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PERTH AND KINROSS COUNCIL 

Mr Kashif Usmani 
c/o Lino Iglesias 
Henley Construct 
50 Havelock Terrace 
London  
SW8 4AL 

Pullar House 
35 Kinnoull Street 
PERTH   
PH1  5GD 

Date 24th July 2018 

TOWN AND COUNTRY PLANNING (SCOTLAND) ACT  

Application Number: 18/00024/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 2nd 
February 2018 for permission for Alterations to building (in retrospect) Staff 
Accommodation Dunalastair Hotel Kinloch Rannoch Pitlochry PH16 5PW for 
the reasons undernoted.   

Interim Development Quality Manager 

Reasons for Refusal 

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

Justification 

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

The plans relating to this decision are listed below and are displayed on Perth and 
=RVYWZZ 4W\VLRTbZ ^NKZR[N J[ www.pkc.gov.uk `AVTRVN BTJVVRVP 2XXTRLJ[RWVZa XJPN

Plan Reference 

18/00024/1 

18/00024/2 

18/00024/3 

18/00024/4 

18/00024/5 

18/00024/9 

18/00024/10 
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REPORT OF HANDLING 

DELEGATED REPORT 

Ref No 18/00024/FLL

Ward No P4- Highland

Due Determination Date 01.04.2018

Case Officer Joanne Ferguson

Report Issued by Date

Countersigned by Date

PROPOSAL: Alterations to building (in retrospect)

LOCATION: Staff Accommodation Dunalastair Hotel Kinloch Rannoch 

Pitlochry PH16 5PW 

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:  26 March 2018 

SITE  PHOTOGRAPHS 
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BACKGROUND AND DESCRIPTION OF PROPOSAL 

The application is for alterations (in retrospect) at Dunalastair Hotel, Kinloch 
Rannoch. The building is located centrally within Kinloch Rannoch.  This 
application follows on from an earlier application for alterations, extension and 
change of use from hotel to self-contained holiday units, erection of 5 new 
holiday units and alterations and extension of outbuildings to form restaurant 
(class 3) and laundry ref 16/00976/FLL. 

This application is for the scheme as built which has not been done in 
accordance with the approved plans and relates specifically to the installation 
of 5 new dormers on the east elevation of the courtyard to the rear of the 
hotel.  

On visiting the site it became clear that the proposed elevations did not match 
the development as built.  The clock was therefore stopped to allow revised 
elevation drawings to be submitted.  

The applicant has been advised that there are concerns with the proposal but 
wishes to submit an application to be able to explore all options.  

SITE HISTORY 

06/00852/FUL Formation of external decking, extension to bar area (in 
retrospect) 23 June 2006 Application Permitted 

06/01135/FUL Alterations to courtyard elevations 19 July 2006 Application 
Permitted 

06/01364/FUL Proposed replacement conservatory/entrance porch 19 July 
2006 Application Permitted 

06/01371/ADV Display of a sign 19 July 2006 Application Permitted 
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06/01372/FUL Erection of playpark equipment 1 September 2006 Application 
Permitted 

06/01373/FUL Proposed extractor flue from new kitchen 19 July 2006 
Application Permitted 

16/00976/FLL Change of use, alterations and extension of hotel (class 7) to 
form 32 holiday accommodation units, change of use, alterations and 
extension of outbuildings to form restaurant (class 3) and laundry, erection of 
5 holiday accommodation units, landscaping and associated works (part in 
retrospect) 10 October 2016 Application Permitted 

16/00977/ADV Display of signs 15 August 2016 Application Permitted 

18/00025/FLL Alterations to building (in part retrospect)   

PRE-APPLICATION CONSULTATION 

Pre application Reference: Various discussions  

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 
Y,X (')* THE =+@PLAN 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&Z

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. 
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The principal policies are, in summary: 

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. 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 NE3 - Biodiversity   
All wildlife and wildlife habitats, whether formally designated or not should be 
protected and enhanced in accordance with the criteria set out. Planning 
permission will not be granted for development likely to have an adverse 
effect on protected species. 

Policy ED3 -   Rural Business and Diversification 
Favourable consideration will be given to the expansion of existing businesses 
and the creation of new business. There is a preference that this will generally 
be within or adjacent to existing settlements. Outwith settlements, proposals 
may be acceptable where they offer opportunities to diversify an existing 
business or are related to a site specific resource or opportunity.  This is 
provided that permanent employment is created or additional tourism or 
recreational facilities are provided or existing buildings are re-used. New and 
existing tourist related development will generally be supported. All proposals 
are required to meet all the criteria set out in the policy. 

OTHER POLICIES 

No other policies  

CONSULTATION RESPONSES 

No consultations required  

REPRESENTATIONS 

No letters of representation received 
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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.   

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 Kinloch Rannoch within 
an area zoned under Policy RD1: Residential Areas.  The other applicable 
policies are PM1 Placemaking and ED3 Rural Business and diversification. 

For reasons stated in the appraisal sections of the report the alterations are 
not considered to be acceptable.  

Design and Layout 

This application relates to the west wing of the rear courtyard.  In the original 
application the upper floor of this area was to be used for staff 
accommodation with the accommodation wholly contained within the existing 
roof space.  The works completed have provided additional holiday letting 
rooms with the installation of 5 dormers; two of which are blank with a stained 
timber panel finish to internally accommodate en-suite facilities.  

The dormers are flat roof wall head dormers with slate finish and run the full 
length of the elevation with less than a metre gap between each one. In 
particular the end dormer sits in front of a hipped roof which is odd.  The 
overall mass of the dormers swamps the roof giving it an unbalanced top 
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YVRgj RaaVRcR_TV) @eld R]d` UZde`ced eYV `cZXZ_R] ac`a`ceZ`_d `W eYV original 
steading form.   

I consider the dormer insertions are excessive and out of character with the 
original building.   

Residential Amenity 

The site is centrally located within the village and the alterations relate to the 
internal courtyard.  The proposal would therefore not impact existing 
residential amenity in terms of overlooking and privacy.   

Visual Amenity 

The alterations are confined to an internal courtyard which faces onto an 
outdoor seating area.  I consider that the dormers are out of scale and 
therefore detract from the overall character of the existing buildings reflecting 
negatively on the visual amenity of the area.  

Roads and Access 

No road or access implications.  

Drainage and Flooding 

No drainage or flooding implications  

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 considered not 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 not been made within the 
statutory determination period as the plans submitted did not reflect the works 
completed on site and new plans were required.  

LEGAL  AGREEMENTS 

None required. 

DIRECTION BY SCOTTISH MINISTERS 

None applicable to this proposal. 

RECOMMENDATION   

Refuse the application 

Reasons for Recommendation 

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

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 

18/00024/1 
18/00024/2 
18/00024/3 
18/00024/4 
18/00024/5 
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18/00024/9 
18/00024/10 

Date of Report   24.07.18
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