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Perth and Kinross Council 
Development Control Committee – 1 August 2012 

Report of Handling by Development Quality Manager 
 

Alterations and change of use of office building to 20 residential flats with 
associated bin and bicycle storage facilities at 1 Water Vennel, Perth PH1 5TF 

 
Ref. No: 12/00413/FLL 
Ward No:12 - Perth City Centre 
 
Summary 
This is a local application for the change of use of an existing office block to form 20 
residential flats within the centre of Perth. The proposal will not have any adverse 
impact on the residential amenity of the area or the character or appearance of the 
city centre and is recommended for approval. 
 
BACKGROUND AND DESCRIPTION 
 
1 Water Vennel House is located at 1-3 Water Vennel in Perth. It is a detached 3 

storey purpose-built office comprising approximately 12,500 sq.ft of floor space 
built in the late 1980s.  The property was previously occupied by HM Revenue 
and Customs on a long term lease. HMRC withdrew in June 2011, as part of 
their Estates Consolidation and Workforce Change Programme.  The building 
has been actively marketed since then but remains unoccupied.  Given the 
present difficulties associated with finding new tenants for the property, the 
owner would like to secure a change of use in order to develop the building 
accordingly. 

 
2 Water Vennel House is situated on the edge of Perth city centre and within the 

Perth Central Conservation Area.  The building is not listed itself but is 
surrounded by listed buildings.  The principal south elevation is located on 
Water Vennel which connects Watergate and Tay Street.  The west elevation 
sits on Watergate and to the north the building is bordered by a landscaped 
garden.   Perth & Kinross Council operates a public car park beyond its 
boundary wall.  The building is surrounded by a variety of uses including 
residential, office and retail. 

 
3 This application is for a change of use of Water Vennel House from Class 4 

office use to residential to provide a mix of 20 flats over 3 storeys, comprising 
two three-bed flats, ten two-bed flats and eight one-bed flats, in the form of a 
car free development.  There is no associated vehicle parking, as the site is 
closely connected to local amenities and public transport.  Instead the scheme 
improves facilities for cyclists by locating cycle stands externally at the principal 
entrance.  Sheffield type cycle stands have been indicated on the ground floor 
plan with provision of one space per flat. Access to the ground floor apartments 
and bin stores will be barrier free.  The existing common entrance is retained 
and utilised on Water Vennel and a second entrance formed on Watergate.  
Each apartment is designed to exceed minimum space standards set out in the 
Building Regulations.  
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4 The existing grass strip to the north will be utilised as private garden space for 
the adjacent ground floor flats and an access formed between the northern 
boundary wall and gardens. 

 
NATIONAL POLICY AND GUIDANCE 
 

Scottish Planning Policy 2010 
 
5 This SPP is a statement of Scottish Government policy on land use planning 

and contains: 
• the Scottish Government’s view of the purpose of planning, 
• the core principles for the operation of the system and the objectives for 

key parts of the system, 
• statutory guidance on sustainable development and planning under 

Section 3E of the Planning etc. (Scotland) Act 2006, 
• concise subject planning policies, including the implications for 

development planning and development management, and  
• the Scottish Government’s expectations of the intended outcomes of the 

planning system. 
 

6 Of relevance to this application are: 
• Paragraphs 66-91 Housing 
• Paragraphs 110-124  Historic Environment 

 
DEVELOPMENT PLAN 
 
7 The Development Plan for the area consists of TAYplan Strategic Development 

Plan 2012 – 2032 and the Perth Central Area Local Plan 2007. 
 

TAYplan Strategic Development Plan 2012 – 2032  Approved June 2012  
 

8 The following policies are relevant 
 
 Policy 5: Housing 
 
9 Ensure that the mix of housing type, size and tenure meets the needs and 

aspirations of a range of different households throughout their lives, including 
the provision of an appropriate level of affordable housing based on defined 
local needs. Local Development Plans (where applicable) will need to set 
affordable housing requirements for or within each housing market area. 

  
 Perth Central Area Local Plan 1997 
 
10 The application site falls within Perth City Centre in an area designated for 

secondary business and commercial uses. It is within the Perth Central 
Conservation Area.  The following policies are relevant:- 

 

20



 Policy 11: Design 
 
11 Changes to the appearance of existing buildings  will be assessed against 

design guidelines, contained in Annex 1 to the Local Plan. 
 
 Policy 12: Existing Buildings 
 
12 Where practical and where the quality of the building merits it preference will be 

given to adaption rather than redevelopment. 
 
 Policy 23: Street Furniture 
 
13 The council supports the provision of suitably designed street furniture.   
 
 Policy 31: Parking and New Build Housing  
 
14 The Council will require an ‘appropriate’ level of off-street parking to be 

provided for new build housing developments within the Central Area.   
 . 
 Policy 41: Secondary Business and Commercial Uses 
 
15 It notes that the Council will support business, commercial, retail and other 

development, providing that residential amenity is not adversely affected and 
existing residential use is retained or incorporated into new development. 

  
 Policy 54: Conservation Areas 
 
16 Proposals for new buildings, changes to the appearance of existing buildings 

and where appropriate demolition of buildings will be assessed having regard to 
the design guidelines applicable to Conservation Areas contained in Annex 1.   

 
 Local Development Plan for Perth and Kinross 2012 
 
17 Members will be aware that on the 30 January 2012 the Proposed Plan was 

published. The adopted Local Plan will eventually be replaced by the Proposed 
Local Development Plan (LDP). The Council’s Development Plan Scheme sets 
out the timescale and stages leading up to adoption. Currently undergoing a 
period of representation, the Proposed Local Development Plan may be 
modified and will be subject to examination prior to adoption. This means that it 
is not expected that the Council will be in a position to adopt the Local 
Development Plan before December 2014. It is therefore a material 
consideration in the determination of this application. 

 
18 Under the LDP the site lies within the City Centre of Perth and the Conservation 

Area where the following policies apply: 
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 Policy RC2 
 
19 Within the area identified for City Centre Secondary Uses, the Council will 

encourage a mix of appropriate uses including shops, residential, offices, 
restaurants, pubs, and clubs. The use of pavement areas for 
restaurant/café/bar uses will also be acceptable provided it does not adversely 
affect pedestrian flows and subject to design. 

 
OTHER RELEVANT POLICY/GUIDANCE 
 

Perth & Kinross Council’s Affordable Housing Policy 2010 
 
20 This policy is applicable to all new housing sites (even ones identified in the 

local plans) with the exception of those with existing consents or an approved 
development brief. This policy seeks a 25% allocation of affordable housing; 
preferably on site; however, for developments of less than 10 units commuted 
payments maybe acceptable. 

 
 Perth & Kinross Council’s Planning Guidance Note – Primary Education 

and New Housing Development May 2009 
 
21 This guidance sets out the basis on which Perth and Kinross Council will seek 

to secure contributions from developers of new homes towards the cost of 
meeting primary education infrastructure improvements necessary as a 
consequence of development. All new housing from the date of adoption 
including those on sites identified in adopted Local Plans will have the policy 
applied. It should be noted that no contributions are required for affordable or 
sheltered housing. 

 
 City Centre Development Strategy   
 
22 The emerging strategy has, as one of its objectives, the encouragement of 

more private sector residential development in Perth City Centre. 
 
SITE HISTORY 
 
23  No recent planning history for this property. 
 
CONSULTATIONS 
 
24 Scottish Water has no objections to the proposal. Gowan’s Terrace Water 

Treatment Works currently has capacity to service this proposed development. 
 
25 Education and Children’s Services have confirmed that there are no capacity 

issues at the local primary school at this time. 
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REPRESENTATIONS 
 
26 Eight letters of objection have been received.  Main issues raised: 
 

• Parking and access issues 
• Loss of privacy/overlooking 
• Loss of office space 
• Inadequate waste and recycling facilities 
• These issues are all raised in the Appraisal section of this report. 

 
ADDITIONAL STATEMENTS 
 
27 Environment Statement Not required 
 Screening Opinion Not required 
 Environmental Impact Assessment Not required 
 Appropriate Assessment Not required 
 Design Statement / Design and Access Statement Submitted 
 Report on Impact or Potential Impact Not required 

 
APPRAISAL 
 
 Policy  
 
28 Sections 25 and 37(2) of the Town & Country Planning (Scotland) Act 1997 (as 

 amended) requires the determination of the proposal to be made in accordance 
with the provisions of the Development Plan, unless material considerations 
indicate otherwise.  The determining issues here are whether the proposals 
comply with Development Plan policy or if there are other material 
considerations, which justify a departure from policy. 

  
29 The application site falls within an area designated in the adopted Perth Central 

Area Local Plan 1997 for secondary business and commercial uses. In the 
emerging Proposed Local Development Plan the site falls within an area 
designated for City Centre Secondary Uses, where the Council will encourage a 
mix of appropriate uses including shops, residential, offices, restaurants, pubs, 
and clubs. It is considered that against the backdrop of low office take up rates, 
illustrated by the vacancy period of the application property and the movement 
of larger scale office developments out of the city centre in recent years, this 
proposal for a change of use from office to residential use is considered to be 
acceptable in principle. Other material considerations are assessed below. 

 
Residential Amenity 
 

30 The proposed change of use will not create, it is considered, any significant 
issues for the residential amenity of existing residents. There will be no direct 
overlooking or overshadowing of private garden ground and bearing in mind the 
city centre location, there are   sufficient distances between windows to prevent 
any significant impact on residential amenity. Whilst some of the window to 
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window distances would be below the normally applied distance of 18 metres, 
nevertheless, a distance of less than this is quite often experienced within city 
centres and it is unreasonable to expect such a distance to always be 
achieved. It is considered that the proposed development will provide a suitable 
level of residential amenity for residents within this city centre context.  
 
Affordable Housing 
 

31 The Council’s Affordable Housing Policy requires that 25% of the total number 
of houses, above a threshold of 5 units, for which planning consent is being 
sought is to be in the form of affordable housing.  The policy applies and there 
is a requirement for 5 affordable units in this case. 

 
32 Under the current policy on-site provision is generally the Council’s preference 

 across the Council area and sites in Perth city centre have a 10 unit threshold 
for on-site provision however where on-site provision is not appropriate, other 
methods of contribution are available. In their planning application the applicant 
has stated they will provide 5 one bedroom flats on-site as their affordable 
housing requirement.  This is acceptable under the terms of the policy provided 
that the units are sold at an affordable housing price, confirmation of the sales 
prices will need to be verified by Housing & Community Care prior to it being 
confirmed that the units are affordable. 

 
33 If the sales prices for the units are too high to qualify as affordable housing then 

the preferred type of contribution in this case would be a commuted sum 
payment; this has been discussed and agreed with Housing & Community 
Care.  The commuted sum stated in the Affordable Housing Guide (August 
2007, updated 2010) for the Perth HMA is £26,500 per unit, therefore the 
applicable figure would be £132,500.   

 
34 The affordable housing arrangements for the development need to be 

confirmed prior to issue of any planning consent. 
 

 Traffic and Road Safety 
 
35 There is no car parking provided as part of the application and the residential 

flats will be marketed as car free. There is cycle stand provision with one space 
per flat.  As the development sits within the city centre and the proposals are for 
the redevelopment/reuse of an existing building, the Council’s normal standards 
for parking requirements are not directly applicable to this application.   

 
36 Notwithstanding the fact that the site is to be marketed as a car free 

development, if any future residents are car owners the Council operates a 
residents parking scheme. This would allow residents to purchase a permit 
which would allow on-street parking (or parking within any council owned car 
park) within 100 metres of the development and also in the Canal Street multi 
storey car park (which is approx 300m walking distance from the development). 
There is also an adjacent private car park operated by Town and City Parking 
where permits may be available for residential users.  
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37 Having car parking close but not adjacent to the site would also have the 
benefit of promoting more sustainable mode choice for shorter journeys with 
the car only being an attractive mode for longer trips. The developer is also 
proposing cycle stands as part of the development; however this facility should 
be improved to provide covered cycle spaces and this would be the subject of a 
condition. 

 
38 It is noted there are concerns from objectors about potential problems with 

accessing existing garages and properties due to inappropriate parking in the 
vicinity of the development. However, this is not a material issue as regards this 
application and any illegal and/or inappropriate parking would be dealt with 
through appropriate enforcement.  

 
39 There are no objections to the proposal in terms of traffic and pedestrian safety 

provided a condition to provide secure waterproof cycle parking is attached to 
any consent.  

 
 Conservation and Listed Buildings  
 
40 Water Vennel House is a late 20th century, unlisted office building within the 

Perth Central Conservation Area.  The site is almost completely surrounded by 
listed buildings, predominantly in category B, forming the street enclosures to 
South Street, St John Street and Tay Street.  In terms of architectural quality 
the existing building makes little contribution to the special character of the 
conservation area.  However it generally conforms to the prevailing scale and 
form of the surrounding buildings and its materials and detailing, while non-
traditional, are broadly neutral in their effect on their surroundings. 

 
41 There is no objection in principle to the proposed change from office to 

residential use, and the refurbishment and re-use of this vacant building within 
the conservation area is welcomed.  The proposed external changes to 
facilitate the change of use remain in keeping with the original character of the 
building and do not materially worsen its impact on the surrounding 
conservation area or the settings of nearby listed buildings.  There are no 
objections, but it is recommended conditions are applied requiring approval of 
the detailed design, materials and finishes of the proposed fenestration, doors, 
juliet balconies, spandrel panels, bin stores/screens, bicycle racks and 
balustrades to ramps/steps. 

 
 Drainage Infrastructure 
 
42 Scottish Water has no objections to the proposal and confirm that there is 

sufficient capacity at the local water treatment works. 
 

25



 Sustainability 
 
43 The reuse of redundant buildings for residential use on brownfield land is in 

accordance with sustainability principles. Housing provision close to or within 
existing centres is also in accordance with the goals of sustainable 
development where residents have access to social, economic and community 
facilities and good access to differing modes of transport.   

 
LEGAL AGREEMENTS 
 
44 A legal agreement may be required for this proposal to secure the provision of 

affordable housing. 
 
DIRECTION BY SCOTTISH MINISTERS 
 
45 Under the Town and Country Planning (Development Management Procedure) 

(Scotland) Regulations 2008, regulations 30 – 32 there have been no directions 
by the Scottish Government in respect of an Environmental Impact Assessment 
screening opinion, call in, or notification relating to this application. 

 
CONCLUSION AND REASONS FOR RECOMMENDATION 
 
46 The proposed change of use of Water Vennel House from office use to 

residential is considered to be acceptable as the proposal is generally in 
accordance with Development Plan and emerging local planning policy and 
there are no objections to the proposal from the main consultees. The building 
has been lying vacant for some time and conversion to residential use will not 
be detrimental to the visual amenity of the Conservation Area or the residential 
amenity of existing residents and it is therefore recommended for approval.  

   
RECOMMENDATION 
 
A Approve the application subject to the following conditions: 
 
 Conditions:- 
 
1 The proposed development must be carried out in accordance with the 

approved drawings and documents, unless otherwise provided for by conditions 
imposed on the planning consent. 

 
2 Details of the specification and colour of the proposed external finishing 

materials to be used shall be submitted for the approval of the Planning 
Authority including the materials and finishes of the proposed fenestration, 
doors, juliet balconies, spandrel panels, bin stores/screens, bicycle racks and 
balustrades to ramps/steps prior to the commencement of the development. 
The scheme as approved shall be implemented prior to the occupation and or 
use of the development. 

 
3 Prior to the occupation or use of the approved development a secure 

waterproof cycle parking facility for a minimum of 20 cycles shall be provided 
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within the site to the satisfaction of the Planning Authority and shall be 
permanently maintained thereafter.  

 
 Reasons:- 
 
1 To ensure that the development is carried out in accordance with the plans 

approved. 
 
2 In the interests of visual amenity; to ensure a satisfactory standard of local 

environmental quality. 
 
3 In order to ensure that a satisfactory level of cycle parking is provided. 
 
B JUSTIFICATION 
 

The proposal is considered to comply with the Development Plan and the 
material considerations which are relevant add weight to a recommendation of 
approval. 

 
C PROCEDURAL NOTES 
 

Prior to issue of consent the applicant shall verify in writing with Housing and 
Community Care that the on-site affordable housing sale prices are at an 
acceptable affordable price. If the sales prices for the units are too high then 
the preferred affordable housing contribution would be a commuted sum 
payment.  The commuted sum required in this case would be £132 000 which 
should either be paid in full prior to issue of consent or a deferred payment may 
be acceptable through the completion and signing of a suitable legal agreement 
prior to issue of consent. 

 
D INFORMATIVES 
 
1 This planning permission will last only for three years from the date of this 

decision notice, unless the development has been started within that period. 
(See section 58(1) of the Town and Country Planning (Scotland) Act 1997 (as 
amended). 

 
2 Under section 27A of the Town and Country Planning (Scotland) Act 1997 (as 

amended) the person undertaking the development is required to give the 
planning authority prior written notification of the date on which it is intended to 
commence the development. A failure to comply with this statutory requirement 
would constitute a breach of planning control under section 123(1) of that Act, 
which may result in enforcement action being taken.  

 
3 As soon as practicable after the development is complete, the person who 

completes the development is obliged by section 27B of the Town and Country 
Planning (Scotland) Act 1997 (as amended) to give the planning authority 
written notice of that position. 
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4 No work shall be commenced until an application for building warrant has been 
submitted and approved. 

 
Background Papers:  8 letters of representation 
Contact Officer:  Mark Williamson   – Ext  75355 
Date:        13 July 2012 

 
Nick Brian 

Development Quality Manager 
 

 
If you or someone you know would like a copy of this document in another 
language or format, (On occasion only, a summary of the document will be 

provided in translation), this can be arranged by contacting the 
Customer Service Centre 

on 
01738 475000 

 
 

 
Council Text Phone Number 01738 442573 
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