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PERTH AND KINROSS COUNCIL 
 

 
Mrs A Gilmour 
c/o Highland Plans 
David Philip 
Charis 
Guay 
Ballinluig 
PH9 0NT 
 

Pullar House 
35 Kinnoull Street 
PERTH   
PH1  5GD 
 

 Date 21st September 2018 
 

 

TOWN AND COUNTRY PLANNING (SCOTLAND) ACT  
 

Application Number: 18/01335/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 31st July 
2018 for permission for Alterations to dwellinghouse Lagan-Righ Logierait 
Pitlochry PH9 0LH   for the reasons undernoted.   
 
 
 

Interim Development Quality Manager 
 
 

Reasons for Refusal 
 
 
1 The proposal, by virtue of its unsympathetic design, inappropriate materials, bulk, 

scale and visual massing, excessive proportions, poor form and composition 
would overwhelm and unbalance the existing cottage and compromise its 
architectural integrity, resulting in an adverse impact on the visual amenity of the 
cottage and surrounding area. 

 
 Approval would therefore be contrary to Policies PM1A and PM1B(c) of the Perth 

and Kinross Local Development Plan 2014 which seek to ensure that 
development contributes positively to the character and amenity of the place by 
complementing its surroundings in terms of design, appearance, height, scale 
and massing. 
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Justification 
 

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

 
 
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 
 
18/01335/1 
 
18/01335/2 
 
18/01335/3 
 
18/01335/4 
 
18/01335/5 
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REPORT OF HANDLING 
 

DELEGATED REPORT 
 
Ref No 18/01335/FLL 

Ward No P4- Highland 

Due Determination Date 29.09.2018 

Case Officer Gillian Peebles 

Report Issued by  Date 

Countersigned by  Date 

 

PROPOSAL:  

 

Alterations to dwellinghouse 

    

LOCATION:  Lagan-Righ Logierait Pitlochry PH9 0LH  

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:  16 August 2018 
 
SITE  PHOTOGRAPHS 
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BACKGROUND AND DESCRIPTION OF PROPOSAL 
 
The application site relates to a detached stone built cottage which appears to 
have been used as a holiday cottage historically.  The property is located 
within the settlement bounday of Logierait in an elevated position with views to 
the River Tay.  Garden ground is located to both the front and rear and is 
mainly laid to lawn. A hedge forms the northern boundary of the site and 
mature trees surround the site. 
 
The first floor accommodation within the property has particularly low ceilings 
and as such full planning consent is sought for a box dormer on the rear 
(north east) elevation.  There are single width flat roofed dormers on the 
principal (south west) elevation. The proposed dormer will allow an increase in 
floorspace within the 2 first floor bedrooms and for the installation of a shower 
room. 
 
SITE HISTORY 
 
None recent. 
 
PRE-APPLICATION CONSULTATION 
 
Pre application Reference: N/A 
 
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.   
 
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 
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The Local Development Plan is the most recent statement of Council policy 
and is augmented by Supplementary Guidance. 
 
The principal policies are, in summary: 
 
Policy RD1 - Residential Areas   
In identified areas, residential amenity will be protected and, where possible, 
improved. Small areas of private and public open space will be retained where 
they are of recreational or amenity value.  Changes of use away from ancillary 
uses such as local shops will be resisted unless supported by market 
evidence that the existing use is non-viable.  Proposals will be encouraged 
where they satisfy the criteria set out and are compatible with the amenity and 
character of an area. 
 
Policy PM1A - Placemaking   
Development must contribute positively to the quality of the surrounding built 
and natural environment, respecting the character and amenity of the place.  
All development should be planned and designed with reference to climate 
change mitigation and adaption. 
 
Policy PM1B - Placemaking   
All proposals should meet all eight of the placemaking criteria. 
 
Proposed Perth and Kinross Local Development Plan 2 (LDP2) 
 
Perth & Kinross Council is progressing with preparation of a new Local 
Development Plan to provide up-to-date Development Plan coverage for Perth 
& Kinross. When adopted, the Perth & Kinross Local Development Plan 2 
(LDP2) will replace the current adopted Perth & Kinross Local Development 
Plan (LDP). The Proposed Local Development Plan 2 (LDP2) was approved 
at the Special Council meeting on 22 November 2017.  
 
The representations received on the Proposed LDP2 and the Council’s 
responses to these were considered at the Special Council meeting on 29 
August 2018. The unresolved representation to the Proposed Plan after this 
period is likely to be considered at an Examination by independent 
Reporter(s) appointed by the Scottish Ministers, later this year. The 
Reporter(s) will thereafter present their conclusions and recommendations on 
the plan, which the Council must accept prior to adoption. It is only in 
exceptional circumstances that the Council can elect not to do this.  
 
The Proposed LDP2 represents Perth & Kinross Council’s settled view in 
relation to land use planning and as such it is a material consideration in the 
determination of planning applications. It sets out a clear, long-term vision and 
planning policies for Perth & Kinross to meet the development needs of the 
area up to 2028 and beyond. The Proposed LDP2 is considered consistent 
with the Strategic Development Plan (TAYplan) and Scottish Planning Policy 
(SPP) 2014. However, the outcome of the Examination could potentially result 
in modifications to the Plan.  
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As such, currently limited weight can be given to its content where subject of a 
representation, and the policies and proposals of the plan are only referred to 
where they would materially alter the recommendation or decision. 

 
OTHER POLICIES 
 
Perth & Kinross Council’s Draft Placemaking Guide 2017 states that; 
 
“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”. 
 
CONSULTATION  RESPONSES 
 

None required. 

 
REPRESENTATIONS 
 
None at time of report. 
 
ADDITIONAL INFORMATION RECEIVED: 
 

Environmental Impact Assessment 

(EIA) 

Not Required 

Screening Opinion Not Required 

EIA Report Not Required 

Appropriate Assessment Not Required 

Design Statement or Design and 

Access Statement 

Not Required 

Report on Impact or Potential Impact 

eg Flood Risk Assessment 

Not Required 

 
APPRAISAL 
 
Sections 25 and 37 (2) of the Town and Country Planning (Scotland) Act 1997 
require that planning decisions be made in accordance with the development 
plan unless material considerations indicate otherwise.  The Development 
Plan for the area comprises the approved TAYplan 2016 and the adopted 
Perth and Kinross Local Development Plan 2014.   
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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 
 
The site is located within the settlement boundary of Logierait where Policies 
RD1: Residential Areas and Policy PM1A and B: Placemaking are directly 
applicable.   
 
Policy RD1 states that residential amenity will be protected and, where 
possible, improved. Proposals will be encouraged where they satisfy the 
criteria set out and are compatible with the amenity and character of an area.   
Policy PM1A of the Local Development Plan seeks to ensure that all 
developments contribute positively to the quality of the surrounding built and 
natural environment, respecting the character and amenity of the place. 
 
The criteria in particular which are relevant to this application from the second 
policy on Placemaking, Policy PM1B is; 
 

(c)  The design and density should complement its surroundings in 
terms of appearance, height, scale, massing, materials, finishes and 
colours. 
 

It is considered that the proposal does not comply with the above policies 
given the inappropriate scale/design resulting in a lack of relationship or 
respect to the existing built environment. 
 
Visual Amenity, Design and Layout 
 
The existing cottage contains a good deal of architectural charm and 
characteristics, including the use of traditional materials, fenestration pattern, 
chimney stacks and stone detailing.   
 
The dormer window proposed is to be constructed off the wallhead and set 
down marginally from the ridge and set in approximately 0.5 metres from the 
northern side and 0.6 metres from the southern side.  The dormer extends to 
9.45 metres in length to a height of 3 metres, almost encompassing the entire 
rear roofslope. In terms of materials the walls will be finished in Siberian larch, 
white upvc double glazed windows and protan membrane for the roof 
covering. 
 
The design, scale and massing of the proposed dormer is not subordinate or 
subservient to the host building and no attempt has been made to reflect or 
harmonise with the proportions or appearance of the existing house. The 
works if approved will accordingly destroy the appearance and character of 
the existing cottage and although not readily visible from a public viewpoint, 
be visually dominant within the wider landscape setting. 
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I consider that in this instance the proposal does not respect the form or finish 
of the original house and is therefore contrary to Policies PM1A and B of the 
Local Development Plan, as the works will detrimentally alter the character 
and amenity of the area.   
 
A substantially modified scheme featuring a reduced footprint, improved 
design and the use of more appropriate materials may however have potential 
at the site; provided that it does not detrimentally impact on existing amenity 
standards. 
 
Landscape 
 
While the works are contained within the plot boundaries and will not directly 
impact on any internal landscape features of merit, the new development will 
result in a negative visual impact to the wider environment. 
 
Residential Amenity 
 
The property sits in isolation and as such the proposal will not have a 
significant detrimental impact on residential amenity. 
 
Roads and Access 
 
There are no anticipated traffic or access implications associated with this 
property. 
 
Drainage and Flooding 
 
There are no known drainage and flooding implications associated with this 
proposed development. 
 
Developer Contributions 
 
The Developer Contributions Guidance is not applicable to this application 
and therefore no contributions are required in this instance. 
 
Economic Impact 
 
The economic impact of the proposal is likely to be minimal and limited to the 
construction phase of the development. 
 
Conclusion 
 
In conclusion, the application must be determined in accordance with the 
adopted Development Plan unless material considerations indicate otherwise. 
In this respect, the proposal is not considered to comply with the approved 
TAYplan 2016 and the adopted Local Development Plan 2014.  I have taken 
account of material considerations and find none that would justify overriding 
the adopted Development Plan. On that basis the application is recommended 
for refusal. 
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APPLICATION PROCESSING TIME 
 
The recommendation for this application has been made within the statutory 
determination period. 
 
LEGAL  AGREEMENTS 
 
None required. 
 
DIRECTION BY SCOTTISH MINISTERS 
 
None applicable to this proposal. 
 
RECOMMENDATION   
 
Refuse the application 
 
Reasons for Recommendation 
 

1. The proposal, by virtue of its unsympathetic design, inappropriate 
materials, bulk, scale and visual massing, excessive proportions, poor 
form and composition would overwhelm and unbalance the existing 
cottage and compromise its architectural integrity, resulting in an 
adverse impact on the visual amenity of the cottage and surrounding 
area. 

 
Approval would therefore be contrary to Policies PM1A and PM1B(c) of 
the Perth and Kinross Local Development Plan 2014 which seek to 
ensure that development contributes positively to the character and 
amenity of the place by complementing its surroundings in terms of 
design, appearance, height, scale and massing. 

 
Justification 
 
The proposal is not in accordance with the Development Plan and there are 
no material reasons which justify departing from the Development Plan 
 
Informatives 
 
N/A 
 
Procedural Notes 
 
Not Applicable. 
 
PLANS AND DOCUMENTS RELATING TO THIS DECISION 
 
18/01335/1 
18/01335/2 
18/01335/3 

185



8 

 

18/01335/4 
18/01335/5 
 
Date of Report 18 September 2018 
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