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3 
PERTH AND KINROSS LOCAL REVIEW BODY 
 
Minute of hybrid meeting of the Perth and Kinross Local Review Body held on 
Monday 18 December 2023.  
 
Present: Councillors B Brawn, D Illingworth and G Stewart.  
 
In Attendance: R Burton (Planning Adviser), Colin Elliott, (Legal Adviser) and J Guild 
(Democratic Governance Officer) (all Corporate and Democratic Services).  
 
Also Attending: A Brown and R Ramsay (both Corporate and Democratic Services) 
and C McLaren (Communities). 
 
1. WELCOME 
 
 Councillor Brawn welcomed all present to the meeting.  
 
2. DECLARATIONS OF INTEREST 
 
 No Declarations of Interest were made in terms of the Councillors Code of 
Conduct.  
 
3. MINUTES 
 

The minute of meeting of the Local Review Body of 16 November 2023 was 
submitted and noted.  
 
4. APPLICATIONS FOR REVIEW  
 

(i) LRB-2023-38 
Planning Application – 23/00636/FLL – Siting of 3 accommodation 
units and a laundry/storage unit for use as short-term letting or 
workers accommodation, and associated works (in retrospect) 
land 170 metres north east of Keepers Cottage, Amulree, Dunkeld 
PH8 0EE – Culfargie Estates and Tay and Torridon Estates 
 
Members considered a Notice of Review seeking a review of the 
decision by the Appointed Officer to refuse siting of 3 accommodation 
units and a laundry/storage unit for use as short-term letting or workers 
accommodation, and associated works (in retrospect) land 170 metres 
north east of Keepers Cottage, Amulree, Dunkeld PH8 0EE. 
 
The Planning Adviser displayed photographs of the site and described 
the proposal, and thereafter summarised the Appointed Officer’s 
Report of Handling and the grounds set out in the Notice of Review. 
 

Decision: 
Resolved by unanimous decision that: 
(i) having regard to the material before the Local Review Body and 

the comments from the Planning Adviser, insufficient information 
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was before the Local Review Body to determine the matter 
without further procedure. 

(ii) The applicant to produce a business plan as per the 
requirements of Policy 8: Rural Business and Diversification of 
the Perth and Kinross Local Development Plan 2 (2019), 
including a monthly breakdown detailing seasonal worker versus 
tourist use of the accommodation.  

(iii) Development Management to review and comment on the 
business plan provided. 

(iv) Following receipt of all information and responses, the 
application be brought back to a future meeting of the Local 
Review Body. 

 
(ii) LRB-2023-39 

Planning Application – 23/00532/FLL – Erection of a 
dwellinghouse and associated works at land north of 31 Main 
Street, Keltybridge – Mr B Ferguson 

 
Members considered a Notice of Review seeking a review of the 
decision by the Appointed Officer to refuse erection of a dwellinghouse 
and associated works at land north of 31 Main Street, Keltybridge.   
 
The Planning Adviser displayed photographs of the site and described 
the proposal, and thereafter summarised the Appointed Officer’s 
Report of Handling and the grounds set out in the Notice of Review. 
 
Decision: 
Resolved by unanimous decision that: 
(i) having regard to the material before the Local Review Body and 

the comments from the Planning Adviser, sufficient information 
was before the Local Review Body to determine the matter 
without further procedure. 

Thereafter, resolved by unanimous decision that: 
(ii) the review application for erection of a dwellinghouse and 

associated works at land north of 31 Main Street, Keltybridge, 
be refused for the following reasons: 
1. The proposed development will have a detrimental impact 

on the distinct character and visual amenity of the village.  
The proposed development is poorly designed, will be 
detrimental to residential amenity and will not contribute 
positively to the surrounding built and natural 
environment.  The proposal is not consistent with the six 
qualities of successful places.  The proposal does not 
satisfy NPF4 Policy 14 Design Quality and Place and 
LDP2 Policy 1A and 1B(c) Placemaking and related 
Placemaking Supplementary Guidance (2020).  

2. The site is not an allocated housing site in LDP2, it is not 
in the settlement boundary of Keltybridge and the 
proposal does not address an identified gap in provision 
and therefore the proposed development does not satisfy 
NPF4 Policy 16 Quality Homes and LDP2 Policy 6: 
Settlement Boundaries.  
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3. The removal of the majority of trees on the site to enable 
the development of a dwellinghouse is not sustainable as 
there is evidence that the site has and is naturalising and 
is of biodiversity value.  The proposal is poorly designed 
and is not in keeping with the character of the area.  The 
proposal does not satisfy NPF4 Policy 9 Brownfield, 
Vacant and Derelict Land and Empty Buildings and NPF4 
Policy 17a(ii) Rural Homes.  

4. The poorly designed proposal on a prominent site in the 
village will have a detrimental effect on the setting of 
listed buildings on the east side of Main Street.  The 
proposal does not satisfy NPF4 Policy 7c Historic Assets 
and Places and LDP2 Policy 27A: Listed Buildings.  

5. The loss of trees and habitat to enable the proposed 
development will have an adverse impact on the natural 
environment and biodiversity including protected species 
and lead to the fragmentation of an existing network of 
green infrastructure.  The proposal does not satisfy NPF4 
Policy 1: Tackling the Climate and Nature Crisis, NPF4 
Policy 2: Climate Mitigation and Adaptation, NPF4 Policy 
3: Biodiversity, NPF4 Policy 6: Forestry, Woodland and 
Trees and NPF4 Policy 20: Blue and Green Infrastructure 
and LDP2 Policy 1A: Placemaking, LDP2 Policy 40B: 
Trees, Woodland and Development, LDP2 Policy 41: 
Biodiversity and LDP2 Policy 42: Green Infrastructure. 

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

 
(iii) LRB-2023-40 

Planning Application – 23/00923/FLL – Erection of a 
dwellinghouse (in principle) land 75 metres north west of 
Mullmac, Saucher, Kinrossie PH2 6HY – Dunsinnan Farm and 
Estate  
 
Members considered a Notice of Review seeking a review of the 
decision by the Appointed Officer to refuse erection of a dwellinghouse 
(in principle) land 75 metres north west of Mullmac, Saucher, Kinrossie 
PH2 6HY.  
 
The Planning Adviser displayed photographs of the site and described 
the proposal, and thereafter summarised the Appointed Officer’s 
Report of Handling and the grounds set out in the Notice of Review. 
 
Decision: 
Resolved by unanimous decision that: 
(i) having regard to the material before the Local Review Body and 

the comments from the Planning Adviser, sufficient information 
was before the Local Review Body to determine the matter 
without further procedure. 
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Thereafter, resolved by majority decision that: 
(ii) the review application for erection of a dwellinghouse (in 

principle) land 75 metres north west of Mullmac, Saucher, 
Kinrossie PH2 6HY, be refused for the following reasons:  
1. The proposal is contrary to Policy 19 Housing in the 

Countryside of the Perth and Kinross Local Development 
Plan 2 (2019) and the associated Housing in the 
Countryside Supplementary Guidance 2020 (SG) as, 
whilst the proposed indicative position of the house is 
within the existing building group, the proposed 
convoluted new access into the site is located out with 
the building group and fails to respect the character and 
building pattern of the existing well nucleated grouping as 
required by Category 1 of the SG.  The proposal also fails 
to meet any of the other categories of development 
outlined in the SG.  

2. The proposal is contrary to Policy 9(b) of the National 
Planning Framework 4 (NPF4) as the proposal is on a 
greenfield site and is not explicitly supported by policies 
of the Perth and Kinross Local Development Plan 2 
(2019).  The proposal also fails to meet any of the 
categories of development allowed by Policy 17: Rural 
Homes of NPF4.  

3. The proposed new access into the site would result in 
Mullmac and Kanrosmar being sandwiched between two 
accesses to the detriment of the residential amenity of 
these properties.  The proposal is therefore contrary to 
Policy 1A of the Perth and Kinross Local Development 
Plan 2019 (LDP2) and Policy 14(c) of National Planning 
Framework 4 (NPF4) as the proposal fails to respect the 
residential amenity of the area.  

4. The proposal is contrary to Policy 1A and 1B(d) of the 
Perth and Kinross Local Development Plan 2 (2019) and 
Policy 14(b) of National Planning Framework 4 (NPF4) as 
the proposed new access fails to contribute positively to 
the surrounding built and natural environment and fails to 
reinforce the existing street scene and building pattern of 
the grouping.  

 
Justification 
The proposal is not in accordance with the Development Plan and 
there are no material reasons which justify departing from the 
Development Plan.  
 
Note 
Councillor D Illingworth dissented from the majority opinion.  He 
considered there is only a minor difference from the previously granted 
permission and considered that the proposal would not be a significant 
departure from the Development Plan. 
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(iv) LRB-2023-41 
Planning Application – 23/00796/FLL – Installation of replacement 
windows and door at Melville Terrace, Cowgate, Southbank, Errol 
PH2 7QS – Mr G Duffy 

 
Members considered a Notice of Review seeking a review of the 
decision by the Appointed Officer to refuse installation of replacement 
windows and door at Melville Terrace, Cowgate, Southbank, Errol PH2 
7QS. 
 
The Planning Adviser displayed photographs of the site and described 
the proposal, and thereafter summarised the Appointed Officer’s 
Report of Handling and the grounds set out in the Notice of Review. 
 
Decision: 
Resolved by unanimous decision that: 
(i) having regard to the material before the Local Review Body and 

the comments from the Planning Adviser, sufficient information 
was before the Local Review Body to determine the matter 
without further procedure. 

Thereafter, resolved by unanimous decision that: 
(ii) the review application for installation of replacement windows 

and door at Melville Terrace, Cowgate, Southbank, Errol PH2 
7QS, be refused for the following reasons: 
1. The proposed eastmost window, by virtue of its uPVC 

frames, the height of the meeting rail, and the addition of 
horns, is detrimental to the traditional character of the 
house and is detrimental to the character and 
appearance of the Errol Conservation Area.  
Approval would therefore be contrary to Policies 7(d) 
Historic Assets and Places and16(g)(i) Quality Homes of 
the National Planning Framework 4; contrary to Policies 
1A & 1B(c) Placemaking and 28A Conservation Areas: 
New Development of the Perth and Kinross Local 
Development Plan 2; and contrary to the Perth and 
Kinross Placemaking Supplementary Guidance 2020.  

2. The proposed windows in the bay window, by virtue of 
their uPVC frames, the opening method and the varying 
frame widths, are detrimental to the traditional character 
of the house and are detrimental to the character and 
appearance of the Errol Conservation Area.  
Approval would therefore be contrary to Policies 7(d) 
Historic Assets and Places and 16(g)(i) Quality Homes of 
the National Planning Framework 4; contrary to Policies 
1A & 1B(c) Placemaking and 28A Conservation Areas: 
New Development of the Perth and Kinross Local 
Development Plan 2; and contrary to the Perth and 
Kinross Placemaking Supplementary Guidance 2020. 

3. The proposed door, by virtue of its non-traditional design; 
the uPVC frames, and the extensive use of glazing, is 
detrimental to the traditional character of the house and is 
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detrimental to the character and appearance of the Errol 
Conservation Area.  
Approval would therefore be contrary to Policies 7(d) 
Historic Assets and Places and 16(g)(i) Quality Homes of 
the National Planning Framework 4; contrary to Policies 
1A & 1B(c) Placemaking and 28A Conservation Areas: 
New Development of the Perth and Kinross Local 
Development Plan 2; and contrary to the Perth and 
Kinross Placemaking Supplementary Guidance 2020.  

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

 
(v) LRB-2023-42 

Planning Application – 23/00075/FLL – Change of use of open 
space and extension to shop 75-77 Balhousie Street, Perth PH1 
5BG – Mr A Hussain 

 
Members considered a Notice of Review seeking a review of the 
decision by the Appointed Officer to refuse change of use of open 
space and extension to shop 75-77 Balhousie Street, Perth PH1 5BG. 
 
The Planning Adviser displayed photographs of the site and described 
the proposal, and thereafter summarised the Appointed Officer’s 
Report of Handling and the grounds set out in the Notice of Review. 
 
Decision: 
Resolved by unanimous decision that: 
(i) having regard to the material before the Local Review Body and 

the comments from the Planning Adviser, sufficient information 
was before the Local Review Body to determine the matter 
without further procedure. 

Thereafter, resolved by majority decision that: 
(ii) the review application for change of use of open space and 

extension to shop 75-77 Balhousie Street, Perth PH1 5BG, be 
granted, subject to the imposition of relevant terms, conditions 
and informatives, including a condition requiring one 
replacement tree to be planted in the remaining area of open 
space and a bin shelter to be installed for the premises waste 
management. 

 
Justification 
Although contrary to the Development Plan due to the loss of open 
space, the proposal would allow for the expansion of an existing retail 
business within the neighbourhood. The loss of open space would not 
be significant as it would remain in part.  
 
Note 
Councillor G Stewart dissented from the majority opinion.  He 
considered the requirement for open space to outweigh the 
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requirement for business expansion and therefore would have refused 
the review application.  

 
(vi) LRB-2023-43 

Planning Application – 23/00466/FLL – Siting of a holiday 
accommodation unit, formation of vehicular access and parking 
area and associated landscaping, land 30 metres south east of 
Fairygreen Cottage, Kinrossie – Dunsinnan Farm and Estate 

 
Members considered a Notice of Review seeking a review of the 
decision by the Appointed Officer to refuse siting of a holiday 
accommodation unit, formation of vehicular access and parking area 
and associated landscaping, land 30 metres south east of Fairygreen 
Cottage, Kinrossie. 
 
The Planning Adviser displayed photographs of the site and described 
the proposal, and thereafter summarised the Appointed Officer’s 
Report of Handling and the grounds set out in the Notice of Review. 
 
Decision: 
Resolved by unanimous decision that: 
(i) having regard to the material before the Local Review Body and 

the comments from the Planning Adviser, insufficient information 
was before the Local Review Body to determine the matter 
without further procedure. 

(ii) The applicant to produce a business plan as per the 
requirements of Policy 8: Rural Business and Diversification of 
the Perth and Kinross Local Development Plan 2 (2019). 

(iii) Development Management to review and comment on the 
business plan provided. 

(iv) Following receipt of all information and responses, the 
application be brought back to a future meeting of the Local 
Review Body. 

 
5.  APPLICATIONS PREVIOUSLY CONSIDERED  
 

(i) LRB-2023-17 
Planning Application – 22/01942/IPL – Residential development (in 
principle) land 50 metres south of Strawberrybank, Longforgan – 
Mr K Petrie 
 
Members considered a Notice of Review seeking a review of the 
decision by the Appointed Officer to refuse residential development (in 
principle) land 50 metres south of Strawberrybank, Longforgan. 
 
The Planning Adviser displayed photographs of the site and described 
the proposal, and thereafter summarised the Appointed Officer’s 
Report of Handling and the grounds set out in the Notice of Review. 
 
It was noted that, at its meeting of 3 July 2023, the Local Review Body 
resolved that insufficient information was before them to determine the 
application without (i) comment shall be sought from Transport 
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Planning on the proposed access visibility splay within the review 
application, with the Applicant having the opportunity to comment in 
response.  With the requested information provided, the Local Review 
Body reconvened.  
 
Decision: 
Resolved by unanimous decision that: 
(i) having regard to the material before the Local Review Body and 

the comments from the Planning Adviser, sufficient information 
was before the Local Review Body to determine the matter 
without further procedure. 

Thereafter resolved by unanimous decision that: 
(ii) the review application for residential development (in principle) 

land 50 metres south of Strawberrybank, Longforgan, be 
granted subject to the imposition of relevant terms, conditions 
and informatives, including two conditions set by Transport 
Planning and in relation to Developer Contributions.   
  

Justification 
Having obtained the relevant information, Members considered that 
with the imposition of relevant conditions, the proposal is in accordance 
with the Development Plan. 
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 4(i) 
 LRB-2023-44 
 
LRB-2023-44 
23/01088/FLL – Change of use of flat to form a short-term 
let accommodation unit (in retrospect), 4b Bonnethill 
Road, Pitlochry, PH16 5BS 
 
 
INDEX 
 
(a) Papers submitted by the Applicant (Pages 11-22) 
 
 
(b) Decision Notice (Pages 25-26) 
 
 Report of Handling (Pages 27-34) 
 
 Reference Documents (Pages 35-44) 
 
 
(c) Representations (Pages 45-52) 
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 4(i)(a) 
 LRB-2023-44 
 
LRB-2023-44 
23/01088/FLL – Change of use of flat to form a short-term 
let accommodation unit (in retrospect), 4b Bonnethill 
Road, Pitlochry, PH16 5BS 
 
 

PAPERS SUBMITTED 
BY THE 

APPLICANT 
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 4(i)(b) 
 LRB-2023-44 
 
LRB-2023-44 
23/01088/FLL – Change of use of flat to form a short-term 
let accommodation unit (in retrospect), 4b Bonnethill 
Road, Pitlochry, PH16 5BS 
 
 

PLANNING DECISION NOTICE 
 
REPORT OF HANDLING 
 
REFERENCE DOCUMENTS 
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REPORT OF HANDLING 
  

DELEGATED REPORT 
 
Ref No 23/01088/FLL 
Ward No P4- Highland 
Due Determination Date 11th September 2023  
Draft Report Date 14th August 2023 
Report Issued by JW Date 14 August 2023 

   

PROPOSAL:  
  

Change of use of flat to form a short-term let 
accommodation unit (in retrospect) 
    

LOCATION:  4B Bonnethill Road Pitlochry PH16 5BS   
 
SUMMARY: 
  
This report recommends refusal of the application as the development is considered to 
be contrary to the relevant provisions of the Development Plan and there are no 
material considerations apparent which justify setting aside the Development Plan. 
  
BACKGROUND AND DESCRIPTION OF PROPOSAL 
  
Planning application relates to an upper floor flat contained to the rear (northeast side) 
of the above, 2 ½ -storey, imposing corner building, which is prominently situated at the 
junctions of Bonnethill and Atholl Roads in Pitlochry town centre. The slate and 
sandstone building is unlisted, but has a good deal of period architectural charm that 
adds to the character of the Pitlochry Conservation Area in which it is located.  
  
Plans indicate that although the property has a dual aspect to the north (Bonnethill 
Road) and south (rear of Atholl Road buildings), the access to the upper floors is via a 
shared staircase which leads onto a private lane that is out with the application site 
area. 
  
Consent is being sought retrospectively to change the use of the studio apartment unit 
into a short term let.  
  
An application for a neighbouring 1 bedroom flat at 4A Bonnethill Road was recently 
refused under delegated powers. 
  
SITE HISTORY 
  
  
16/01886/FLL Installation of replacement windows 20 January 2017 Application 
Refused 
  
17/00219/FLL Installation of replacement windows 23 March 2017 Application 
Approved 
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PRE-APPLICATION CONSULTATION 
  
Pre application Reference: 23/00250/LIC 
  
DEVELOPMENT PLAN 
  
The Development Plan for the area comprises National Planning Framework 4 (NPF4) 
and the Perth and Kinross Local Development Plan 2 (2019) (LDP2).  
  
 National Planning Framework 4  
  
The National Planning Framework 4 (NPF4) is the Scottish Government’s long-term 
spatial strategy with a comprehensive set of national planning policies.  This strategy 
sets out how to improve people’s lives by making sustainable, liveable and productive 
spaces.   
  
NPF4 was adopted on 13 February 2023. NPF4 has an increased status over previous 
NPFs and comprises part of the statutory development plan. 
  
The Council’s assessment of this application has considered the following policies of 
NPF4 : 
  
Policy 7: Historic Assets and Places 
  
Policy 13: Sustainable Transport 
  
Policy 18: Infrastructure First 
  
Policy 27: City, Town, Local And Commercial Centres 
  
Policy 30: Tourism 
  
Perth and Kinross Local Development Plan 2 – Adopted November 2019 
  
The Local Development Plan 2 (LDP2) is the most recent statement of Council policy 
and is augmented by Supplementary Guidance. 
  
The principal policies are: 
  
Policy 1A: Placemaking 
  
Policy 1B: Placemaking 
  
Policy 5: Infrastructure Contributions 
  
Policy 10: City, Town and Neighbourhood Centres 
  
Policy 28A: Conservation Areas: New Development 
  
Policy 60B: Transport Standards and Accessibility Requirements: New Development 
Proposals 
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Statutory Supplementary Guidance 
   

 Supplementary Guidance - Developer Contributions & Affordable Housing 

(adopted in 2020) 
 Supplementary Guidance - Placemaking (adopted in 2020) 

  
OTHER POLICIES 
  
Non Statutory Guidance 

  
 Short Term Let Draft Planning Guidance 
 Conservation areas 

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

 PAN 40 Development Management 
 PAN 68 Design Statements 
 PAN 75 Planning for Transport 
 PAN 77 Designing Safer Places 

  
Creating Places 2013 
  
Creating Places is the Scottish Government’s policy statement on architecture and 
place. It sets out the comprehensive value good design can deliver. It notes that 
successful places can unlock opportunities, build vibrant communities and contribute to 
a flourishing economy and set out actions that can achieve positive changes in our 
places. 
  
Designing Streets 2010 
  
Designing Streets is the policy statement in Scotland for street design and changes the 
emphasis of guidance on street design towards place-making and away from a system 
focused upon the dominance of motor vehicles. It was created to support the Scottish 
Government’s place-making agenda, alongside Creating Places.  
  
National Roads Development Guide 2014 
  
This document supports Designing Streets and expands on its principles and is 
considered to be the technical advice that should be followed in designing and 
approving of all streets including parking provision. 
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CONSULTATION  RESPONSES 
  
EXTERNAL 
  
Scottish Water – no objection 
  
INTERNAK 
  
Structures And Flooding – no comments 
  
Environmental Health (Noise Odour) – no objection, advise that license is required 
  
Transportation And Development – no objection 
  
Communities Housing Strategy - Advised that the postcode district level of saturation of 
potential short-term lets is above the level at which it may be considered appropriate 
to introduce a control area in order to help manage high concentrations of STLs where it 
affects the availability of residential housing or the character of a neighbourhood. 
  
REPRESENTATIONS 
  
None received 
  
Additional Statements Received: 
  

Screening Opinion  EIA Not Required 

Environmental Impact Assessment (EIA): 
Environmental Report 

Not Required 

Appropriate Assessment under Habitats 
Regulations 

Habitats Regulations AA Not 
Required 

Design Statement or Design and Access 
Statement 

Not Required 

Report on Impact or Potential Impact eg Flood 
Risk Assessment 

Not Required 

  
APPRAISAL 
  
Sections 25 and 37 (2) of the Town and Country Planning (Scotland) Act 1997 require 
that planning decisions be made in accordance with the development plan unless 
material considerations indicate otherwise.  The Development Plan comprises NPF4 
and the Perth and Kinross Local Development Plan 2019.  The relevant policy 
considerations are outlined in the policy section above and are considered in more 
detail below.  In terms of other material considerations, involving considerations of the 
Council’s other approved policies and supplementary guidance, these are discussed 
below only where relevant.   
  
In this instance, section 14(2) of the Planning (Listed Buildings and Conservation 
Areas) (Scotland) Act 1997 places a duty on planning authorities in determining such 
an application as this to have special regard to the desirability of preserving the building 
or its setting or any features of special architectural or historic interest which it 
possesses.  Section 64(1) of the Planning (Listed Buildings and Conservation Areas) 
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(Scotland) Act 1997 is relevant and requires planning authorities to pay special 
attention to the desirability of preserving or enhancing the character or appearance of 
the designated conservation area.  
  
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 and Use 
  
Within the LDP2, the subjects are located within the central core of the Pitlochry 
Conservation Area where policies 28A and 10 (Town and Neighbourhood Centre) are 
of note, given the absence of any external alterations or established policy specifically 
relating to Short Term Lets.  
  
Current policy considerations essentially seek to promote a vibrant town centre and 
encourage uses commensurate to the location, which are in keeping with the character 
of the area and do not result in any adverse impacts. 
  
Placemaking considerations (policies 1A and 1B) are relevant in so far as they seek to 
guide development to the right location to avoid adverse impacts. 
  
Policy 27 City, town, local and commercial centres of NPF4 is also relevant as this 
supports commercial uses in the area, provided that the use will not be detrimental to 
residential amenity.    
  
NPF4 specifically endorses a tourism policy (30) which seeks to "encourage, promote 
and facilitate sustainable tourism development which benefits local people, is consistent 
with our net zero and nature commitments, and inspires people to visit Scotland". 
However, Policy 30 goes on to state that:  
  
Development proposals for the reuse of existing buildings for short term holiday letting 
will not be supported where the proposal will result in: 
  
i. An unacceptable impact on local amenity or the character of a neighbourhood or 

area; or  
ii. The loss of residential accommodation where such loss is not outweighed by 

demonstrable local economic benefits. 
  
Consultees have advised that the application site is situated within a postcode district 
(PH16), which has a higher-than-average provision of short term lets, namely 12% 
above the level at which it may be considered appropriate to introduce a control area, in 
order to help manage high concentrations of STLs where it affects the availability of 
residential housing or the character of a neighbourhood.  
  
Draft planning guidance on short term lets has recently been produced due to concerns 
expressed over the impact of STL's on services, local business staffing and expansion 
as well as housing affordability. The consultative draft acknowledges that while short-
term lets can bring economic benefits to the host and local areas, this must be 
balanced against the impact the loss of that residential property has on the availability 
of housing for local people, and in particular access to affordable housing. 
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In respect of criterion (i) of NPF4 Policy 30(e), the proposed use of the property as a 
short term let would not be significantly different from a flat in terms of its physical 
appearance, the extent of guest footfall or noise emanating from the property, so long 
as good management practices are in place. 
  
However, the expected high turnover of guests has the potential to increase 
disturbance to neighbouring residents. In addition, the proposal would contribute to a 
cumulative adverse impact on the mixed-use character of Pitlochry town centre by 
further eroding the residential component of that mix of uses which is crucial for the 
viability and vitality of the centre. 
  
In respect of criterion (ii) of NPF4 Policy 30(e), the proposal would result in the loss of a 
flat to short term let accommodation in the PH16 postcode area which is already 
subject to a proliferation of holiday accommodation. This in turn would adversely impact 
the availability of residential accommodation locally. There are undoubtedly economic 
benefits associated with the proposal, not least to the applicants themselves and to 
local businesses who benefit from the custom of guests, but these do not necessarily 
outweigh the loss of residential accommodation in this instance. 
  
The proposal therefore conflicts with NPF4 Policy 30(e) Tourism, and the intent of 
LDP2 Policy 1A: Placemaking. The principle is therefore unacceptable. 
  
Residential Amenity 
  
NPF4 Policy 14: Design, Quality and Place and LDP2 Policy 1A: Placemaking, & 10: 
City, Town & neighbourhood Centres support proposals and the retention of housing or 
other uses on upper floors which contribute positively to the quality of their 
surroundings and are compatible with the amenity and character of the area in which 
located. It is acknowledged that short term lets can result in additional levels of 
disturbance and noise concerns.  Environmental Health officers note however that the 
main avenue to regulate such matters is via the separate licence control required.  
Given the studio accommodation layout of the property, short-term letting 
accommodation is unlikely to be significantly different from the former residential use, in 
terms of footfall.  
  
The change in character of the unit however (whether incrementally or cumulatively) in 
respect of the lack of occupants' permanency is deemed incompatible with the above 
policies. 
  
Roads and Access 
  
The proposals raise no access or parking concerns given the town centre location and 
proximity to public transport undertakers as well as parking provision. 
  
Conservation Considerations & Visual Amenity 
  
As no external works are proposed, the change of use will have no direct impact on the 
appearance of the property. The cumulative impact of short term lets could however be 
argued to impinge on the established character of the Conservation Area. 
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Other Material Considerations 
  
Draft planning guidance on short term lets (STLs) has recently been produced due to 
concerns expressed over the impact of STLs on services, local business staffing and 
expansion, as well as housing affordability. The consultative draft acknowledges that 
while short-term lets can bring economic benefits to the host and local areas, this must 
be balanced against the impact the loss of that residential property has on the 
availability of housing for local people, and in particular access to affordable housing. 
  
The draft guidance further states that planning permission will not be granted unless 
the following criteria are met: 
  

1. The proposal is for the extensive refurbishment of a long-term empty residential 
property which will bring the building back into active use; 

2. The proposal relates to a residential property with four or more bedrooms as this 
stock is considered less significant in terms of housing needs assessments; 

3. It can be demonstrated that the residential property has been operating as a 
short-term let for more than 10 years and is therefore exempt from planning 
enforcement action; 

4. It can be demonstrated that the proposal for the change of use to short-term let 
is part of a diversification scheme to support an existing Perth and Kinross 
business within the same landholding. 

  
Additionally, that – in all cases, properties must have their own door to the street to 
reduce the risk of adverse impact on the amenity of neighbouring residents. Proposals 
must also comply with all relevant LDP2 policies, in particular Policy 1A: Placemaking, 
which requires that Development must contribute positively to the quality of the 
surrounding built and natural environment. 
  
While this non-statutory guidance is currently open to comment and not yet adopted 
(anticipated by September 2023), it forms the most up-to-date indication of Council 
policy intent on the matter, and as such, is a material consideration in addition to other 
policy factors and supplementary guidance in the assessment of the proposals.  There, 
has, however been some recent discussion as part of this consultation draft as to 
whether the need for a property to have its own door to the street is fundamental in the 
assessment of an application for an STL or whether a general assessment of the 
possible impact on amenity should be undertaken. 
  
It is evident in this instance that the proposed change of use does not accord with the 
draft guidance specifically in terms of the key criteria. This conflict with draft guidance 
aligns with the officer assessment of the proposal against adopted policy including 
NPF4 Policy 30 and LDP2 Policy 1A as discussed earlier in this report. 
  
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. 
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PLANNING OBLIGATIONS AND LEGAL AGREEMENTS 
  
None required.   
  
DIRECTION BY SCOTTISH MINISTERS 
  
None applicable to this proposal. 
  
CONCLUSION AND REASONS FOR DECISION 
 
To conclude, the application must be determined in accordance with the Development 
Plan unless material considerations indicate otherwise.  In this respect, the proposal is 
considered to be contrary to the Development Plan.  Account has been taken of the 
relevant material considerations and none has been found that would justify overriding 
the Development Plan. 
  
Accordingly the proposal is refused on the grounds identified below. 
  
Reason for Refusal 
  
1 The change of use is contrary to Policy 30: Tourism (part e) of National Planning 
Framework 4 (2022) as the proposal involves the loss of a residential unit to short term 
let accommodation within an area which is subject to a high saturation of holiday 
accommodation, relative to the potential total housing stock. The loss of such a 
mainstream housing unit will have a negative impact on the amenity of the area and the 
loss of the accommodation has not been outweighed by any demonstrable local 
economic benefit. 
  
2 The proposed change of use by reason of its location will not protect established 
residential amenity levels, nor contribute positively to the area in which it is located. The 
proposal is therefore contrary to Policy 14: Design, quality and place (part c), and 
Policies 1A: Placemaking & 10: City, Town and Neighbourhood Centres of Perth & 
Kinross Local Development Plan 2 (2019) as well as the associated draft Perth and 
Kinross Planning Guidance on Short Term Lets (2023). 
  
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 
  
01 
02 
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 4(i)(c) 
 LRB-2023-44 
 
LRB-2023-44 
23/01088/FLL – Change of use of flat to form a short-term 
let accommodation unit (in retrospect), 4b Bonnethill 
Road, Pitlochry, PH16 5BS 
 
 

REPRESENTATIONS 
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 4(ii) 
 LRB-2023-45 
 
LRB-2023-45 
23/00921/FLL – Alterations to boundary wall to form 
vehicular access, formation of driveway, car parking and 
paths at Lower Flat, Rose Cottage, Isla Road, Perth, PH2 
7HG 
 
 
INDEX 
 
(a) Papers submitted by the Applicant (Pages 55-126) 
 
 
(b) Decision Notice (Pages 129-130) 
 
 Report of Handling (Pages 131-138) 
 
 Reference Documents (Pages 65-126 and 139-146) 
 
 
(c) Representations (Pages 147-156) 
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 4(ii)(a) 
 LRB-2023-45 
 
LRB-2023-45 
23/00921/FLL – Alterations to boundary wall to form 
vehicular access, formation of driveway, car parking and 
paths at Lower Flat, Rose Cottage, Isla Road, Perth, PH2 
7HG 
 
 

PAPERS SUBMITTED 
BY THE 

APPLICANT 
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Pullar House 35 Kinnoull Street Perth PH1 5GD  Tel: 01738 475300  Fax: 01738 475310  Email: onlineapps@pkc.gov.uk 

Applications cannot be validated until all the necessary documentation has been submitted and the required fee has been paid.

Thank you for completing this application form:

ONLINE REFERENCE 100650820-001

The online reference is the unique reference for your online form only. The  Planning Authority will allocate an Application Number when 
your form is validated. Please quote this reference if you need to contact the planning Authority about this application.

Applicant or Agent Details
Are you an applicant or an agent? * (An agent is an architect, consultant or someone else acting
on behalf of the applicant in connection with this application)  Applicant  Agent

Agent Details
Please enter Agent details

Company/Organisation:

Ref. Number: You must enter a Building Name or Number, or both: *

First Name: * Building Name:

Last Name: *  Building Number:

Address 1
Telephone Number: * (Street): *

Extension Number: Address 2:

Mobile Number: Town/City: *

Fax Number: Country: *

Postcode: *

Email Address: *

Is the applicant an individual or an organisation/corporate entity? *

  Individual    Organisation/Corporate entity

Interurban Developments Ltd

John

Russell

Auld Bond Road

6

Inveralmond Business Centre

01738621129

Ph1 3FX

United Kingdom

Perth

-

jr@iudev.co.uk
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Applicant Details
Please enter Applicant details

Title: You must enter a Building Name or Number, or both: *

Other Title: Building Name:

First Name: * Building Number:

Address 1
Last Name: * (Street): *

Company/Organisation Address 2:

Telephone Number: * Town/City: *

Extension Number: Country: *

Mobile Number: Postcode: *

Fax Number:

Email Address: *

Site Address Details
Planning Authority: 

Full postal address of the site (including postcode where available):

Address 1:  

Address 2:

Address 3:

Address 4:

Address 5:

Town/City/Settlement:

Post Code:

Please identify/describe the location of the site or sites

Northing Easting

Mr

LOWER

Neil and Fiona

Perth and Kinross Council

Whittet

ROSE COTTAGE

ISLA ROAD

PERTH

PH2 7HG

724307 312255
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Description of Proposal
Please provide a description of your proposal to which your review relates. The description should be the same as given in the 
application form, or as amended with the agreement of the planning authority: *
(Max 500 characters)

Type of Application
What type of application did you submit to the planning authority? *

  Application for planning permission (including householder application but excluding application to work minerals).

  Application for planning permission in principle.

  Further application.

  Application for approval of matters specified in conditions.

What does your review relate to? *

  Refusal Notice.

 Grant of permission with Conditions imposed.

  No decision reached within the prescribed period (two months after validation date or any agreed extension) – deemed refusal.

Statement of reasons for seeking review
You must state in full, why you are a seeking a review of the planning authority’s decision (or failure to make a decision). Your statement 
must set out all matters you consider require  to be taken into account in determining your review. If necessary this can be provided as a 
separate document in the ‘Supporting Documents’ section: *  (Max 500 characters)

Note: you are unlikely to have a further opportunity to add to your statement of appeal at a later date, so it is essential that you produce 
all of the information you want the decision-maker to take into account.

You should not however raise any new matter which was not before the planning authority at the time it decided your application (or at 
the time expiry of the period of determination), unless you can demonstrate that the new matter could not have been raised before that 
time or that it not being raised before that time is a consequence of exceptional circumstances.

Have you raised any matters which were not before the appointed officer  at the time the  Yes   No
Determination on your application was made? *

If yes, you should explain in the box below, why you are raising the new matter, why it was not raised with the appointed officer before 
your application was determined and why you consider it should be considered in your review: * (Max 500 characters)

Alterations to boundary wall to form vehicular entrance, formation of driveway, parking and paths.

Appeal Statement attached.  Illustrates that the clarity on the gatepier materials could have been dealt with by conditional cointrol.  
Highlights comparable historic and approved access arrangements within the vicinity of the site. Decision makers in the past have 
considered these competing interests (Road requirements and Conservation requirements) and the balance has tipped in favour 
of installing vehicular accesses in a way that safeguards historic boundary walls.
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Please provide a list of all supporting documents, materials and evidence which you wish to submit with your notice of review and intend 
to rely on in support of your review. You can attach these documents electronically later in the process: * (Max 500 characters)

Application Details

Please provide the application reference no. given to you by your planning 
authority for your previous application.

What date was the application submitted to the planning authority? *

What date was the decision issued by the planning authority? *

Review Procedure
The Local Review Body will decide on the procedure to be used to determine your review and may at any time during the review 
process require that further information or representations be made to enable them to determine the review. Further information may be 
required by one or a combination of procedures, such as: written submissions; the holding of one or more hearing sessions and/or 
inspecting the land which is the subject of the review case.

Can this review continue to a conclusion, in your opinion, based on a review of the relevant information provided by yourself and other 
parties only,  without any further procedures? For example, written submission, hearing session, site inspection. *
 Yes   No

In the event that the Local Review Body appointed to consider your application decides to inspect the site, in your opinion:

Can the site be clearly seen from a road or public land? *  Yes   No

Is it possible for the site to be accessed safely and without barriers to entry? *  Yes    No

Checklist – Application for Notice of Review
Please complete the following checklist to make sure  you have provided all the necessary information in support of your appeal. Failure 
to submit all this  information may result in your appeal  being deemed invalid. 

Have you provided the name and address of the applicant?.  *  Yes   No

Have you provided the date and reference number of the application which is the subject of this  Yes   No
review? *

If you are the agent, acting on behalf of the applicant, have you provided details of your name   Yes   No   N/A
and address and indicated whether any notice or correspondence required in connection with the 
review should be sent to you or the applicant? *
Have you provided a statement setting out your reasons for requiring a review and by what  Yes   No
procedure (or combination of procedures) you wish the review to be conducted? *

Note: You must state, in full, why you are seeking a review on your application. Your statement must set out all matters you consider 
require to be taken into account in determining your review. You may not have a further opportunity to add to your statement of review 
at a later date. It is therefore essential that you submit with your notice of review, all necessary information and evidence that you rely 
on and wish the Local Review Body to consider as part of your review.
Please attach a copy of all documents, material and evidence which you intend to rely on  Yes   No
(e.g. plans and Drawings) which are now the subject of this review *

Note: Where the review relates to a further application e.g. renewal of planning permission or modification, variation or removal of a 
planning condition or where it relates to an application for approval of matters specified in conditions, it is advisable to provide the 
application reference number, approved plans and decision notice (if any) from the earlier consent.
 

00 - Appeal Statement 01 - LOCATION PLAN 02 - EXISTING___PROPOSED_BOUNDARY_WALL_ELEVATION 03 - 
EXISTING___PROPOSED_SITE_CROSS-SECTION 04 -EXISTING___PROPOSED_STREETSCENE_ELEVATION 05 - 
EXISTING_BLOCK_PLAN 06 - PROPOSED_BLOCK_PLAN 07 - TREE_REPORT 08 - DESIGN_STATEMENT 09 - 
METHOD_STATEMENT 10 - JUSTIFICATION_DOCUMENT_-_EXISTING_ACCESSES

23/00921/FLL

07/08/2023

04/06/2023
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Declare – Notice of Review
I/We the applicant/agent certify that this is an application for review on the grounds stated.

Declaration Name: Mr John Russell

Declaration Date: 07/11/2023
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 4(ii)(b) 
 LRB-2023-45 
 
LRB-2023-45 
23/00921/FLL – Alterations to boundary wall to form 
vehicular access, formation of driveway, car parking and 
paths at Lower Flat, Rose Cottage, Isla Road, Perth, PH2 
7HG 
 
 

PLANNING DECISION NOTICE 
 
REPORT OF HANDLING 
 
REFERENCE DOCUMENTS (part included in 
applicant’s submission, pages 65-126) 
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REPORT OF HANDLING 
  

DELEGATED REPORT 
  
Ref No 23/00921/FLL 
Ward No P12- Perth City Centre 
Due Determination Date 11th August 2023  
Draft Report Date 4th August 2023 
Report Issued by AR Date 4.8.23 

  

PROPOSAL:  
  

Alterations to boundary wall to form vehicular access, 
formation of driveway, car parking and paths 
    

LOCATION:  Lower Flat Rose Cottage Isla Road Perth PH2 7HG 
  

 
SUMMARY: 
  
This report recommends refusal of the application as the development is considered to 
be contrary to the relevant provisions of the Development Plan and there are no 
material considerations apparent which justify setting aside the Development Plan. 
  
BACKGROUND AND DESCRIPTION OF PROPOSAL 
  
Rose Cottage is a traditional two-storey detached building split into two flatted 
residences. The building is a category C listed building (HES ref. LB39483) and can be 
accessed, via pedestrian access, from Isla Road (A93). The application seeks detailed 
planning permission for the formation of a vehicular access, driveway, parking area and 
paths within the property’s front curtilage and connecting to the adjoining A93. 
  
An associated application for listed building consent (ref. 23/00922/LBC) has also been 
submitted and will be considered separately. 
  
SITE HISTORY 
  
No planning history. 
  
PRE-APPLICATION CONSULTATION 
  
Pre application Reference: none. 
  
DEVELOPMENT PLAN 
  
The Development Plan for the area comprises National Planning Framework 4 (NPF4) 
and the Perth and Kinross Local Development Plan 2 (2019) (LDP2).  
  
National Planning Framework 4  
  
The National Planning Framework 4 (NPF4) is the Scottish Government’s long-term 
spatial strategy with a comprehensive set of national planning policies.  This strategy 
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sets out how to improve people’s lives by making sustainable, liveable and productive 
spaces.   
  
NPF4 was adopted on 13 February 2023. NPF4 has an increased status over previous 
NPFs and comprises part of the statutory development plan. 
  
The Council’s assessment of this application has considered the following policies of 
NPF4: 
  

 Policy 7: Historic Assets and Places 
 Policy 14: Design, Quality and Place 
 Policy 16: Quality Homes 
 Policy 18: Infrastructure First 

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

 Policy 1A: Placemaking 
 Policy 1B: Placemaking 
 Policy 17: Residential Areas 
 Policy 27A: Listed Buildings 
 Policy 60B: Transport Standards and Accessibility Requirements: New 

Development Proposals 
  
Statutory Supplementary Guidance 
  

 Supplementary Guidance - Placemaking (adopted in 2020) 
  

OTHER POLICIES 
  
Non Statutory Guidance 

  

 Planning Guidance - Planning & Biodiversity 
  

NATIONAL GUIDANCE 
  
The Scottish Government expresses its planning policies through The National 
Planning Framework, Planning Advice Notes, Creating Places, Designing Streets, 
National Roads Development Guide and a series of Circulars.   

  
Planning Advice Notes 
  
The following Scottish Government Planning Advice Notes (PANs) and Guidance 
Documents are of relevance to the proposal:  

  
 PAN 40 Development Management 
 PAN 75 Planning for Transport 
 PAN 77 Designing Safer Places 
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Designing Streets 2010 
  
Designing Streets is the policy statement in Scotland for street design and changes the 
emphasis of guidance on street design towards place-making and away from a system 
focused upon the dominance of motor vehicles. It was created to support the Scottish 
Government’s place-making agenda, alongside Creating Places.  
  
National Roads Development Guide 2014 
  
This document supports Designing Streets and expands on its principles and is 
considered to be the technical advice that should be followed in designing and 
approving of all streets including parking provision. 
  
CONSULTATION RESPONSES 
  
Internal 
  
Transportation And Development (1st consultation) 
Further details of the pedestrian and vehicle visibility splay required. Re-consultation 
required. 
  
Transportation And Development (2nd consultation) 
Updated response. Not in support of application due to lack of [pedestrian and vehicular 
visibility splay] information being provided. 
  
Conservation Team 
Internal discussion. No impact on the setting of nearby listed buildings. 
  
Structures And Flooding 
No concerns or objections. 
  
Biodiversity/Tree Officer 
No objection subject to condition if minded to approve. 
  
REPRESENTATIONS 
  
No representations were received. 
  
Additional Statements Received: 
  

Screening Opinion  Not Required 

Environmental Impact Assessment (EIA): 
Environmental Report 

Not applicable 

Appropriate Assessment under Habitats 
Regulations 

AA Not Required 

Design Statement or Design and Access 
Statement 

Not Required 

Report on Impact or Potential Impact eg Flood 
Risk Assessment 

Not Required 
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APPRAISAL 
  
Sections 25 and 37 (2) of the Town and Country Planning (Scotland) Act 1997 require 
that planning decisions be made in accordance with the development plan unless 
material considerations indicate otherwise.  The Development Plan comprises NPF4 
and the Perth and Kinross Local Development Plan 2019.  The relevant policy 
considerations are outlined in the policy section above and are considered in more 
detail below.  In terms of other material considerations, involving considerations of the 
Council’s other approved policies and supplementary guidance, these are discussed 
below only where relevant.   
  
In this instance, section 14(2) of the Planning (Listed Buildings and Conservation 
Areas) (Scotland) Act 1997 places a duty on planning authorities in determining such 
an application as this to have special regard to the desirability of preserving the building 
or its setting or any features of special architectural or historic interest which it 
possesses.   
The determining issues in this case are whether; the proposal complies with 
development plan policy; or if there are any other material considerations which justify a 
departure from policy. 
  
Policy Appraisal 
  
Alterations and improvements to existing dwellings, are generally considered to be 
acceptable in principle. Nevertheless, consideration must be given to the scale, form, 
massing, design, position, proportions and external finishes of the proposed 
development, within the context of the application site, and whether it would have an 
adverse impact upon visual, residential or environmental amenity.  
  
In this instance the proposals are considered inappropriate and cannot be approved 
due to the lack of requisite information and resulting concerns with the proposal’s 
detrimental effect on public safety on exiting from the proposed vehicular access. 
  
Design and Layout 
  
The application seeks to introduce the formation of a two-vehicle parking area with 
turning head, driveway, access ramp, vehicular access and gate, all within and to the 
flatted building’s front curtilage. A portion of the property’s listed boundary wall would 
be altered and perforated to include two gatepiers either side of the vehicular entrance 
and a 2.5 metres wide vehicular gate opening. Dropped kerbs would also be sought.  
  
Relating to the design, layout and finish of the proposed parking area, turning head and 
access ramp, finished with block paving to a recessive colour and texture finish and 
edging, there are no concerns however details of the specification and colour of the 
proposed external finishing materials for the gatepiers has not been provided in full. 
More crucially, the creation of the vehicular access presents pedestrian and vehicular 
safety concerns which will be discussed within the ‘Roads and Access’ section of this 
report. 
  
The proposal does not comply with NPF4 Policy 14 (a), (b – connected) and (c) and 
Policy 16 (g)(i) relating to lack of full detail for gatepier finishes; LDP2 Policy 1A and 1B 
(a), (c) and (e); and as informed by Placemaking Supplementary Guidance and 
Designing Streets.  
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Residential and Visual Amenity 
  
The proposal would present no residential amenity concerns in terms of overshadowing 
or overlooking and privacy impact given the nature of development. Equally, the 
development would not present any visual amenity concerns. 
  
The proposal complies with NPF4 Policy 16 (g)(ii) and LDP2 Policy 17. 
  
Roads, Access and Safety 
  
On initial consultation with Transportation & Development (T&D) colleagues, it was 
highlighted that the agent had not provided or shown visibility splays for the vehicle 
access. It was requested that a pedestrian splay to the left and right of the vehicle 
access was to be shown. It was later confirmed that a vehicular visibility splay would 
also be required.  
  
Further to the visibility splay requests, T&D noted that although unclear whether the 
number of car parking spaces meets the requirements of the National Roads 
Development Guide for the size of the flat, new spaces have been formed [nevertheless 
when compared to no spaces currently being on site]. Also, in the interests of 
safeguarding the historic environment, T&D were willing, in this instance, to allow a 2.5 
metre wide vehicular access which falls short of the relevant minimum standard (2.75 
metres).  
  
Ultimately, further details were required to be in a position to support the application. 
  
On discussing the case with the agent, the case was argued where “the provision of the 
pedestrian visibility splay depicted on PKC Type A and B Access is desirable from a 
transport planning perspective however, the inclusion of the pedestrian visibility splays 
is caveated ‘where appropriate’”. The agent further noted “pedestrians navigating the 
Isla Road and Dundee Road are already used to this type of configuration within the 
streetscape.” A vehicular access precedent justification document was provided (plan 
10). 
  
This document (plan 10) has been taken into full consideration however, in the interests 
of public safety and road safety, the application has been assessed on its own merits 
and individual site specifics. The proposed vehicular access would be flanked by a tall 
boundary wall and with minimal perforation of said wall, limited and obstructed 
peripheral visibility would result; entry and exit to the site is from a busy A-class public 
road; the vehicular access would be in close proximity to an operational bus stop; and 
presence of pedestrian activity inclusive of those alighting from public transport, all 
present factors that present concern where we must ensure that the safety of road and 
pedestrian users are addressed.  
  
One key note within Designing Streets is that streets should be designed to be safe 
places. It goes on to mention that the absence of wide visibility splays at private 
driveways will encourage drivers to emerge more cautiously. Consideration should be 
given to whether this will be appropriate, taking into account the following: the 
frequency of vehicle movements; the amount of pedestrian activity; and the width of the 
footway. As informed by Designing Streets, it is considered that the visibility obstruction 
of the tall boundary walls would obscure a whole vehicle and pedestrian and can be 
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considered to have a significant impact on road safety, especially if vehicle users do not 
emerge cautiously.  
  
As contained within National Roads Development Guide section 3.1, where any new 
development gains access to the existing road network, the junction would need to 
meet specific stopping sight distance and visibility requirements. This information is 
detailed within Designing Streets where, specific to this case, the stopping sight 
distance for the A93 (30mph) is 40 metres and 43 metres when adjusted for bonnet 
length. To meet visibility requirements, it must be ensured that views are not obstructed 
by vertical obstructions of more than 1.05 metres, to the left and right of the visibility 
splay. Furthermore, as per Perth & Kinross Council Vehicular Access Guide Type A 
Junction detail is relevant in understanding pedestrian visibility splay requirements – 
2.4m x 2.4m in this case.  
  
No visibility splay information was submitted by the agent. A quick assessment on the 
estimated pedestrian and vehicle visibility splay was carried out internally (see below) 
and the splay(s) would appear to be obstructed by structures more than 1.05 metres in 
height resulting in an inappropriate vehicular access design and layout. It cannot be 
dismissed that a detrimental impact to vehicle and pedestrian safety upon vehicle 
emergence from the proposed access point, could happen.  
  

  
  
On re-consultation with Transportation & Development (T&D), an update was provided 
to confirm that full assessment of the vehicle access could not be carried out as further 
information was not submitted. As such, Transportation & Development could not offer 
support to the proposal. 
  
The proposal does not comply with NPF4 Policy 14 (a), (b - connected) and (c) and 
Policy 18 (b); LDP2 Policy 60B (a); and as informed by the National Roads 
Development Guide and Designing Streets. 
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Drainage and Flooding 
  
There are no drainage or flooding implications associated with this proposed 
development.  
  
Conservation Considerations 
  
It is a welcome approach that the proposed downtaking works represent a minimum 
amount of historic fabric loss sought in creating a vehicular access. Further to that, on 
consultation with Conservation Team colleagues, there are no concerns that the 
proposal in its entirety would impact on the setting of nearby listed buildings, including 
to the host listed building. 
  
The proposal complies with NPF4 Policy 7 (c) and LDP2 Policy 27A. 
  
Natural Heritage and Biodiversity 
  
As noted on the proposed site plan (plan 06), it is proposed to remove three trees (T4, 
T6 and T7). On consultation with the Biodiversity Officer, the proposal raises no 
concerns subject to conditions being applied when minded for approval.  
  
PLANNING OBLIGATIONS AND LEGAL AGREEMENTS 
  
None required.   
  
DIRECTION BY SCOTTISH MINISTERS 
  
None applicable to this proposal. 
  
CONCLUSION AND REASONS FOR DECISION 
  
To conclude, the application must be determined in accordance with the Development 
Plan unless material considerations indicate otherwise.  In this respect, the proposal is 
considered to be contrary to the Development Plan.  Account has been taken of the 
relevant material considerations and none has been found that would justify overriding 
the Development Plan. 
  
Accordingly the proposal is refused on the grounds identified below. 
  
Conditions and Reasons  
  

1. Approval would be contrary to National Planning Framework 4 Policy 14 (a) 
where the proposal is designed in such a way that does not improve the 
quality of the area, and (b) lacks connected designing for pedestrian 
experience relating to safety and inappropriate connectivity to the public road 
network inconsistent with the 'connected' quality of a successful place, and 
(c); Policy 16 criteria (g)(i) where the proposal lacks full clarity on gatepier 
material finishes; and Policy 18 (b) where there would be a resultant 
detrimental impact onto the infrastructure network; and as informed by 
Placemaking Supplementary Guidance, the National Roads Development 
Guide and Designing Streets. 
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2. Approval would be contrary to the Perth and Kinross Local Development Plan 
2 Policy 1A and 1B with particular note to criteria (a), (c) and (e) where the 
proposal would result in road user and pedestrian safety issues at its access 
point and full clarity of gatepier material finishes have not been provided; and 
Policy 60B where the proposal has not been designed for the safety of all 
potential users; and as informed by the National Roads Development Guide 
and Designing Streets. 

  
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    There are no relevant informatives. 
  
Procedural Notes 
  
Not Applicable. 
  
PLANS AND DOCUMENTS RELATING TO THIS DECISION 
  
01  02  03  04  05  06  07  08  09  10 
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 4(ii)(c) 
 LRB-2023-45 
 
LRB-2023-45 
23/00921/FLL – Alterations to boundary wall to form 
vehicular access, formation of driveway, car parking and 
paths at Lower Flat, Rose Cottage, Isla Road, Perth, PH2 
7HG 
 
 

REPRESENTATIONS 
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 4(iii) 
 LRB-2023-46 
 
LRB-2023-46 
23/01362/FLL – Change of use of flat to form short-term let 
accommodation unit (in retrospect) at 2 Jubilee Place, 
Pitlochry, PH16 5GA 
 
 
INDEX 
 
(a) Papers submitted by the Applicant (Pages 161-174) 
 
 
(b) Decision Notice (Pages 177-178) 
 
 Report of Handling (Pages 179-184) 
 
 Reference Documents (Pages 171-173 and 185-194) 
 
 
(c) Representations (Pages 195-198) 
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 4(iii)(a) 
 LRB-2023-46 
 
LRB-2023-46 
23/01362/FLL – Change of use of flat to form short-term let 
accommodation unit (in retrospect) at 2 Jubilee Place, 
Pitlochry, PH16 5GA 
 
 

PAPERS SUBMITTED 
BY THE 

APPLICANT 
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 4(iii)(b) 
 LRB-2023-46 
 
LRB-2023-46 
23/01362/FLL – Change of use of flat to form short-term let 
accommodation unit (in retrospect) at 2 Jubilee Place, 
Pitlochry, PH16 5GA 
 
 

PLANNING DECISION NOTICE 
 
REPORT OF HANDLING 
 
REFERENCE DOCUMENTS (part included in 
applicant’s submission, pages 161-163) 
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REPORT OF HANDLING 
  

DELEGATED REPORT 
  
Ref No 23/01362/FLL 
Ward No P4- Highland 
Due Determination Date 20th October 2023  
Draft Report Date 17th October 2023 
Report Issued by JF Date 17.10.23 

  

PROPOSAL:  
  

Change of use of flat to form short-term let 
accommodation unit (in retrospect) 
    

LOCATION:  2 Jubilee Place Pitlochry PH16 5GA   
 
SUMMARY: 
  
This report recommends refusal of the application as the development is considered to 
be contrary to the relevant provisions of the Development Plan and there are no 
material considerations apparent which justify setting aside the Development Plan. 
  
BACKGROUND AND DESCRIPTION OF PROPOSAL 
  
The application is for a change of use of a flat to short term let accommodation. The flat 
is located within a residential area of Pitlochry built circa 2015 forming part of the 
redevelopment of the former curling rink.  The wider site comprises of 22 flats which are 
a mix of affordable and private ownership.  
  
The property is a first floor flat and comprises two bedrooms, one en-suite, 
bathroom, sitting room and kitchen. It has its own direct access to the street and a 
parking space.  
  
The application form states the property has been used as an STL since 2015.  The 
application site has been visited so that an assessment of the wider character of the 
area could be made.  
  
SITE HISTORY 
  
09/00585/FUL Erection of 29 flats 22 July 2009 Application Withdrawn 
  
09/01280/FLL Erection of 22 flats  (revision to block 3/4) 15 April 2011 Application 
Approved 
  
PRE-APPLICATION CONSULTATION 
  
Pre application Reference: N/A 
  
DEVELOPMENT PLAN 
  
The Development Plan for the area comprises National Planning Framework 4 (NPF4) 
and the Perth and Kinross Local Development Plan 2 (2019) (LDP2).  
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National Planning Framework 4  
  
The National Planning Framework 4 (NPF4) is the Scottish Government’s long-term 
spatial strategy with a comprehensive set of national planning policies.  This strategy 
sets out how to improve people’s lives by making sustainable, liveable and productive 
spaces.   
  
NPF4 was adopted on 13 February 2023. NPF4 has an increased status over previous 
NPFs and comprises part of the statutory development plan. 
  
The Council’s assessment of this application has considered the following policies of 
NPF4 : 
  
Policy 14: Design, Quality and Place 
Policy 30: Tourism 
  
Perth and Kinross Local Development Plan 2 – Adopted November 2019 
  
The Local Development Plan 2 (LDP2) is the most recent statement of Council policy 
and is augmented by Supplementary Guidance. 
  
The principal policies are: 
  
Policy 1A: Placemaking 
Policy 1B: Placemaking 
Policy 17: Residential Areas 
Policy 60B: Transport Standards and Accessibility Requirements: New Development 
Proposals 
  
Statutory Supplementary Guidance 
  

 Supplementary Guidance - Placemaking (adopted in 2020) 
  

OTHER POLICIES 
  
Non Statutory Guidance 
  
Draft Planning Guidance Proposed Short-Term Let Control Area (Consultation ended 18th 
August 2023) 
  
NATIONAL GUIDANCE 
  
The Scottish Government expresses its planning policies through The National 
Planning Framework, Planning Advice Notes, Creating Places, Designing Streets, 
National Roads Development Guide and a series of Circulars.   
  
CONSULTATION  RESPONSES 
  
Communities Housing Strategy  Saturation levels of STLs highlighted  
  
Environmental Health (Noise Odour) No objection  
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REPRESENTATIONS 
  
No representations were received 
  
Additional Statements Received: 
  

Screening Opinion  EIA Not Required 

Environmental Impact Assessment (EIA): 
Environmental Report 

Not applicable 

Appropriate Assessment under Habitats 
Regulations 

Habitats Regulations AA Not 
Required 

Design Statement or Design and Access 
Statement 

Submitted 

Report on Impact or Potential Impact eg Flood 
Risk Assessment 

Not Required 

  
APPRAISAL 
  
Sections 25 and 37 (2) of the Town and Country Planning (Scotland) Act 1997 require 
that planning decisions be made in accordance with the development plan unless 
material considerations indicate otherwise.  The Development Plan comprises NPF4 
and the Perth and Kinross Local Development Plan 2019.  The relevant policy 
considerations are outlined in the policy section above and are considered in more 
detail below.  In terms of other material considerations, involving considerations of the 
Council’s other approved policies and supplementary guidance, these are discussed 
below only where relevant.   
  
The determining issues in this case are whether; the proposal complies with 
development plan policy; or if there are any other material considerations which justify a 
departure from policy. 
  
Policy Appraisal 
  
The proposal seeks to change the use of an existing flat in Pitlochry settlement to a 
short term let.  
  
The primary policy in this instance is NPF4 Policy 30(e): Tourism, as there is no specific 
LDP2 policies relating to Short-Term Let accommodation, particularly where changes of 
use of existing properties are concerned.  
  
Placemaking considerations (policies 1A and 1B) are relevant in so far as they seek to 
guide development to the right location to avoid adverse impacts. 
  
NPF4 Policy 30(e): Tourism states that Development proposals for the reuse of existing 
buildings for short term holiday letting will not be supported where the proposal will 
result in: 
  
i. An unacceptable impact on local amenity or the character of a neighbourhood or 
area; or 
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ii. The loss of residential accommodation where such loss is not outweighed by 
demonstrable local economic benefits. 
  
Consultees have advised that the application site is situated within a postcode district 
(PH16), which has a higher-than-average provision of short term lets, which is at a level 
at which it may be considered appropriate to introduce a control area, in order to help 
manage high concentrations of STLs where it affects the availability of residential 
housing or the character of a neighbourhood.  
  
Draft planning guidance on short term lets has recently been produced due to concerns 
expressed over the impact of STL's on services, local business staffing and expansion 
as well as housing affordability. The consultative draft acknowledges that while short-
term lets can bring economic benefits to the host and local areas, this must be 
balanced against the impact the loss of that residential property has on the availability 
of housing for local people, and in particular access to affordable housing. 
  
In respect of criterion (i) of NPF4 Policy 30(e), the proposed use of the property as a 
short term let would not be significantly different from a flat in terms of its physical 
appearance, the extent of guest footfall or noise emanating from the property, so long 
as good management practices are in place. 
  
However, the expected high turnover of guests has the potential to increase 
disturbance to neighbouring residents. In addition, the proposal would contribute to a 
cumulative adverse impact on the residential character of the flatted development with 
communal/shared areas of a central parking courtyard.   
  
In respect of criterion (ii) of NPF4 Policy 30(e), the proposal would result in the loss of a 
flat to short term let accommodation in the PH16 postcode area which is already 
subject to a proliferation of holiday accommodation. This in turn would adversely impact 
the availability of residential accommodation locally. There are undoubtedly economic 
benefits associated with the proposal, not least to the applicants themselves and to 
local businesses who benefit from the custom of guests, but these do not necessarily 
outweigh the loss of residential accommodation in this instance. 
  
The proposal therefore conflicts with NPF4 Policy 30(e) Tourism, and the intent of 
LDP2 Policy 1A: Placemaking. The principle is therefore unacceptable. 
  
Residential Amenity 
  
NPF4 Policy 14 Design, Quality and Place and LDP2 Placemaking Policies 1A and 1B 
and Policy 17: Residential Areas support proposals which are compatible with the 
amenity and character of the surrounding area.  
  
The flat forms the southwest block of the wider flatted development forming a courtyard 
of 22 flats. The arrangement of the buildings provides for a quiet, private, enclosed 
development with a central parking area.  
  
Through the use of the flat as a short term let there is the potential for noise from the 
users of the properties to affect neighbouring residential properties. The introduction of 
Civic Government (Scotland) Act 1982 (Licensing of Short-term Lets) Order 2022 
requires these to be licensed and noise conditions will form part of the licence.  
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The use of the property as a short-term let is considered to be incompatible with the 
character of the residential flatted development.  The intensification of use and 
movements would adversely impact the amenity of neighbouring residents and would 
alter the existing private, quiet, residential character of the courtyard.  
  
As the proposal would not be compatible with the amenity and character of the 
surrounding area, it also fails to satisfy national and local placemaking policies (NPF4 
Policy 14 and LDP2 Policies 1A and 1B) as well as LDP2 Policy 17 Residential Areas.  
  
Roads and Access 
  
One parking space is allocated to the 2-bedroom property. It would not be 
inconceivable for more than one car to be used by guests.  As the principle of 
development is not supported it has not been investigated what other parking would be 
available in the locale. 
  
Other Material Considerations - Proposed Short-Term Let Control Area and Draft 
Planning Guidance  
  
This document is a material consideration for this planning application. The draft 
document was approved by elected members for consultation on 31 May 2023. The 
public consultation started on 2 June 2023 and closed on 18 August 2023. The 
document notes that the planning guidance (draft) will be used to assess planning 
applications. It should be highlighted that the planning guidance is in draft form, and as 
a result of the consultation process its contents may change. 
  
The guidance states that the benefits offered from short term lets must be balanced 
against the impact the loss of that residential property has on the availability of housing 
for local people, and in particular access to affordable housing. 
  
At this stage little weight is given to this guidance but the recommendation in this case 
does not raise any issues.  
  
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 small scale related to local 
spending.  
  
VARIATION OF APPLICATION UNDER SECTION 32A  
  
This application was not varied prior to determination. 
  
PLANNING OBLIGATIONS AND LEGAL AGREEMENTS 
  
None required.   
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DIRECTION BY SCOTTISH MINISTERS 
  
None applicable to this proposal. 
  
CONCLUSION AND REASONS FOR DECISION 
  
To conclude, the application must be determined in accordance with the Development 
Plan unless material considerations indicate otherwise.  In this respect, the proposal is 
considered to be contrary to the Development Plan.  Account has been taken of the 
relevant material considerations and none has been found that would justify overriding 
the Development Plan. 
  
Accordingly the proposal is refused on the grounds identified below. 
  
Conditions and Reasons  
  
1 The proposed retrospective change of use is contrary to Policy 30, Tourism e) of 
National Planning Framework 4 (2023) as the proposal will result in: 
  
i) An unacceptable impact on local amenity and character of the area, and 
  
ii) The loss of residential accommodation where such loss is not outweighed by 
demonstrable local economic benefits. 
  
2 The proposal is contrary to National Planning Framework 4 (2023) Policy  14c): 
Design, Quality and Place and Perth and Kinross Local Development Plan 2 (2019), 
Policies 1A and 1B: Placemaking and Policy 17 d) Residential Areas as the short-term 
let accommodation would adversely impact on the  amenity of residents of the flats and 
the short-term let use is not compatible  with the amenity and character of the existing 
private, quiet, enclosed residential development.    
  
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 
  
The applicant is advised that the use of the property as a short term let should cease 
immediately to avoid formal enforcement action being considered. 
  
Procedural Notes 
  
Not Applicable. 
  
PLANS AND DOCUMENTS RELATING TO THIS DECISION 
  
01 
02 
03 
04 

Page 184 of 300



Page 185 of 300



Page 186 of 300



Page 187 of 300



Page 188 of 300



Page 189 of 300



Page 190 of 300



Page 191 of 300



Page 192 of 300



Page 193 of 300



Page 194 of 300



 4(iii)(c) 
 LRB-2023-46 
 
LRB-2023-46 
23/01362/FLL – Change of use of flat to form short-term let 
accommodation unit (in retrospect) at 2 Jubilee Place, 
Pitlochry, PH16 5GA 
 
 

REPRESENTATIONS 
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 4(iv) 
 LRB-2023-47 
 
LRB-2023-47 
23/00572/FLL – Change of use from flat to short-term let 
accommodation unit (in retrospect), 4a Bonnethill Road, 
Pitlochry, PH16 5BS 
 
 
INDEX 
 
(a) Papers submitted by the Applicant (Pages 201-214) 
 
 
(b) Decision Notice (Pages 217-218) 
 
 Report of Handling (Pages 219-226) 
 
 Reference Documents (Pages 227-236) 
 
 
(c) Representations (Pages 237-244) 
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 4(iv)(a) 
 LRB-2023-47 
 
LRB-2023-47 
23/00572/FLL – Change of use from flat to short-term let 
accommodation unit (in retrospect), 4a Bonnethill Road, 
Pitlochry, PH16 5BS 
 
 

PAPERS SUBMITTED 
BY THE 

APPLICANT 
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 4(iv)(b) 
 LRB-2023-47 
 
LRB-2023-47 
23/00572/FLL – Change of use from flat to short-term let 
accommodation unit (in retrospect), 4a Bonnethill Road, 
Pitlochry, PH16 5BS 
 
 

PLANNING DECISION NOTICE 
 
REPORT OF HANDLING 
 
REFERENCE DOCUMENTS  
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REPORT OF HANDLING 
  

DELEGATED REPORT 
  
Ref No 23/00572/FLL 
Ward No P4- Highland 
Due Determination Date 26th June 2023  
Draft Report Date 11th July 2023 
Report Issued by ab Date 14/7/23 

  

PROPOSAL:  
  

Change of use from flat to short-term let accommodation 
unit (in retrospect) 
    

LOCATION:  4A Bonnethill Road Pitlochry PH16 5BS   
 
SUMMARY: 

 
This report recommends refusal of the application as the development is considered to 
be contrary to the relevant provisions of the Development Plan and there are no 
material considerations apparent which justify setting aside the Development Plan. 
  
BACKGROUND AND DESCRIPTION OF PROPOSAL 
 
Planning application relates to an upper floor flat contained to the rear (northeast side) 
of the above, 2 ½ -storey, imposing corner building, which is prominently situated at the 
junctions of Bonnethill and Atholl Roads in Pitlochry town centre. The slate and 
sandstone building is unlisted, but has a good deal of period architectural charm that 
adds to the character of the Pitlochry Conservation Area in which it is located.  
  
Plans indicate that although the property has a dual aspect to the north (Bonnethill 
Road) and south (rear of Atholl Road buildings), the access to the upper floors is via a 
shared staircase which leads onto a private lane that is out with the application site 
area. 
  
Consent is being sought retrospectively to change the use of the one bedroomed unit 
into a short term let.  
  
SITE HISTORY 
 
Short term licences have been applied for. 
  
PRE-APPLICATION CONSULTATION 
 
Pre application Reference: n/a 
  
DEVELOPMENT PLAN 
 
The Development Plan for the area comprises National Planning Framework 4 (NPF4) 
and the Perth and Kinross Local Development Plan 2 (2019) (LDP2).  
  
  

Page 219 of 300



National Planning Framework 4  
 
The National Planning Framework 4 (NPF4) is the Scottish Government’s long-term 
spatial strategy with a comprehensive set of national planning policies.  This strategy 
sets out how to improve people’s lives by making sustainable, liveable and productive 
spaces.   
  
NPF4 was adopted on 13 February 2023. NPF4 has an increased status over previous 
NPFs and comprises part of the statutory development plan. 
  
The Council’s assessment of this application has considered the following policies of 
NPF4 : 
  
Policy 7: Historic Assets and Places 
Policy 13: Sustainable Transport 
Policy 14: Design, Quality and Place 
Policy 18: Infrastructure First 
Policy 27: City, Town, Local and Commercial Centres 
Policy 30: Tourism 
  
Perth and Kinross Local Development Plan 2 – Adopted November 2019 
 
The Local Development Plan 2 (LDP2) is the most recent statement of Council policy 
and is augmented by Supplementary Guidance. 
  
The principal policies are: 
  
Policy 1A: Placemaking 
Policy 1B: Placemaking 
Policy 5: Infrastructure Contributions 
Policy 10: City, Town and Neighbourhood Centres 
Policy 28A: Conservation Areas: New Development 
Policy 60B: Transport Standards and Accessibility Requirements: New Development 
Proposals 
  
Statutory Supplementary Guidance 
  

 Supplementary Guidance - Developer Contributions & Affordable Housing 
(adopted in 2020) 

 Supplementary Guidance - Placemaking (adopted in 2020) 
  

OTHER POLICIES 
 
Non Statutory Guidance 

  
 Conservation areas 
 short term let draft planning guidance 
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NATIONAL GUIDANCE 
 
The Scottish Government expresses its planning policies through The National 
Planning Framework, Planning Advice Notes, Creating Places, Designing Streets, 
National Roads Development Guide and a series of Circulars.   

 
Planning Advice Notes 
 
The following Scottish Government Planning Advice Notes (PANs) and Guidance 
Documents are of relevance to the proposal:  

 PAN 40 Development Management 
 PAN 68 Design Statements 
 PAN 75 Planning for Transport 
 PAN 77 Designing Safer Places 

  
Creating Places 2013 
 
Creating Places is the Scottish Government’s policy statement on architecture and 
place. It sets out the comprehensive value good design can deliver. It notes that 
successful places can unlock opportunities, build vibrant communities and contribute to 
a flourishing economy and set out actions that can achieve positive changes in our 
places. 
  
Designing Streets 2010 
 
Designing Streets is the policy statement in Scotland for street design and changes the 
emphasis of guidance on street design towards place-making and away from a system 
focused upon the dominance of motor vehicles. It was created to support the Scottish 
Government’s place-making agenda, alongside Creating Places.  
  
National Roads Development Guide 2014 
 
This document supports Designing Streets and expands on its principles and is 
considered to be the technical advice that should be followed in designing and 
approving of all streets including parking provision. 
  
CONSULTATION  RESPONSES 
 
Internal: 
Environmental Health (Noise Odour)  

 No objection, acknowledgment that noise can be an issue, however content to 
regulate this through an informative advising that a STL licence would be 
necessary. 
  

Communities Housing Strategy  
 Have advised that the postcode district level of saturation of potential short-term 

lets is above the level at which it may be considered appropriate to 
introduce a control area in order to help manage high concentrations of STLs 
where it affects the availability of residential housing or the character of a 
neighbourhood. 
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Transportation And Development 
 No objections 

  
Structures And Flooding 

 No objections, advised that access route is subject to flooding. 
 

External: 
 
Scottish Water 

 No objections noted 
 
REPRESENTATIONS 
 
None received. 
  
Additional Statements Received: 
  

Screening Opinion  Not Required 

Environmental Impact Assessment (EIA): Environmental 
Report 

Not applicable 

Appropriate Assessment under Habitats Regulations Not Required 

Design Statement or Design and Access Statement Not Required,  no 
external changes 

Report on Impact or Potential Impact eg Flood Risk 
Assessment 

Not Required 

  
APPRAISAL 
 
Sections 25 and 37 (2) of the Town and Country Planning (Scotland) Act 1997 require 
that planning decisions be made in accordance with the development plan unless 
material considerations indicate otherwise.  The Development Plan comprises NPF4 
and the Perth and Kinross Local Development Plan 2019.  The relevant policy 
considerations are outlined in the policy section above and are considered in more 
detail below.  In terms of other material considerations, involving considerations of the 
Council’s other approved policies and supplementary guidance, these are discussed 
below only where relevant.   
  
In this instance, Section 64(1) of the Planning (Listed Buildings and Conservation 
Areas) (Scotland) Act 1997 is relevant and requires planning authorities to pay special 
attention to the desirability of preserving or enhancing the character or appearance of 
the designated conservation area.  
  
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 & Use 
 
Within the LDP2, the subjects are located within the central core of the Pitlochry 
Conservation Area where policies 28A and 10 (Town and Neighbourhood Centre) are 
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of note, given the absence of any external alterations or established policy specifically 
relating to Short Term Lets.  
  
Current policy considerations essentially seek to promote a vibrant town centre and 
encourage uses commensurate to the location, which are in keeping with the character 
of the area and do not result in any adverse impacts. 
  
Background Placemaking considerations (policies 1A and 1B) are relevant in so far as 
they seek to guide development to the right location to avoid adverse impacts. 
  
Policy 27 City, town, local and commercial centres of NPF4 is also relevant as this 
supports commercial uses in the area, provided that the use will not be detrimental to 
residential amenity.    
  
NPF4 specifically endorses a tourism policy (30) which seeks to “encourage, promote 
and facilitate sustainable tourism development which benefits local people, is consistent 
with our net zero and nature commitments, and inspires people to visit Scotland”. 
However, Policy 30 goes on to state that:  
  
Development proposals for the reuse of existing buildings for short term holiday letting 
will not be supported where the proposal will result in: 
  

i. An unacceptable impact on local amenity or the character of a neighbourhood or 
area; or  

ii. The loss of residential accommodation where such loss is not outweighed by 
demonstrable local economic benefits. 

  
Consultees have advised that the application site is situated within a postcode district 
(PH16), which has a higher-than-average provision of shorty term lets, namely 12% 
above the level at which it may be considered appropriate to introduce a control area, in 
order to help manage high concentrations of STLs where it affects the availability of 
residential housing or the character of a neighbourhood.  
  
Draft planning guidance on short term lets has recently been produced due to concerns 
expressed over the impact of STL’s on services, local business staffing and expansion 
as well as housing affordability. The consultative draft acknowledges that while short-
term lets can bring economic benefits to the host and local areas, this must be 
balanced against the impact the loss of that residential property has on the availability 
of housing for local people, and in particular access to affordable housing. 
  
It further states that planning permission will not be granted unless the following criteria 
are met: 
  

1. The proposal is for the extensive refurbishment of a long-term empty residential 
property which will bring the building back into active use; 
  

2. The proposal relates to a residential property with four or more bedrooms as this 
stock is considered less significant in terms of housing needs assessments; 
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3. It can be demonstrated that the residential property has been operating as a 
short-term let for more than 10 years and is therefore exempt from planning 
enforcement action; 
  

4. It can be demonstrated that the proposal for the change of use to short-term let 
is part of a diversification scheme to support an existing Perth and Kinross 
business within the same landholding. 

 
Additionally, that – in all cases, properties must have their own door to the street to 
reduce the risk of adverse impact on the amenity of neighbouring residents. Proposals 
must also comply with all relevant LDP2 policies, in particular Policy 1 Placemaking: 
Development must contribute positively to the quality of the surrounding built and 
natural environment. 
  
While this non-statutory guidance is currently open to comment and not yet adopted 
(anticipated by September 2023), it forms the most up-to-date indication of Council 
intent and policy on the matter, and as such, is a material consideration in addition to 
other policy factors and supplementary guidance in the assessment of the proposals. 
  
No background information has been provided in relation to business activities or 
“retrospective” nature of the STL, nor if there is a right of access over third party land to 
the public road or confirmation as to where any bins are located.  
  
Records indicate that the flat was last sold in December 2020, so it is assumed the 
commercial use has occurred recently. Irrespective, the loss of a residential unit for 
short-term letting use, does not accord with the draft guidance specifically in terms of 
the key criteria or in having its own access direct to the street.  As a result, the 
development is considered inappropriate in this location and contrary to NPF4 policy 
30, LDP2 policies 1A and associated draft supplementary guidance.  
  
Residential Amenity 
 
NPF4 Policy 14: Design, Quality and Place and LDP2 Policy 1A: Placemaking, & 10: 
City, Town & neighbourhood Centres support proposals and the retention of housing or 
other uses on upper floors which contribute positively to the quality of their 
surroundings and are compatible with the amenity and character of the area in which 
located. It is acknowledged that short term lets can result in additional levels of 
disturbance and noise concerns. Environmental Health officers note however that the 
main avenue to regulate such matters is via the separate licence control required. 
Given the double, x 1 bedroom layout of the property, short-term letting accommodation 
is unlikely to be significantly different from the former residential use, in terms of footfall. 
The change in character of the unit however (whether incrementally or cumulatively) in 
respect of the lack of occupants’ permanency and potential for disturbance in shared 
access spaces is deemed incompatible with policy aims. 
  
Roads and Access 
 
The proposals raise no access or parking concerns given the town centre location and 
proximity to public transport undertakers as well as parking provision. 
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Conservation Considerations & Visual Amenity 
 
As no external works are proposed, the change of use will have no direct impact on the 
appearance of the property. The cumulative impact of short term lets could however be 
argued to impinge on the established character of the Conservation Area. 

 
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. 
  
VARIATION OF APPLICATION UNDER SECTION 32A  
 
This application was not varied prior to determination, in accordance with the terms of 
section 32A of the Town and Country Planning (Scotland) Act 1997, as amended.   
  
PLANNING OBLIGATIONS AND LEGAL AGREEMENTS 
 
None required.   
  
DIRECTION BY SCOTTISH MINISTERS 
 
None applicable to this proposal. 
  
CONCLUSION AND REASONS FOR DECISION 
 
To conclude, the application must be determined in accordance with the Development 
Plan unless material considerations indicate otherwise.  In this respect, the proposal is 
considered to be contrary to the Development Plan.  Account has been taken of the 
relevant material considerations and none has been found that would justify overriding 
the Development Plan. 
  
Accordingly the proposal is refused on the grounds identified below. 
  
Reasons  
  
1 The change of use is contrary to Policy 30: Tourism (part e) of National Planning 
Framework 4 (2022) as the proposal involves the loss of a residential unit to short term 
let accommodation within an area which is subject to a high saturation of holiday 
accommodation, relative to the potential total housing stock. The loss of such a 
mainstream housing unit will have a negative impact on the amenity of the area and the 
loss of the accommodation has not been outweighed by any demonstrable local 
economic benefit. 
  
2 In the interests of amenity and proper planning, the change of use by reason of 
its location and shared access arrangements will not protect established residential 
amenity levels, nor contribute positively to the area in which located.  The development 
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is as a result contrary to Policies 1A & 10 of Perth & Kinross Local Development Plan 2 
(2019) as well as the associated draft supplementary guidance on short term lets 
(2023). 
  
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 applicable 
  
Procedural Notes 
 
Not Applicable. 
  
PLANS AND DOCUMENTS RELATING TO THIS DECISION 
  
01 
  
02 
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Pullar House 35 Kinnoull Street Perth PH1 5GD  Tel: 01738 475300  Fax: 01738 475310  Email: onlineapps@pkc.gov.uk

Applications cannot be validated until all the necessary documentation has been submitted and the required fee has been paid.

Thank you for completing this application form:

ONLINE REFERENCE 100624524-001

The online reference is the unique reference for your online form only. The  Planning Authority will allocate an Application Number when
your form is validated. Please quote this reference if you need to contact the planning Authority about this application.

Type of Application
What is this application for? Please select one of the following: *

 Application for planning permission (including changes of use and surface  mineral working).

 Application for planning permission in principle.

 Further application, (including renewal of planning permission, modification, variation or removal of a planning condition etc)

 Application for Approval of Matters specified in conditions.

Description of Proposal
Please describe the proposal including any change of use: *  (Max 500 characters)

Is this a temporary permission? *  Yes  No

If a change of use is to be included in the proposal has it already taken place?  Yes  No

(Answer ‘No’ if there is no change of use.) *

Has the work already been started and/or completed? *

 No  Yes – Started  Yes - Completed

Please state date of completion, or if not completed, the start date (dd/mm/yyyy): *

Please explain why work has taken place in advance of making this application: *  (Max 500 characters)

Applicant or Agent Details
Are you an applicant or an agent? * (An agent is an architect, consultant or someone else acting

on behalf of the applicant in connection with this application)  Applicant  Agent

Change of use from a flat to a short term let accommodation

No Work has taken place as it is soley a change of use.

01/08/2022
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Applicant Details
Please enter Applicant details

Title: You must enter a Building Name or Number, or both: *

Other Title: Building Name:

First Name: * Building Number:

Address 1
Last Name: * (Street): *

Company/Organisation Address 2:

Telephone Number: * Town/City: *

Extension Number: Country: *

Mobile Number: Postcode: *

Fax Number:

Email Address: *

Site Address Details

Planning Authority:

Full postal address of the site (including postcode where available):

Address 1:

Address 2:

Address 3:

Address 4:

Address 5:

Town/City/Settlement:

Post Code:

Please identify/describe the location of the site or sites

Northing Easting

Ms

4A BONNETHILL ROAD

Michelle

Perth and Kinross Council

McMillan The river tilt caravan park

47

PITLOCHRY

PH16 5BS

PH18 5TE

Scotland

758119

Blair Atholl

294011

Invertilt road
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Pre-Application Discussion

Have you discussed your proposal with the planning authority? *  Yes  No

Site Area
Please state the site area:

Please state the measurement type used:  Hectares (ha)  Square Metres (sq.m)

Existing Use
Please describe the current or most recent use: *  (Max 500 characters)

Access and Parking

Are you proposing a new altered vehicle access to or from a public road? *  Yes  No

If Yes please describe and show on your drawings the position of any existing. Altered or new access points, highlighting the changes
you propose to make. You should also show existing footpaths and note if there will be any impact on these.

Are you proposing any change to public paths, public rights of way or affecting any public right of access? *  Yes  No

If Yes please show on your drawings the position of any affected areas highlighting the changes you propose to make, including
arrangements for continuing or alternative public access.

How many vehicle parking spaces (garaging and open parking) currently exist on the application
Site?

How many vehicle parking spaces (garaging and open parking) do you propose on the site (i.e. the
Total of existing and any new spaces or a reduced number of spaces)? *

Please show on your drawings the position of existing and proposed parking spaces and identify if these are for the use of particular
types of vehicles (e.g. parking for disabled people, coaches, HGV vehicles, cycles spaces).

Water Supply and Drainage Arrangements

Will your proposal require new or altered water supply or drainage arrangements? *  Yes  No

Do your proposals make provision for sustainable drainage of surface water?? *  Yes  No
(e.g. SUDS arrangements) *

Note:-

Please include details of SUDS arrangements on your plans

Selecting ‘No’ to the above question means that you could be in breach of Environmental legislation.

Are you proposing to connect to the public water supply network? *

 Yes

 No, using a private water supply

 No connection required

If No, using a private water supply, please show on plans the supply and all works needed to provide it (on or off site).

60.00

short term let accommodation

0

0
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Assessment of Flood Risk

Is the site within an area of known risk of flooding? *  Yes  No  Don’t Know

If the site is within an area of known risk of flooding you may need to submit a Flood Risk Assessment before your application can be
determined. You may wish to contact your Planning Authority or SEPA for advice on what information may be required.

Do you think your proposal may increase the flood risk elsewhere? *  Yes  No  Don’t Know

Trees

Are there any trees on or adjacent to the application site? *  Yes  No

If Yes, please mark on your drawings any trees, known protected trees and their canopy spread close to the proposal site and indicate if
any are to be cut back or felled.

Waste Storage and Collection

Do the plans incorporate areas to store and aid the collection of waste (including recycling)? *  Yes  No

If Yes or No, please provide further details: * (Max 500 characters)

Residential Units Including Conversion

Does your proposal include new or additional houses and/or flats? *  Yes  No

All Types of Non Housing Development – Proposed New Floorspace

Does your proposal alter or create non-residential floorspace? *  Yes  No

Schedule 3 Development

Does the proposal involve a form of development listed in Schedule 3 of the Town and Country  Yes  No  Don’t Know
Planning (Development Management Procedure (Scotland) Regulations 2013 *

If yes, your proposal will additionally have to be advertised in a newspaper circulating in the area of the development. Your planning
authority will do this on your behalf but will charge you a fee. Please check the planning authority’s website for advice on the additional
fee and add this to your planning fee.

If you are unsure whether your proposal involves a form of development listed in Schedule 3, please check the Help Text and Guidance
notes before contacting your planning authority.

Planning Service Employee/Elected Member Interest

Is the applicant, or the applicant’s spouse/partner, either a member of staff within the planning service or an  Yes  No
elected member of the planning authority? *

i already have bins outside the property for waste
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Certificates and Notices
CERTIFICATE AND NOTICE UNDER REGULATION 15 – TOWN AND COUNTRY PLANNING (DEVELOPMENT MANAGEMENT
PROCEDURE) (SCOTLAND) REGULATION 2013

One Certificate must be completed and submitted along with the application form. This is most usually Certificate A, Form 1,
Certificate B, Certificate C or Certificate E.

Are you/the applicant the sole owner of ALL the land? *  Yes  No

Is any of the land part of an agricultural holding? *  Yes  No

Are you able to identify and give appropriate notice to ALL the other owners? *  Yes  No

Certificate Required
The following Land Ownership Certificate is required to complete this section of the proposal:

Certificate B

Land Ownership Certificate
Certificate and Notice under Regulation 15 of the Town and Country Planning (Development Management Procedure) (Scotland)
Regulations 2013

I hereby certify that

(1) - No person other than myself/the applicant was an owner [Note 4] of any part of the land to which the application relates at the
beginning of the period of 21 days ending with the date of the accompanying application;

or –

(1) - I have/The Applicant has served notice on every person other than myself/the applicant who, at the beginning of the period of 21
days ending with the date of the accompanying application was owner [Note 4] of any part of the land to which the application relates.

Name:

Address:

Date of Service of Notice: *

Ms Michelle McMillan

21/04/2023
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(2) - None of the land to which the application relates constitutes or forms part of an agricultural holding;

or –

(2) - The land or part of the land to which the application relates constitutes or forms part of an agricultural holding and I have/the
applicant has served notice on every person other than myself/himself who, at the beginning of the period of 21 days ending with the
date of the accompanying application was an agricultural tenant.  These persons are:

Name:

Address:

Date of Service of Notice: *

Signed: Ms Michelle  McMillan

On behalf of:

Date: 08/04/2023

 Please tick here to certify this Certificate. *

Checklist – Application for Planning Permission
Town and Country Planning (Scotland) Act 1997

The Town and Country Planning (Development Management Procedure) (Scotland) Regulations 2013

Please take a few moments to complete the following checklist in order to ensure that you have provided all the necessary information
in support of your application. Failure to submit sufficient information with your application may result in your application being deemed
invalid. The planning authority will not start processing your application until it is valid.

a) If this is a further application where there is a variation of conditions attached to a previous consent, have you provided a statement to
that effect? *

 Yes  No  Not applicable to this application

b) If this is an application for planning permission or planning permission in principal where there is a crown interest in the land, have
you provided a statement to that effect? *

 Yes  No  Not applicable to this application

c) If this is an application for planning permission, planning permission in principle or a further application and the application is for
development belonging to the categories of national or major development (other than one under Section 42 of the planning Act), have
you provided a Pre-Application Consultation Report? *

 Yes  No  Not applicable to this application
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Town and Country Planning (Scotland) Act 1997

The Town and Country Planning (Development Management Procedure) (Scotland) Regulations 2013

d) If this is an application for planning permission and the application relates to development belonging to the categories of national or
major developments and you do not benefit from exemption under Regulation 13 of The Town and Country Planning (Development
Management Procedure) (Scotland) Regulations 2013, have you provided a Design and Access Statement? *

 Yes  No  Not applicable to this application

e) If this is an application for planning permission and relates to development belonging to the category of local developments (subject
to regulation 13. (2) and (3) of the Development Management Procedure (Scotland) Regulations 2013) have you provided a Design
Statement? *

 Yes  No  Not applicable to this application

f) If your application relates to installation of an antenna to be employed in an electronic communication network, have you provided an
ICNIRP Declaration? *

 Yes  No  Not applicable to this application

g) If this is an application for planning permission, planning permission in principle, an application for approval of matters specified in
conditions or an application for mineral development, have you provided any other plans or drawings as necessary:

 Site Layout Plan or Block plan.

 Elevations.

 Floor plans.

 Cross sections.

 Roof plan.

 Master Plan/Framework Plan.

 Landscape plan.

 Photographs and/or photomontages.

 Other.

If Other, please specify: *  (Max 500 characters)

Provide copies of the following documents if applicable:

A copy of an Environmental Statement. *  Yes  N/A

A Design Statement or Design and Access Statement. *  Yes  N/A

A Flood Risk Assessment. *  Yes  N/A

A Drainage Impact Assessment (including proposals for Sustainable Drainage Systems). *  Yes  N/A

Drainage/SUDS layout. *  Yes  N/A

A Transport Assessment or Travel Plan  Yes  N/A

Contaminated Land Assessment. *  Yes  N/A

Habitat Survey. *  Yes  N/A

A Processing Agreement. *  Yes  N/A

Other Statements (please specify). (Max 500 characters)
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Declare – For Application to Planning Authority
I, the applicant/agent certify that this is an application to the planning authority as described in this form. The accompanying
Plans/drawings and additional information are provided as a part of this application.

Declaration Name: Ms Michelle  McMillan

Declaration Date: 08/04/2023

Payment Details
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 4(iv)(c) 
 LRB-2023-47 
 
LRB-2023-47 
23/00572/FLL – Change of use from flat to short-term let 
accommodation unit (in retrospect), 4a Bonnethill Road, 
Pitlochry, PH16 5BS 
 
 

REPRESENTATIONS 
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 4(v) 
 LRB-2023-48 
 
LRB-2023-48 
23/00924/FLL – Part change of use of dwellinghouse to 
nursery business, Dalshian House, Croftinloan, Pitlochry, 
PH16 5TD 
 
 
INDEX 
 
(a) Papers submitted by the Applicant (Pages 247-258) 
 
 
(b) Decision Notice (Pages 261-262) 
 
 Report of Handling (Pages 263-270) 
 
 Reference Documents (Pages 271-285) 
 
 
(c) Representations (Pages 287-300) 
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 4(v)(a) 
 LRB-2023-48 
 
LRB-2023-48 
23/00924/FLL – Part change of use of dwellinghouse to 
nursery business, Dalshian House, Croftinloan, Pitlochry, 
PH16 5TD 
 
 

PAPERS SUBMITTED 
BY THE 

APPLICANT 
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Notice of Review

NOTICE OF REVIEW
UNDER SECTION 43A(8) OF THE TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 1997 (AS AMENDED)IN

RESPECT OF DECISIONS ON  LOCAL DEVELOPMENTS

THE TOWN AND COUNTRY PLANNING (SCHEMES OF DELEGATION AND LOCAL REVIEW PROCEDURE)
(SCOTLAND) REGULATIONS 2013

THE TOWN AND COUNTRY PLANNING (APPEALS) (SCOTLAND) REGULATIONS 2008

IMPORTANT: Please read and follow the guidance notes provided when completing this form. 
Failure to supply all the relevant information could invalidate your notice of review.

Use BLOCK CAPITALS if completing in manuscript

Applicant(s)

Name

Address

Postcode

Contact Telephone 1 
Contact Telephone 2 
Fax No

E-mail*

Agent (if any)

Name

Address

Postcode

Contact Telephone 1 
Contact Telephone 2 
Fax No

E-mail*

Mark this box to confirm all contact should be 
through this representative:

Yes No
* Do you agree to correspondence regarding your review being sent by e-mail?

Planning authority

Planning authority’s application reference number

Perth and Kinross 

23/00924/FLL

Site address

Description of proposed 
development

Dalshian House, Old Perth Road, Pitlochry, PH16 5TD

Part change of use of dwellinghouse to allow operation
of child-minding buisness

Date of application Date of decision (if any)

Note. This notice must be served on the planning authority within three months of the date of the decision 
notice or from the date of expiry of the period allowed for determining the application.

Page 1 of 4

Lois Brown

Dalshian House,
Old Perth Road, 
Pitlochry

PH16 5TD

x

13/07/2023 11/11/2023
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Notice of Review
Nature of application

1. Application for planning permission (including householder application)
2. Application for planning permission in principle
3. Further application (including development that has not yet commenced and where a time limit

has been imposed; renewal of planning permission; and/or modification, variation or removal of 
a planning condition)

4. Application for approval of matters specified in conditions

Reasons for seeking review

1.  Refusal of application by appointed officer
2.  Failure by appointed officer to determine the application within the period allowed for

determination of the application
3.  Conditions imposed on consent by appointed officer

Review procedure

The Local Review Body will decide on the procedure to be used to determine your review and may at any 
time during the review process require that further information or representations be made to enable them 
to determine the review.  Further information may be required by one or a combination of procedures, 
such as: written submissions; the holding of one or more hearing sessions and/or inspecting the land 
which is the subject of the review case.

Please indicate what procedure (or combination of procedures) you think is most appropriate for the 
handling of your review. You may tick more than one box if you wish the review to be conducted by a 
combination of procedures.

1. Further written submissions
2. One or more hearing sessions
3. Site inspection
4 Assessment of review documents only, with no further procedure

If you have marked box 1 or 2, please explain here which of the matters (as set out in your statement 
below) you believe ought to be subject of that procedure, and why you consider further submissions or a 
hearing are necessary:

Site inspection

In the event that the Local Review Body decides to inspect the review site, in your opinion:
Yes No

1. Can the site be viewed entirely from public land?
2 Is it possible for the site to be accessed safely, and without barriers to entry?

If there are reasons why you think the Local Review Body would be unable to undertake an 
unaccompanied site inspection, please explain here:

Page 2 of 4

x

x

x

x

he planning permission has been denied because of risk of flooding. However we believe the risk is small 
and would not affect my ability to safetly operate a childminding buisness from the premises. We therefore 
wish to provide statements from previous owners of the house and images of recent severe weather and it's 
effect on the property.

T

x

x
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Notice of Review
Statement

You must state, in full, why you are seeking a review on your application.  Your statement must set out all 
matters you consider require to be taken into account in determining your review.  Note: you may not 
have a further opportunity to add to your statement of review at a later date.  It is therefore essential that 
you submit with your notice of review, all necessary information and evidence that you rely on and wish 
the Local Review Body to consider as part of your review.

If the Local Review Body issues a notice requesting further information from any other person or body, 
you will have a period of 14 days in which to comment on any additional matter which has been raised by 
that person or body.

State here the reasons for your notice of review and all matters you wish to raise.  If necessary, this can 
be continued or provided in full in a separate document.  You may also submit additional documentation 
with this form.

t

t

to

Have you raised any matters which were not before the appointed officer at the time the Yes No
determination on your application was made?

If yes, you should explain in the box below, why you are raising new material, why it was not raised with 
the appointed officer before your application was determined and why you consider it should now be 
considered in your review.

Page 3 of 4

SEPA did not support our application on the grounds of risk of flood and previous flooding. I do no 
contest that there is occasional ground water on the property after periods of heavy rainfall, 
however this is contained to the bottom of the properties grounds. As the hosue sits in a 1.3 acre 
plot this is a significant distance from both the house and the driveway to it. Neither the house or 
its access have ever been affected by serious flooding. Attached to this appeal are statements 
from two previous owners, back to the 1970's, that comment on incidents SEPA has referenced. 
We have been informed that one of the floods SEPA reports was caused by building work on the 
hill behind the house which involved the re-routing of a watercourse into another, therefore a one 
off incident. We have also been told that another flood quoted happened in the same postcode bu 
further down the Old Perth Road and did not effect Dalshian House. Since living in the property 
(for the last three years) we have kept the small waterway which is on the edge of the boundry in
good condition ensuring it is free from any obstruction which would cause issues. We have also

slightly raised the banks, again ensuring any risk of flood is minimised. I have also attached
images from storm Babet, which show the effect of rain throughout Pitlochry in comparision to our
house. I believe these images show that the effect of heavy rainfall are not more extreme at our
property when compared to the rest of Pitlochry. The need for childcare in Pitlochry is just as
urgent as it is for much of rural Scotland. We appreciate renewed govermental drives to help with
childcare options, especially for those in rural areas, and  believe our childminding buisness could
be part of that solution without putting children at any risk.

To add as a final note; the house previously functioned as a B&B, next door a thriving lodge rental company 
is still active. We would argue that if the property was at risk of flooding these buisnesses would not be able 
achieve the success that both have.

x

The application was refused outright so documents such as the letters were not required. We also did not 
have the images as the severe weather warning had not happened at the point of refusal.
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Notice of Review
List of documents and evidence

Please provide a list of all supporting documents, materials and evidence which you wish to submit with 
your notice of review and intend to rely on in support of your review.

Note. The planning authority will make a copy of the notice of review, the review documents and any 
notice of the procedure of the review available for inspection at an office of the planning authority until 
such time as the review is determined.  It may also be available on the planning authority website.

Checklist

Please mark the appropriate boxes to confirm you have provided all supporting documents and evidence 
relevant to your review:

Full completion of all parts of this form

Statement of your reasons for requiring a review

All documents, materials and evidence which you intend to rely on (e.g. plans and drawings 
or other documents) which are now the subject of this review.

Note. Where the review relates to a further application e.g. renewal of planning permission or 
modification, variation or removal of a planning condition or where it relates to an application for approval 
of matters specified in conditions, it is advisable to provide the application reference number, approved 
plans and decision notice from that earlier consent.

Declaration

I the applicant/agent [delete as appropriate] hereby serve notice on the planning authority to 
review the application as set out on this form and in the supporting documents.

Signed Date 1 4/11/2023

Page 4 of 4

ocument 1 : Previous occupent's letter
D ocument 2 :  Previous occupent's letter

ocument 3 : Images showing result of the recent sever storm Babet

D

D

x

x

x

ois BrownL
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Dear Mrs Brown 

  
I offer this email in support of your appeal to the Planning Department. 
  
Our parents purchased Dalshian House in the early 1960’s and sold out in 1995, 
when they retired and moved next door to Middle Cottage, where Mum 
continues to live.  During these 60 years or therabouts, our family have never 
known Dalshian House to become flooded. 
  
I am aware that some surface water can collect in the north-west garden corner 
during periods of exceptional rainfall.  This tends to originate from the minor local 
water courses referred to in the recent press article. 
  
August 2002 was one of these events.  However, Dalshian is protected by the 
continuous wall along it’s boundary with General Wades Road, which deflects 
excessive flows from the Donavourd hillside catchment to flow to the north and 
south of the property.  In addition to this, more recent improvements to the 
under-road culverts, burn dredging and heightened embankments have 
appreciably reduced this surface water risk. 
  
Worth mentioning is River Tummel flood waters, which seems to be SEPA’s main 
concern and which we have never known to reach Dalshian at any level. 
  
I hope that this background helps your case. 
  
Kind regards 
  
David Telford 
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To whom it may concern   

 

My family and I owned and resided at the property Dalshian House from September 

2007 until September 2021. 

 

During this time (and previously) the property was operated as a Guest House business 

and we resided in the attached cottage known as The Annex Dalshian. 

 

I can confirm, during this period, that The Annex Dalshian did not flood. 

 

Yours sincerely  

 

Martin Walls 
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Below images from around the town of Pitlochry after recent storm Babet: 
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Below are pictures from our property on the same day. You can see after heavy rain the 
watercourse was high and there were large puddles formed in the front garden. However 
you can also see that the road to our property remained unaffected and the back of the 
house where the childminding would take place did not even have ground water close to it.  
 

 
The front of our house, where children’s parents would park to bring them to the property. 
 

 
The same driveway. 
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The front of the house and puddle, this was due to the drain you can see in bottom left 
which had become blocked, it has since been cleared and such puddling has not happened 
again. 
 

 
The side garden which would be used for childminding. No ground water or puddling in this 
area.  
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The burn at the egde of the property. As you can see it was very high, and this is the highest 
we have ever seen it during our tenure. Within 24 hours of the storm ending it was much 
lower and it did not get higher than this during the storm. The road in and out of the 
property was not effected despite the high water levels which remained contained.  
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 4(v)(b) 
 LRB-2023-48 
 
LRB-2023-48 
23/00924/FLL – Part change of use of dwellinghouse to 
nursery business, Dalshian House, Croftinloan, Pitlochry, 
PH16 5TD 
 
 

PLANNING DECISION NOTICE 
 
REPORT OF HANDLING 
 
REFERENCE DOCUMENTS  
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 4(v)(c) 
 LRB-2023-48 
 
LRB-2023-48 
23/00924/FLL – Part change of use of dwellinghouse to 
nursery business, Dalshian House, Croftinloan, Pitlochry, 
PH16 5TD 
 
 

REPRESENTATIONS 
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