!*+!A+5,3%-2!3(.*%,)$.!%-$!%'.+! (,!$@)$..!+/!R?!

45(3$'(,$!*+!*#$!.+5*#7!!

!

S7 T))$..!U!V%-H(,4D!"#$!&'%,!(.!*+!(?&-+>$!%,!$@(.*(,4!>$#()5'%-!%))$..!*+!*#$!.(*$!*+!&-+>(3$!

&%-H(,4!%,3!*5-,(,4!/+-!*#$!,$0!#+5.$!%,3!%'.+!*#$!,$(4#A+5-(,4!A5.(,$..!5.$7!"#$!(,*$,*(+,!

0+5'3!A$! *+!0(3$,! *#$!$@(.*(,4!%))$..!A2!QWX!%,3!&-+>(3$! (?&-+>$3!>(.(A('(*2! .&'%2.7!"0+!

3$3()%*$3!)%-1&%-H(,4!.&%)$.!%-$!&-+>(3$3!/+-!*#$!#+5.$!0(*#!%!/5-*#$-!*0+!/+-!*#$!A5.(,$..7!

"#$!3$.(4,!%''+0.!/+-!*5-,(,4!%,3!%(?.!*+!%''+0!)%-.!*+!%))$..!%,3!'$%>$!*#$!.(*$!(,!%!/+-0%-3!

4$%-7!!

!

Q7 J5.*%(,%A('(*2D!"#$!&-+&+.%'!(.!*+!)-$%*$!%!#(4#'2!(,.5'%*$3!#+?$!*#%*!*%H$.!%3>%,*%4$!+/!(*.!

+-($,*%*(+,!(,!*$-?.!+/!&%..(>$!.+'%-!4%(,.7!Y%-4$-!0(,3+0.!%-$!&-+>(3$3!*+!*#$!&-(>%*$!.+5*#!

/%)(,4! 4%-3$,<! 0(*#! .?%''$-! +&$,(,4.! /%)(,4! ,+-*#! *+! *#$! &5A'()! .(3$7! J5.*%(,%A'$!
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TCP/11/16(553) – 18/00549/FLL – Erection of a 
dwellinghouse on land 20 metres west of 2 Errol Road, 
Main Street, Invergowrie 

 
 
 
 

REPRESENTATIONS 
 

 

5(iii)(c) 

TCP/11/16(553) 

1109



1110



M e m o r   
To   Development Quality Manager 

Your ref 18/00549/FLL 

Date  01 May 2018 

The Environment Service 

a n d u m 
From  Regulatory Service Manager 

Our ref  LA 

Tel No        

Pullar House, 35 Kinnoull Street, Perth PH1 5GD

Consultation on an Application for Planning Permission 
RE Erection of a Dwellinghouse at Land 20 Metres West of 2 Errol Road, Invergowrie 
for Mr Ronnie Kenneth 

I refer to your letter dated 24 April 2018 in connection with the above application and have 
the following comments to make. 

Recommendation 

I have no objection in principle to the application but recommend the under noted condition 
be included on any given consent. 

Comments 

This application contains provision for a 9 kW wood burning stove and associated flue.  
Perth and Kinross Council have a duty to assess biomass boilers of capacity of greater than 
50kW based on their effect on air quality in the area, however, this will not be necessary with 
a domestic sized stove as proposed in this case. 

Another matter pertaining to the stove which could cause issue is the potential for smoke or 
odour nuisance. This can be minimised by the applicant using fuel recommended by the 
manufacturer, therefore I recommend this be included as a condition, which I have attached 
below. 

Condition 

EH50 The stove shall be installed operated and maintained in full accordance with the 
manufacturer’s instructions and shall not be used to burn fuel other than that 
approved for use by the manufacturer of the appliance as detailed in the information 
supporting this permission.  
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Comments to the Development Quality Manager on a Planning Application 

Planning 
Application ref. 

18/00549/FLL Comments 
provided 
by 

Euan McLaughlin 

Service/Section Strategy & Policy Contact 
Details 

Development Negotiations 
Officer: 
Euan McLaughlin 

Description of 
Proposal 

Erection of a dwellinghouse 

Address  of site Land 20 Metres West Of 2 Errol Road, Main Street, Invergowrie 

Comments on the 
proposal 

NB: Should the planning application be successful and such permission 
not be implemented within the time scale allowed and the applicant 
subsequently requests to renew the original permission a reassessment 
may be carried out in relation to the Council’s policies and mitigation 
rates pertaining at the time. 

THE FOLLOWING REPORT, SHOULD THE APPLICATION BE 
SUCCESSFUL IN GAINING PLANNING APPROVAL, MAY FORM THE 
BASIS OF A SECTION 75 PLANNING AGREEMENT WHICH MUST BE 
AGREED AND SIGNED PRIOR TO THE COUNCIL ISSUING A PLANNING 
CONSENT NOTICE. 

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 Invergowrie Primary School.  

Education & Children’s Services have no capacity concerns in this catchment 
area at this time. 

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 site is within the reduced transport contributions area. 
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Recommended 
planning 
condition(s) 

Summary of Requirements

Education: £0 
Transport Infrastructure: £2,639 (1 x £2,639) 

Total: £2,639 

Phasing

It is advised that payment of the contribution should be made up front of 
release of planning permission. The additional costs to the applicants and 
time for processing legal agreements for single dwelling applications is not 
considered to be cost effective to either the Council or applicant. 

The contribution may be secured by way of a Section 75 Agreement. Please 
be aware the applicant is liable for the Council’s legal expense in addition to 
their own legal agreement option and the process may take months to 
complete. 

If a Section 75 Agreement is entered into the full contribution should be 
received 10 days prior to occupation. 

Recommended
informative(s) for 
applicant 

Payment

Before remitting funds the applicant should satisfy themselves that the 
payment of the Development Contributions is the only outstanding 
matter relating to the issuing of the Planning Decision Notice.  

Methods of Payment 

On no account should cash be remitted. 

Scheduled within a legal agreement  

This will normally take the course of a Section 75 Agreement where either 
there is a requirement for Affordable Housing on site which will necessitate a 
Section 75 Agreement being put in place and into which a Development 
Contribution payment schedule can be incorporated, and/or the amount of 
Development Contribution is such that an upfront payment may be 
considered prohibitive. The signed Agreement must be in place prior to the 
issuing of the Planning Decision Notice.  

NB: The applicant is cautioned that the costs of preparing a Section 75 
agreement from the applicant’s own Legal Agents may in some instances be 
in excess of the total amount of contributions required. As well as their own 
legal agents fees, Applicants will be liable for payment of the Council's legal 
fees and outlays in connection with the preparation of the Section 75 
Agreement.  The applicant is therefore encouraged to contact their own Legal 
Agent who will liaise with the Council’s Legal Service to advise on this issue. 

Other methods of payment 

Providing that there is no requirement to enter into a Section 75 Legal 
Agreement, eg: for the provision of Affordable Housing on or off site and or 
other Planning matters, as advised by the Planning Service the 
developer/applicant may opt to contribute the full amount prior to the release 
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of the Planning Decision Notice.  

Remittance by Cheque 
The Planning Officer will be informed that payment has been made when a 
cheque is received. However this may require a period of 14 days from date 
of receipt before the Planning Officer will be informed that the Planning 
Decision Notice may be issued.  

Cheques should be addressed to ‘Perth and Kinross Council’ and forwarded 
with a covering letter to the following:  
Perth and Kinross Council 
Pullar House 
35 Kinnoull Street 
Perth 
PH15GD 

Bank Transfers 
All Bank Transfers should use the following account details; 

Sort Code: 834700 
Account Number: 11571138 

Please quote the planning application reference.  

Direct Debit 
The Council operate an electronic direct debit system whereby payments may 
be made over the phone. 

To make such a payment please call 01738 475300 in the first instance.  
When calling please remember to have to hand: 

a) Your card details. 
b) Whether it is a Debit or Credit card.  
c) The full amount due. 
d) The planning application to which the payment relates. 
e) If you are the applicant or paying on behalf of the applicant.  
f)  Your e-mail address so that a receipt may be issued directly. 

Transport Infrastructure 
For Transport infrastructure contributions please quote the following ledger 
code:  
1-30-0060-0003-859136 

Indexation 

All contributions agreed through a Section 75 Legal Agreement will be linked 
to the RICS Building Cost Information Service building Index.  

Accounting Procedures 

Contributions from individual sites will be accountable through separate 
accounts and a public record will be kept to identify how each contribution is 
spent. Contributions will be recorded by the applicant’s name, the site 
address and planning application reference number to ensure the individual 
commuted sums can be accounted for.  

Date comments 
returned 

04 May 2018 
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Comments to the Development Quality Manager on a Planning Application 

Planning  
Application ref. 

18/00549/FLL 
Comments 
provided by 

Diane Barbary 

Service/Section Conservation 
Contact 
Details 

Description of 
Proposal 

Erection of a dwellinghouse 

Address of site 2 Errol Road, Invergowrie 

Comments on the 
proposal The proposed site is within the rear garden ground of the category C listed 

former schoolhouse at 2 Errol Road (LB 10843). 

The schoolhouse forms part of a category B group with the adjacent listed 
buildings including the attached school and later school building, Invergowrie 
Parish Church, All Soul’s Episcopal Church, the Old Rectory and former coach 
house and stables, and the associated stone boundary walls. 

The site is therefore particularly sensitive in terms of the historic and visual 
relationship between the listed buildings and the potential impact on their 
setting.  

The proposal includes alteration to the boundary wall to increase the size of 
the current opening and provide visibility splays. Elevations have not been 
provided to enable a full assessment of this element of the development. 
However, it is likely to result in the loss of historic fabric and alter the 
character of - and sense of enclosure provided by - the existing historic 
boundary. 

The proposed dwellinghouse sits forward of the front elevation of both the 
schoolhouse and the category A listed All Souls’ Episcopal Church, and will be 
visible in key views of both buildings. In addition to the prominent location 
within the historic building group, the proposed design includes areas of 
white render which will be visually intrusive in the context.  

The modestly sized rear garden ground is important in terms of the soft 
landscape setting it provides in views of the schoolhouse, and the historic 
pattern of development. The proposed new dwellinghouse will have an 
adverse impact on the historic character of the building and its immediate 
setting through its intrusive scale and visual prominence, and is therefore 
contrary to LDP Policy HE2, whereby the layout, design, materials, scale, 
siting and use of any development which will affect a listed building or its 
setting should be appropriate to the building's character, appearance and 
setting. 
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Recommended 
planning 
condition(s) 

Recommended 
informative(s) for 
applicant 

Date comments 
returned 

15/05/18 
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Comments to the Development Quality Manager on a Planning Application 

Planning 
Application ref. 

18/00549/FLL Comments 
provided by

Mike Lee 
Transport Planning Officer 

Service/Section Transport Planning Contact 
Details 

Description of 
Proposal 

Erection of a dwellinghouse 

Address  of site Land 20 Metres West Of 2 Errol Road 
Main Street 
Invergowrie 

Comments on the 
proposal 

Insofar as the Roads matters are concerned I have no objections to this 
proposal. 

Recommended 
planning 
condition(s) 

AR01 Prior to the development hereby approved being completed or 
brought into use, the vehicular access shall be formed in accordance with 
Perth & Kinross Council's Road Development Guide Type A Figure 5.5 access 
detail, of Type B Road construction detail.   

Main Street has a speed limit of 30mph (20mph during set times in the 
vicinity of the Primary School), therefore a visibility splay of 2.4m x 40m 
would be desirable.   

Reason - In the interests of road safety; to ensure an acceptable standard of 
construction within the public road boundary. 

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 

17/05/18 
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Historic Environment Scotland – Longmore House, Salisbury Place, Edinburgh, EH9 1SH 
 
 
Scottish Charity No. SC045925 

VAT No. GB 221 8680 15 

 
 

By email to: 
Developmentmanagement@pkc.gov.uk 
 
Perth and Kinross Council 
Pullar House 
35 Kinnoull Street 
Perth 
PH1 5GD 

Longmore House 
Salisbury Place 

Edinburgh 
EH9 1SH 

 
Enquiry Line: 0131-668-8716 
HMConsultations@hes.scot 

 
Our ref: HGG/A/TC/1366 
Our case ID: 300028617 

Your ref: 18/00549/FLL 
29 May 2018 

 
 
Dear Sir/Madam 
 
Town and Country Planning (Development Management Procedure) (Scotland) 
Regulations 2013 
Land 20 Metres West Of 2 Errol Road, Main Street, Invergowrie - Erection of a 
dwellinghouse. 
 
Thank you for your consultation which we received on 16 May 2018.  We have assessed 
it for our historic environment interests and consider that the proposals affect the 
following: 
 
Ref Name Designation Type 
LB12849 INVERGOWRIE, MAIN 

STREET, ALL SOULS' 
EPISCOPAL CHURCH, 
INCLUDING GATEPIERS 
AND BOUNDARY WALLS 

Listed Building 

 
You should also seek advice from your archaeology and conservation service for matters 
including unscheduled archaeology and category B and C-listed buildings. 
 
Our Advice 
 
Our locus in this application relates to assessing the impacts of the proposed house on 
the setting of the A-listed All Souls Episcopal Church. 

Applications which affect the setting of listed buildings are most commonly assessed in 
terms of any impacts on key views to and from the listed building in question.    In the 
case of churches, it is less likely that the appraisal will consider protecting views from the 
building since they are not generally designed and located to take in views of their 
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Historic Environment Scotland – Longmore House, Salisbury Place, Edinburgh, EH9 1SH 
 
 
Scottish Charity No. SC045925 

VAT No. GB 221 8680 15 

 
 

surroundings.  The key setting consideration in this case, therefore, is whether views to 
All Souls Church will be affected by the proposals.    

The setting of listed buildings can be affected in terms of partially or wholly blocking 
views to the building within its historic context, or making changes to an understanding of 
that context which will impact on those key views.   

All Souls is located in the part of Invergowrie with the greatest concentration of public 
buildings, in the form of schools, churches, a public house, the post office and the 
bowling green.  These historic buildings are of different styles and sizes, and are grouped 
informally around the junction of Main Street with Errol Road.   Despite this, the buildings 
have a well laid out historic relationship to the street and each other.   

Although there is more open ground on the south side of Main Street, the proposed 
house breaks forward of the predominant building line on this side.    This seems likely to 
block the view to All Souls when driving or walking along Main Street as glimpsed beyond 
the C-listed former school building, and disrupt the historic visual relationship between 
these two buildings.  

We recommend that the siting of this house is reconsidered to preserve those key views 
to All Souls.  

Planning authorities are expected to treat our comments as a material consideration, and 
this advice should be taken into account in your decision making.  Our view is that the 
proposals do not raise historic environment issues of national significance and therefore 
we do not object.  However, our decision not to object should not be taken as our support 
for the proposals.  This application should be determined in accordance with national and 
local policy on development affecting the historic environment, together with related 
policy guidance. 
 

Further Information 
 
This response applies to the application currently proposed.  An amended scheme may 
require another consultation with us. 
 
Guidance about national policy can be found in our ‘Managing Change in the Historic 
Environment’ series available online at www.historicenvironment.scot/advice-and-
support/planning-and-guidance/legislation-and-guidance/managing-change-in-the-
historic-environment-guidance-notes/. Technical advice is available through our 
Technical Conservation website at www.engineshed.org. 
 
Please contact us if you have any questions about this response.  The officer managing 
this case is Simon Montgomery who can be contacted by phone on 0131 668 8712 or by 
email on Simon.Montgomery@hes.scot. 
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Yours faithfully  
 
 
 
 
Historic Environment Scotland  
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