










Character Area 2: 18th-19th century planned expansion 
Windows and doors (continued) 



Character Area 3: Later 19th century villa development 
Materials and details 
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Character Area 3: Later 19th century villa development 
Windows and doors 
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Character Area 3: Later 19th century villa development 
Boundary treatments 
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Sensitivity Analysis 
 
Setting of the conservation area 
9.1  The edges of the conservation area can be sensitive to potential development. It is important 
to preserve and enhance the setting of the conservation area and the design, scale and 
landscaping of any development must not adversely affect this setting.  Also, existing tree belts of 
high amenity value should not be adversely affected. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Views into conservation area from Comrie Rd      View out West from conservation area  
 
Archaeology 
9.2  There are no scheduled ancient monuments within the conservation area. There are several 
sites of local archaeological and historic interest and all non-designated monuments are indicated 
in the Perth & Kinross Historic Environment Record (HER), searchable at: http://www.pkht.org.uk/
HERSearchRecord.asp  
 
Assessment of Significance 
 
10.1  The townscape of Crieff evolved in the middle ages as an important cattle market centre. 
Crieff then developed into an industrial and trading town and more recently as a tourism centre. 
These phases of town development are reflected in the three distinctive character areas 
identified. Important architectural and historical survivals from each of these phases are 
preserved, creating a rich diversity and at the same time a harmonious character and 
appearance to the townscape. The setting of the townscape is enriched by mature woodlands, 
Knock Hill, Macrosty Park, the River Earn and superb views of the Strathearn valley. 
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CONSERVATION STRATEGY 
 

Using the Conservation Area Appraisal 
 
11.1  The Conservation Area Appraisal (CAA) provides a sound basis for development 
management and for initiatives to promote environmental and economic improvements. Key 
issues and features that contribute to the character of Crieff are addressed and proposals will be 
put forward for enhancing the character of the area. This will be done through local consultation 
with amenity groups, businesses and other community organisations.  Public meetings and 
exhibitions will also be arranged. 
 
11.2  The CAA provides a framework for on-going management of the conservation area in the 
medium term as well as the near future.  The key objectives are: 

• To ensure maintenance of the integrity of the conservation area; 

• To prevent erosion of character through small-scale change; 

• To enable future evolution and change as long as it is appropriately controlled. 

11.3  Implementing these objectives will depend on a number of factors: 
 
•  Development proposals must be in accordance with current development plan policies  

 relating to conservation area status and special character of the historic buildings, open  
 spaces and tree groups.  Design, materials and detailing will require to be in accordance 
 with design guidelines prepared by the local planning authority; 

 
•  Development proposals should demonstrate a sustainable approach, including use of  

 materials and sustainability of use; 
 
•  Adaptive re-use of buildings and mixed use projects to ensure a reverse in physical, visual 

 or economic decline will be positively considered subject to compatibility with neighbouring 
 property and uses; 

 
•  The potential for economic regeneration will be considered as a positive factor, subject to 

 compatibility with neighbours. 
 
11.4  Whilst current planning policies provide a framework for protection of the conservation area, 
it is important to ensure implementation and enforcement where necessary.  A combination of 
guidance, information and planning tools will be used in this management role, as indicated 
below: 

•  Conservation area guidance: design advice covering conservation areas in general will be 
 provided for owners and occupiers of residential and commercial property with regard to 
 building alterations and improvements, and there will also be advice for any new build site 
 infill in conservation areas; 

•  Grant aid: the local planning authority will provide information regarding what grant 
 schemes may be available from partnership agencies and other organisations for certain 
 types of repair or enhancement works; 

•  Enforcement action: the planning authority will produce an enforcement charter which will 
 identify any unauthorised works within and adjacent to conservation areas as priorities for 
 action; 

32



 

 

•  Article 4 Directions: the planning authority is committed to establishing this additional 
 planning tool within the conservation area in order to bring certain classes of permitted 
 development under planning control (as described in paras 14.2, 14.3 and 14.4). 

•  Repairs Notices: the planning authority will seek to work with owners of listed buildings but 
 will take action in terms of undertaking urgent works or requiring repairs where owners 
 allow buildings to fall into disrepair; 

•  Compulsory Purchase orders: the planning authority will exercise its rights to acquire 
 buildings in disrepair to assist their repair and conversion in partnership with other 
 agencies; 

•  Education and training: the planning authority is in the process of establishing links with 
 Historic Scotland and Scottish Enterprise to facilitate conservation training programmes for 
 building contractors and other interested parties or private individuals. PKHT has recently 
 secured resources from the Heritage Lottery fund to develop an interpretive and outreach 
 education programme in conjunction with other agencies to promote understanding and 
 enjoyment of conservation areas. 

11.5  There is a firm commitment from the planning authority to ensure the protection and 
enhancement of Crieff Conservation Area and to use statutory planning powers when these are 
required. The importance of public consultation with local civic amenity and community groups 
and local businesses is fully understood and this will continue after the conservation area has 
been designated and established. 
 
 
Monitoring and Review 
 
The conservation area will be monitored through:- 
 
12.1  Photographic surveys: a detailed survey of all buildings and open spaces within the 
conservation area has been undertaken as part of the appraisal and will form a basis for 
monitoring further change; 

 
12.2  Observation: officers from the planning authority will visit the conservation area at regular 
intervals and check on the progress of any restoration and enhancement schemes and also 
observe any other works occurring which may be unauthorised; 

 
12.3  Liaison: officers will liaise with local amenity groups, the public and other interested parties 
as necessary; 

 
12.4  Review: the Conservation Area Appraisal will be monitored and reviewed from time to time 
depending upon budget constraints and other priorities.           
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PROPOSALS 
 
Opportunities for Development 
 
13.1  The Strathearn Area Local Plan identified some relatively small sites for new housing within 
the conservation area and some larger sites in close proximity to the conservation area. Nearly all 
of these sites have now been developed apart from a large site at Kincardine Road (possible 230 
units). Other housing sites outwith the conservation area may be zoned in future development 
plans. It is important to preserve and enhance the setting of the conservation area and the 
design, scale and landscaping of any development must not adversely affect this setting. 
 
13.2  The local plan identifies major areas of open (green) space and recreation that are to be 
retained. Any development proposals that erode these areas will be resisted. Key green spaces 
indicated are Macrosty Park, Taylor Park and the Recreation Grounds to the west of the 
conservation area and land to the south of Dollerie Crescent. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Taylor Park        Park to the south of Dollerie Crescent 
 
13.3  The town centre area in the local plan covers West High Street, High Street, part of East 
High Street and the top end of King Street. In this area uses including shops, offices, restaurants, 
public houses and hotels are considered acceptable. Proposals for alterations to shop fronts and 
erection of signs in this area must be in keeping with the existing character of surrounding 
properties. The local plan indicates that the Council will continue to investigate and seek the 
implementation of an environmental improvement scheme for the High Street. 
 
13.4  Opportunity sites identified within the conservation area are a): land between King Street 
and Duchlage Road, adjacent to Crieff Hospital, which is no longer required for a new primary 
school, and b): the former Free Church (`south church’) on Comrie Street which is presently 
vacant.  
 
13.5  The Crieff Hydro Hotel estate is identified in the local plan as an area for tourist 
accommodation uses: proposals for uses within and associated with the Crieff Hydro estate must 
reflect the high quality environment of the area particularly in terms of landscape and nature 
conservation impact. The majority of the grounds of the Hydro are included within the 
conservation area.     
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Opportunities for Planning Action 
 
Conservation area boundary refinement 
14.1  A draft boundary was identified in the Strathearn Area Local Plan of 2001.  The boundary 
has been refined and extended to the south as part of the appraisal process.  The town centre 
and the area of the 18th and early 19th century expansion have been included as these areas 
are important phases  in the history of the town’s development. 
 
Effects of permitted development 
14.2  There are examples in the town of development which would not have required planning 
permission (under the General Permitted Development Order 1992), called `permitted’ 
development’, but which in some cases, are not appropriate to the traditional character of the 
townscape.  Alterations to listed buildings are covered by listed building legislation and the need 
to obtain listed building consent, but unlisted buildings, of which there are many in Crieff, are not 
covered by this legislation.  Small scale developments or alterations to unlisted buildings or open 
spaces may not be significant individually but cumulatively can erode the visual fabric of the 
townscape and there is the potential, without development management, for more of such 
developments to appear.   
 
14.3  Classes of development which are usually `permitted’ include alteration or removal of stone 
walls or railings; small extensions or some types of alterations to the exterior of houses, including 
replacement windows; small buildings or alterations within the curtilage of houses; some satellite 
dishes; repairs to private streets; caravan sites; some forms of telecommunications development; 
some types of development by statutory undertakers (water, gas, electricity, road transport, post 
office and sewerage) and, certain types of development by local authorities, including lamp 
standards and street furniture.  In Crieff the townscape is particularly vulnerable to some if not all 
of these classes of permitted development.  For example, window and door replacements; 
developments within the curtilage of gardens and possible loss of trees; the alteration of stone 
boundary walls or decorative iron railings ; visual clutter of telecommunications and electricity 
apparatus on or near buildings, and alterations to roads or parking areas. 

 
 
14.4  Under Article 4 of the Town & Country Planning (General Permitted Development) 
(Scotland) Order 1992, the local planning authority can seek the approval of the Scottish 
Ministers for Directions that restrict permitted development rights.  Development is not precluded, 
but such alterations will require planning permission and special attention will be paid to the 
potential effect of proposals.  In order to maximise the benefit of a conservation area designation 
it is considered that an `Article 4 Direction’ should be drafted for Scottish Ministers approval.   
 

Examples of permitted 
development causing 
erosion of original features  
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Advertisements 
14.5  There are certain types of advertisements which do not require advertisement consent 
under the Town & Country Planning (Control of Advertisements) (Scotland) Regulations 1984.  It 
is possible for a local planning authority to propose additional advertisement controls through 
regulation 11 of the 1984 Regulations and seek the approval of the Scottish Ministers.  A 
Regulation 11 direction controls normally permitted forms of `minor’ advertisement which can 
have an impact in areas of environmental quality. Certain types of advertisements, such as shop 
or business signage, can have a significant impact on historic building frontages and on the 
overall quality of the townscape. Usually Regulation 11 advert controls are only approved in 
conservation areas.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Examples of poor shopfronts (above & right) &  
signage (right)  
 
14.6  The problems of visual clutter in Crieff’s town 
centre are highlighted in the public realm audit section 
of this Appraisal.  The competition for business signs is 
unlikely to diminish and may increase in the short to medium term.  Additional advertisement 
controls would be a useful development management tool and should therefore be drafted for 
consultation and Scottish Ministers approval. (Classes of permitted advertisement proposed for 
removal under Regulation 11 of the Control of Advertisements Regulations 1984 are shown at 
Appendix 1)                                                                                                                                                   
 
Trees 
14.7  There is a case for Tree Preservation Orders to be formulated around the edge of Crieff if 
tree belts or groups important to the setting of the conservation area are located outwith the 
boundary and therefore do not have conservation area protection. The Council will consider 
serving TPO’s if any important tree belts in these areas are under real or potential risk.  
 
14.8  Any proposals to fell, top or lop trees within the conservation area will be subject to certain 
planning controls under the Town & Country Planning Act. Under this Act the local planning 
authority must be given six weeks notice of the intention to uproot, fell or lop trees. The planning 
authority then has the opportunity to discuss suitable management of the tree(s) with the owners, 
such as thinning rather than lopping. The planning authority would also have the option to 
propose protection by Tree Preservation Order (TPO). Failure to give notice will render the 
person liable to the same penalties as for contravention of a TPO, which could involve a fine not 
exceeding £20,000 per tree. 
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Opportunities for Enhancement 
 
15.1  Enhancement of the conservation area will be achieved through a variety of agencies and 
routes: through schemes promoted by the local authority (Perth and Kinross Council) in 
partnership with local or national agencies; through private business enterprise and development 
or via conditions or agreements attached to planning consents. Funding may be available from a 
variety of sources including Perth and Kinross Council; Perth and Kinross Heritage Trust; Historic 
Scotland or the Heritage Lottery Fund, depending on these organisation’s priorities and 
resources at the time. 
 
15.2  Opportunities for enhancement identified through the conservation area appraisal process 
are suggested for the following key areas. Please note that these represent initial ideas for 
potential solutions. There will be early consultation with the local community, including the 
Community Council and local heritage society, before any firm proposals are developed further 
through planning briefs or design statements. 
 

• The buildings behind the Crown Hotel near the top of Ramsay Street are in need of 
substantial façade improvement and/or redevelopment. The timber hayloft building on 
the west side of the street requires repair and refurbishment and adjacent space, used 
as a storage yard, would benefit from some landscaping and defined street boundary. 

 
• Building facades at 1-5 East High Street and around the corner into Church Street are 

in need of improvement with external materials, finishes and colours conducive to the 
traditional character of the townscape. The wide junction at the street corner requires 
strengthening visually with better edge definition and a wider pavement area with 
robust hard landscaping should be considered. More recent and altered building 
facades on the west side of the top of Church Street would also benefit from façade 
improvement.    

 
 
 
 
 
 
 
 
 
 
 
 
 

         Buildings behind the Crown hotel             Top of Ramsay Street, behind Crown Hotel 
 

• St Michael’s Church Hall in Church Street is in urgent need of a repair and 
refurbishment scheme and a new use or uses compatible with its listed building status. 
The environs of the church are also in poor condition with stone boundary walls, gates 
and remaining gravestones in need of repair. Access to the church for pedestrians is 
difficult due to the sharp rise in ground level from the street. Ease of access will be a 
key design consideration.  

 
• The oldest buildings in Academy Road, off West High Street, are at risk and require 

sensitive restoration. Building facades on the other side of the street and ground 
surface materials should also be improved as part of an enhancement scheme. 
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Academy Road        George Hotel, Commissioner Street 

 
• The former George Hotel is in need of repair and facade improvements with external 

materials, colours and finishes more conducive to the traditional townscape of 
Commissioner Street. Its environs to the west also require a hard and soft landscaping 
scheme.  

 
• The home improvement/hardware centre in Perth Road would benefit from façade 

improvement, removal of signage clutter and some hard and soft landscaping 
treatments to soften the impact of the forecourt.  

 
15.3  A façade improvement scheme for severely altered and visually poor shopfronts and 
building facades in the entire length of the High Street will be promoted. Further town centre 
streets may be considered for such a scheme. A partnership scheme with tourist operators and 
local businesses will also be considered with the purpose of rationalising, enhancement and 
possible sharing of signboards. 
 
15.4  Potential areas for enhancement are indicated on map 10. 
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APPENDICES 
 
1)  Article 4 Direction 
 

Town & Country Planning (Scotland) Act 1997 
Form of Direction by Planning Authority under Article 4(8) 

Town and Country Planning (General Permitted 
Development) (Scotland) Order 1992 

 
Crieff Conservation Area 

 
The Perth & Kinross Council (Restriction of Permitted 

Development) (Crieff) Direction 2008 
 
Perth & Kinross Council in terms of article 4(1) of the Town and Country 
Planning (General Permitted Development) (Scotland) Order 1992 (SI 
1992/223) being satisfied that it is expedient that all or any development 
comprising:- 
 
          Class 1  -  the enlargement, improvement or other alteration of a  
     dwellinghouse; 
          Class 3 -  the provision within the curtilage of a dwellinghouse of any 

building or enclosure, swimming or other pool required for a 
purpose incidental to the enjoyment of the dwellinghouse, or 
the maintenance, improvement or other alteration of such a 
building or enclosure; 

          Class  6 - the installation, alteration or replacement of a microwave 
antenna on a dwellinghouse or within the curtilage of  a 
dwellinghouse; 

          Class 7 -  the erection, construction, maintenance, improvement or 
alteration of a gate, fence, wall or other means of enclosure; 

          Class 16 -  the use of land, other than a building, as a caravan site; 
          Class 27 - the carrying out on land within the boundaries of a private 

road or    private way of works required for the maintenance 
or improvement of the road or way; 

          Class 30 - the erection or construction and the maintenance, 
improvement or  other alteration  by a local authority; 

          Class 38 - water undertakings; 
          Class 39 - public gas transporters; 
          Class 40 - electricity undertakings; 
          Class 41 - tramway or road transport undertakings: 
          Class 43 - universal service providers; and, 
          Class 43A - sewerage undertakings;    
 
should not be carried out within the Conservation Area of Crieff (area of land 
as described in the Schedule hereto) unless permission is granted on an 
application in that behalf, hereby directs that the permission granted by article 
3 in respect of:- 
 
           Classes 1, 3, 6, 7, 16, 27, 30, 38, 39, 40, 41, 43 and 43A, as described 
above, shall not apply. 
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2)  Classes of advertisements proposed for advertisement control under Regulation 11 

  
Description of Advertisement 

  
  
Class II (3):  Advertisements relating to any institution of a religious, 
educational, cultural, recreational or medical or similar character to any hotel, 
inn or public house or hostel, situated on the land on which any such 
advertisement is displayed. 
  
  
Class III (3):  Advertisements relating to the carrying out of building or similar 
work on the land on which they are displayed, not being land which is 
normally used, whether at regular intervals or otherwise for the purpose of 
carrying out such work. 
  
  
Class IV (1)  Advertisements displayed on business premises wholly with 
reference to all of the following matters; the business or other activity carried 
on, the goods sold or services provided, and the name and qualification of the 
person carrying on such business or activity or manufacturing or supplying 
such goods or services on those premises. 
  

 
Class IV (2)  Advertisement displayed on any forecourt of business premises 
wholly with reference to all or any of the matters specified in Class IV (1). 
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