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PERTH AND KINROSS COUNCIL

Mr Mark Mckee
c/o OSA
Paul O'Shea
Treetops
Trochry
Dunkeld
Perthshire
Scotland
PH8 0DX

Pullar House
35 Kinnoull Street
PERTH  
PH1  5GD

Date 7th September 2017

TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 

Application Number: 17/01203/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 10th July 
2017 for permission for Extension to dwellinghouse Ardalanish Gordon Road 
Crieff PH7 4BL   for the reasons undernoted.  

Interim Head of Planning

Reasons for Refusal

1.  The proposals, by virtue of their poor integration, inappropriate form, 
unsympathetic design, massing, proportions and external finishing materials, 
would result in an adverse impact on the traditional character and appearance of 
the house and surrounding Conservation Area.

Approval would therefore be contrary to Policies HE3A, RD1, 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 built environment by complementing its surroundings in terms of design, 
appearance, massing, materials, colours and finishes in order to preserve and 
enhance the character and appearance of the Conservation Area.
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2.  The proposals, by virtue of their poor integration, inappropriate form, 
unsympathetic design, massing, proportions and external finishing materials, 
would compete with the architectural integrity of the house. 

Approval would be therefore contrary to Perth & Kinross Council's Draft 
Placemaking Guide 2017 which seeks to ensure that developments are 
sympathetic to the place by ensuring that their proportion, form and finishing 
materials balance and work harmoniously together.

Justification

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

Informatives

1. Demolition of the garage would require Conservation Area Consent if its cubic 
volume exceeds 115cu.m

2. Any re-submission should resolve the remaining inaccuracies in the drawings

The plans relating to this decision are listed below and are displayed on Perth and 
Kinross Council’s website at www.pkc.gov.uk “Online Planning Applications” page

Plan Reference

17/01203/1

17/01203/2

17/01203/3

17/01203/4

2
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REPORT OF HANDLING

DELEGATED REPORT

Ref No 17/01203/FLL
Ward No P6- Strathearn
Due Determination Date 09.09.2017
Case Officer Keith Stirton
Report Issued by Date
Countersigned by Date

PROPOSAL: Extension to dwellinghouse

LOCATION: Ardalanish Gordon Road Crieff PH7 4BL 

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:  19 July 2017

SITE  PHOTOGRAPHS
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BACKGROUND AND DESCRIPTION OF PROPOSAL

The application site is Ardalanish, a large detached late-Victorian 
dwellinghouse which is located on Gordon Road, within the Crieff 
Conservation Area.

This application seeks detailed planning permission to extend the property to 
the rear (Northeast).

SITE HISTORY

16/00799/FLL Alterations to outbuilding to form home office
Application Permitted – 27 June 2016

PRE-APPLICATION CONSULTATION

Pre application Reference: No pre-application enquiry was submitted.

NATIONAL POLICY AND GUIDANCE

The Scottish Government expresses its planning policies through The 
National Planning Framework, the Scottish Planning Policy (SPP), Planning 
Advice Notes (PAN), Creating Places, Designing Streets, National Roads 
Development Guide and a series of Circulars.  

Scottish Planning Policy, paragraph 143, states that;

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

DEVELOPMENT PLAN

The Development Plan for the area comprises the TAYplan Strategic 
Development Plan 2012-2032 and the Perth and Kinross Local Development 
Plan 2014.

TAYplan Strategic Development Plan 2012 – 2032 - Approved June 2012
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Whilst there are no specific policies or strategies directly relevant to this 
proposal the overall vision of the Tay Plan should be noted.   The vision states 
“By 2032 the TAYplan region 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 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.

The principal policies are, in summary:

Policy HE3A - Conservation Areas  
Development within a Conservation Area must preserve or enhance its 
character or appearance. The design, materials, scale and siting of a new 
development within a Conservation Area, and development outwith an area 
that will impact upon its special qualities should be appropriate to its 
appearance, character and setting. Where a Conservation Area Appraisal has 
been undertaken the details should be used to guide the form and design of 
new development proposals.

Policy PM1A - Placemaking  
Development must contribute positively to the quality of the surrounding built 
and natural environment, respecting the character and amenity of the place.  
All development should be planned and designed with reference to climate 
change mitigation and adaption.

Policy PM1B - Placemaking  
All proposals should meet all eight of the placemaking criteria.

Policy RD1 - Residential Areas  
In identified areas, residential amenity will be protected and, where possible, 
improved. Proposals will be encouraged where they satisfy the criteria set out 
and are compatible with the amenity and character of an area.

OTHER GUIDANCE

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

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

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

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

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

Good detailing will not only improve the appearance of the house but will 
make it more durable and weatherproof. There is considerable scope for 
modern architecture and building techniques to support new lifestyles but an 
honest contemporary approach can be matched with local building 
characteristics to provide attractive modern living. It requires sensitivity and 
care by the designer but will not necessarily result in additional expenditure.

New development should acknowledge the scale and form of the surrounding 
buildings. This can make a huge difference to the visual impact of a 
development. Whilst it is not desirable to copy traditional buildings, it is 
important to harmonise with them.

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

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

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

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

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

The Technical Notes will reflect the messages in the Placemaking
Guide and be published alongside the Adopted Supplementary
Guidance.
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The draft Supplementary Guidance is being consulted upon and comments 
are invited between 13th July 2017 and 31st August 2017.

CONSULTATION  RESPONSES

None Required.

REPRESENTATIONS

The following points were raised in the three letters of representation 
received:

Overlooking would have a detrimental impact on neighbouring privacy and 
residential amenity.
Dominance of extension and its proximity to the boundary.
Finishing material specifications and colours contrast unsympathetically, 
would look out of place and are inappropriate.
The design and proportions of the proposal are not sympathetic to the 
detached Victorian villa or the character of the Conservation Area.
Various inaccuracies and discrepancies in the drawings.

ADDITIONAL STATEMENTS RECEIVED:

Environment Statement Not Required

Screening Opinion Not Required

Environmental Impact Assessment Not Required

Appropriate Assessment Not Required
Design Statement or Design and 
Access Statement

Not Required

Report on Impact or Potential Impact 
eg Flood Risk Assessment

Not Required

APPRAISAL

Sections 25 and 37 (2) of the Town and Country Planning (Scotland) Act 1997 
require that planning decisions be made in accordance with the development 
plan unless material considerations indicate otherwise.  The Development 
Plan for the area comprises the approved TAYplan 2012 and the adopted 
Perth and Kinross Local Development Plan 2014.  

The determining issues in this case are whether; the proposal complies with 
development plan policy; or if there are any other material considerations 
which justify a departure from policy.

Policy Appraisal
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Alterations and extensions to an existing domestic dwelling are generally 
considered to be acceptable in principle. Nevertheless, detailed consideration 
must be given to the scale, form, massing, design, position, proportions and 
external finishes of the proposals, and whether they would have an adverse 
impact on visual or residential amenity. Additionally, consideration must be 
given to whether the proposal preserves and enhances the character and 
appearance of the Conservation Area in this case.

Design and Layout

The existing two storey detached Victorian villa is an impressive un-listed 
building which is typical of this part of the Crieff Conservation Area. The 
building is not visible from the public domain, given its location and the 
substantial amount of soft-landscaping screening. However, it is visible from 
adjacent gardens. The property has a historic extension and a detached 
garage to the rear.

The proposals include the retention of the historic extension and the 
demolition of the detached garage. The proposed extension has two levels of 
accommodation and it projects up to 11.8 metres from the Northeast 
elevation. The extension takes the form of a ‘dog-leg’ footprint, with a roof 
running perpendicular to the rear projection. The contemporary design of the 
extension is emphasised through the use of modern, contrasting external 
finishing materials.

It should be noted that the submitted drawings contained a number of 
discrepancies and inaccuracies. A two storey extension and a timber clad flat 
roofed extension are shown on the existing Northeast elevation, but neither of 
these features exists. The existing Northwest elevation bay window is not 
shown on the Northeast elevation and the existing Northeast extension is not 
shown on the Northwest elevation. Additionally, the existing wall head dormer 
to the Northeast is not shown on the proposed first floor or roof plans. 
Although the discrepancies of the two storey and flat roofed extensions have 
been removed from the existing elevation (17/01203/4), all other 
discrepancies remain outstanding. The accuracy of the height of the Northeast 
boundary wall has also been queried by a member of the public.

Landscape

The scale and nature of the proposals do not raise any landscape impact 
issues.

Residential Amenity

The upper level windows which would look towards the neighbouring garden 
to the Northeast are two pairs of roof light windows. Given the angle of the 
proposed roof light windows and their height above the upper floor level, 
neighbouring residential amenity would not be adversely affected. 
Furthermore, the proposed extensions would not have an adverse impact on 
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neighbouring residential amenity in terms of overshadowing, given their 
relative positions and heights.

Visual Amenity

The proposals raise a number of concerns in terms of their visual impact and 
relationship to the period property.

The design of the proposed extensions consists of a two level projection to the 
rear and a perpendicular garage block, with an upper level master bedroom 
suite. When viewed in context with the existing hipped roof projection to the 
rear, the two storey ‘dog-leg’ composition of the proposed extensions appears 
to be poorly integrated with the house. The elongated roof slope above the 
kitchen would also project beyond the West elevation, which is not considered 
to be sympathetic. The retention of the historic extension leaves little room for 
extending the house to the rear in a sympathetic manner and, unfortunately, 
this has resulted in the extension spilling over and projecting beyond the 
Northwest elevation.

As detailed above, the extension projects 11.8 metres the rear of the house, 
which itself measures 9.4 metres in plan depth. Additionally, the roof-to-wall 
ratio above the proposed kitchen area is 60% roof, compared to the 29% roof-
to-wall ratio of the house, resulting in an uncharacteristic top-heavy 
appearance. Therefore, the proportions and configuration of the proposed 
extension are considered to be unsympathetic to the existing house as they 
would adversely affect its character.

Additionally, the proposed external finishing materials are considered to be 
inappropriate. The colour and appearance of the open-jointed Denfind stone 
and sparkly-sheen of the grey/black cladding panels would be jarring in the 
context of the flush-pointed grey/pink and blonde sandstone villa and 
surrounding Conservation Area. The profiled metal sheeting roof over the 
kitchen would also detract from the character and appearance of the house 
and contribute towards visual chaos caused by an excessive variety of 
unsympathetic finishes.

Whilst the applicant’s agent has cited examples of nearby development which 
he considers to be unsympathetic, those developments are not comparable to 
this context, nor are they a reason to override the Development Plan policies 
in this case in order to support this unsympathetic development.

Discussions over alternative proposals

It is accepted that the applicant and agent have produced several (20+) 
design options which have been considered and discounted for a variety of 
reasons, i.e. cost, technical complications, appearance and not delivering on 
the clients desires.

E-mail communications, telephone discussions and a meeting have taken 
place in order to detail the concerns with this proposal and to discuss 
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alternative proposals which would more likely be considered acceptable. 
However, it is acknowledged and appreciated that this is difficult to achieve in 
a sympathetic manner, given the physical constraints dictated by the clients 
desire to retain the historic rear extension.

Some positive discussions have taken place with regards to potentially using 
more sympathetic external finishing materials. However, this revision alone is 
insufficient to gain support and further revisions would be required in order to 
address more of the aforementioned concerns. Whilst it may not be possible 
to address all of the concerns with this particular scheme, a suitable 
compromise which is more harmonious with the existing building must be 
sought.

Roads and Access

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

Drainage and Flooding

There are no 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 2012 or the adopted Local Development Plan 2014.  I have taken 
account of material considerations and find none that would justify overriding 
the adopted Development Plan. On that basis the application is recommended 
for refusal.

APPLICATION PROCESSING TIME

The recommendation for this application has been made within the statutory 
determination period.
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LEGAL  AGREEMENTS

None required.

DIRECTION BY SCOTTISH MINISTERS

None applicable to this proposal.

RECOMMENDATION  

Refuse the application

Reasons for Recommendation

1 The proposals, by virtue of their poor integration, inappropriate form, 
unsympathetic design, massing, proportions and external finishing 
materials, would result in an adverse impact on the traditional character 
and appearance of the house and surrounding Conservation Area.

Approval would therefore be contrary to Policies HE3A, RD1, 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 built environment by complementing its 
surroundings in terms of design, appearance, massing, materials, 
colours and finishes in order to preserve and enhance the character 
and appearance of the Conservation Area.

2 The proposals, by virtue of their poor integration, inappropriate form, 
unsympathetic design, massing, proportions and external finishing 
materials, would compete with the architectural integrity of the house. 
Approval would be therefore contrary to Perth & Kinross Council’s Draft 
Placemaking Guide 2017 which seeks to ensure that developments are 
sympathetic to the place by ensuring that their proportion, form and 
finishing materials balance and work harmoniously together.

Justification

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

Informatives

1 Demolition of the garage would require Conservation Area Consent if its 
cubic volume exceeds 115cu.m
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2 Any re-submission should resolve the remaining inaccuracies in the 
drawings.

Procedural Notes

Not Applicable.

PLANS AND DOCUMENTS RELATING TO THIS DECISION

17/01203/1

17/01203/2

17/01203/3

17/01203/4

Date of Report   7 September 2017
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Audrey Brown - CHX

From: paul O'Shea <osheaarchitecture@hotmail.co.uk>

Sent: 25 October 2017 17:08

To: CHX Planning Local Review Body - Generic Email Account

Subject: RE: TCP/11/16(492)

Audrey,

I have discussed this with my client and he does not wish add further comment and would therefore request that we
proceed to review at earliest possible date.

Best regards

Paul O'Shea BA(hons) MArch

O'Shea Architecture.

Treetops Studio

Treetops

Trochry, Dunkeld.

PH8 0DX

01350 727170

www.osheaarchitecture.co.uk
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