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Perth and Kinross Council 
Development Management Committee – 1 August 2012 

Report of Handling by Development Quality Manager 
 

Alterations at former Pitlochry Post Office,  
92 Atholl Road, Pitlochry PH16 5BL 

 
Ref. No: 12/00823/FLL 
Ward No: 4 - Highland 
 
Summary 
This report recommends approval of the application for external alterations as the 
development is considered to comply with the provisions of the Development Plan 
and there are no material considerations apparent which outweigh the Development. 
 
BACKGROUND AND DESCRIPTION 
 
1 The application refers to a currently unoccupied retail premises at 92 Atholl 

Road, in the centre of the Pitlochry Conservation Area.  Permission is sought 
for external alterations comprising the installation of automatic sliding doors to 
the front and the installation of air conditioning condensers towards the rear of 
the building.   

 
2 The application site comprises a ground floor unit of a substantial terraced 

building which accommodates predominantly retail units at ground floor level 
with residential properties on the two levels above.  The terrace is Listed 
Category B and retains much of its original character and appearance. 

 
3 The façade of the unit is very traditional with a timber sign board above a 

tripartite window. The drawings and supporting information indicate that the 
existing timber mullions dividing the window panes would be retained with the 
sliding doors being located inside, behind the mullions.  

 
4 Amended drawings were submitted showing a revised positioning of the 

proposed air conditioning units.  The units are now shown to sit off the top of 
the wallhead, predominantly above eaves level. 

 
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, 
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•  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 The relevant paragraphs of the above document for this application are as 

follows: 
 

• Paragraphs 45 - 51 Economic Development 
• Paragraphs 52 - 65 Town Centres and Retailing  

 
DEVELOPMENT PLAN 
 
7 The Development Plan for the area consists of the Approved TAYplan 2012 

and the Adopted Highland Area Local Plan.  The Perth and Kinross Proposed 
Local Development Plan (LDP) is a material consideration. 

 
 TAYplan 2012 
 
8 Whilst there is no policy which is directly applicable, the text relating to town 

centres is relevant.  It states ‘the region’s town centres are where many 
businesses, services and facilities are located and are some of the most 
accessible locations by a range of transport modes.  Protecting and enhancing 
the vitality and viability of all centres, and particularly town centres, directly 
contribute to providing good quality places and to the region’s economic 
competitiveness.  Therefore the mix and quality of town centres and their land 
uses have a critical role in delivering the vision and objectives of this Plan’.  

 
 Highland Area Local Plan 2000 
 
9 The application site is situated within the centre of Pitlochry in an area 

designated for town centre uses.  It is also located within the Pitlochry 
Conservation Area. 

 
10 The principal relevant policies are, in summary. 
 
 Policy 5: Design 
 
11 The Council will require high standards of design for all development in the 

Plan Area. In particular encouragement will be given to: - 
 

(a)  The use of appropriate and high quality materials. 
(b)  Innovative modern design incorporating energy efficient technology and 

materials. 
(c)  Avoidance of the use of extensive underbuilding on steeply sloping sites. 
(d)  Ensuring that the proportions of any building are in keeping with its 

surroundings. 
(e)  Ensuring that the development fits its location. 
(f) The design principles set out in the Council's Guidance on the Design of 

Houses in Rural Areas will be used as a guide for all development 
proposals. 
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Policy 78: Town Centre Uses 
 
12 Inset map 4 identifies the town centre where uses including shops, offices, 

restaurants, public houses and hotels are considered acceptable. 
 

(a) Changes of use away from these uses will be discouraged unless it can 
be demonstrated that the proposals will not adversely affect the vitality 
and viability of the town centre. 

(b) Retail developments outwith these areas will be resisted unless it can be 
demonstrated that they meet local needs and will not adversely affect the 
town centre. 

(c) Proposals for the alteration of shop fronts and erection of signs must be in 
keeping with the existing character of surrounding properties 

(d) Residential development will be encouraged on upper floors 
 
PERTH AND KINROSS COUNCIL PROPOSED LOCAL DEVELOPMENT PLAN 
2012 
 
 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. 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. 

 
 Under the LDP the principal relevant policy is:- 
 
13 Policy RC1 applies which is similar in wording to Policy 60 referred to above 

under the local plan.   
 
OTHER POLICIES 
 
14 None. 
 
SITE HISTORY 
 
15 There are two associated applications relevant to the current proposal.  Listed 

Building Consent has been applied for under reference 12/00824/LBC whilst 
Advertisement Consent is under reference 12/00825/ADV.  Both of these 
applications can be considered under delegated powers under the Scheme of 
Delegation and therefore it is not necessary to refer them to the Development 
Management Committee for determination. 

 
CONSULTATIONS 
 
 Scottish Water 
 
16 No objection. 

71



 Environmental Health Manager 
 
17 There are several flatted residential properties above and adjacent to the 

proposed site which have the potential to be affected by noise from operational 
use and deliveries.  Due to the indication of heating/baking equipment on the 
submitted drawings, there is also the potential for residents to be affected by 
cooking odours. 

 
18 Given the air conditioning units are to be mounted onto the building, noise and 

vibration could be transmitted through the structure to residential properties.  
There is no indication on the plans with regard to any extraction outlet. 

 
19 To prevent loss of amenity and/or the creation of nuisance, a number of 

conditions relating to restriction of noise levels; provision of an appropriate 
ventilation system; hours of operation; hours for deliveries; and limits of 
vibration generated by the air conditioning units, are recommended. 

 
REPRESENTATIONS 
 
20 A total of 10 representations from 8 representees have been received.  

Concerns were raised initially regarding the inaccuracies of the submitted 
drawings.  Revised plans were requested and received.  The application was 
then re-advertised, neighbours were re-notified as were those who had 
submitted representations at that time. 

 
21 Summary of Issues raised by objectors in respect of the revised drawings under 

consideration: 
 

• Impact on other similar uses in Pitlochry  
• Potential for odour nuisance 
• Potential for noise and vibration nuisance 
• Sliding doors not in keeping with Listed nature of building 
• Impact on residential amenity 
• No change of use application lodged 
• Waste disposal 

  
 These issues are all raised in the Appraisal section of this report. 
 
22 A number of issues which are not planning matters were also raised.  These 

included: 
 

• Fire barrier provision/fire escape concerns 
• Health and safety issues 
• Potential impact on integrity of slate roof 

 
ADDITIONAL STATEMENTS 
 
23 Environment Statement Not required 
 Screening Opinion Not required 
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 Environmental Impact Assessment Not required 
 Appropriate Assessment Not required 
 Design Statement / Design and Access Statement None 
 Report on Impact or Potential Impact None submitted.  

 
APPRAISAL 
 
 Policy  
 
24 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.  The most relevant 
policies of the Development Plan are outlined in the policy section above.  

 
 Land Use 
 
25 The established use of the planning unit is as Class 1 (Shops) as defined by 

the Town and Country Planning (Use Classes) (Scotland) Order 1997.  The 
proposed use as a cold food takeaway with ancillary elements of hot food sales 
and seating is not considered to take the use outwith Class 1.  In arriving at this 
conclusion, regard was had to Circular 1/1998 which states “Shops selling cold 
food, such as sandwiches, for consumption off the premises fall within Class 1. 
A sandwich bar does not cease to be in the shops class merely because it also 
sells hot drinks, or if a few customers eat on the premises”.  This approach has 
been taken for many years and is also adopted by numerous other authorities.  
It is therefore appropriate and reasonable to maintain this consistent approach. 
 No change of use in planning terms would occur as a result of this 
development. 

 
26 Policy 78 of the Highland Area Local Plan and Policy RC1 of the Proposed 

Local Development Plan both encourage ground floor uses including Class 1 in 
this town centre area.  The current land use is therefore in compliance with the 
above policies.   

 
 Impact on Town Centre 
 
27 The objections raised by neighbouring businesses regarding the effect on 

similar existing local businesses do not raise any planning concerns.  The 
presence of competition between businesses in a particular area is not a 
relevant material planning consideration and therefore is not an issue which 
has any bearing on this recommendation.  If anything the presence of another 
business in the area may serve to enhance other similar businesses and 
competition can be considered beneficial.  Scottish Planning Policy 2010 
published by the Scottish Government states in paragraph 45 that Planning 
Authorities should “support development which will provide new employment 
opportunities and enhance local competitiveness”.  It also states that “vacant 

73



and obsolete commercial….property can act as a constraint to economic 
growth of towns…authorities should therefore adopt a proactive approach to 
encouraging the reuse of buildings”. 

 
28 The approval of this application will ensure a currently vacant premises in a key 

location in the centre of Pitlochry is occupied and this can only be welcomed.     
 
 Amenity 
 
29 There are residential properties on the upper floors of the application site and 

within adjacent premises.  It is therefore necessary to consider the impact 
which the proposed development may have on the residential amenity of these 
properties.  There is potential for noise and odours to disturb residents, and 
perhaps even vibration from the proposed condenser units.  However given the 
location it is likely that background noises are relatively high during daytime 
hours.  Environmental Health have been consulted on the proposal and offered 
no objection subject to conditions controlling ventilation, noise, vibration, 
delivery times and operational hours.  I am satisfied that subject to these 
conditions there will be no detrimental impact on residential amenity or the 
amenity of adjacent businesses. 

 
Built Heritage 

 
30 This property is a category B listed building and is located within the Pitlochry 

Conservation Area.  The proposed alterations to the shop front include the 
installation of sliding doors in the central section. No objection to this in 
principle has been raised by my colleagues in Conservation, provided that the 
existing mullions are retained. The drawings and supporting information 
indicate that this will be the case, the doors being located behind the mullions. 
Details of the material of the door frames should be submitted for further 
approval.  This can be adequately covered by condition. 

 
31 The revised drawing and plan shows two air conditioner units installed 

externally on a single storey annex to the rear of the building.  The units will be 
attached to the wall of the annex at a high level.  Despite the units protruding 
above the eaves line of the annex they will not be seen easily from any public 
place.  The units at this location will not have any significant impact on the 
character and appearance of the conservation area. 

 
LEGAL AGREEMENTS  
 
32 None required. 
 
DIRECTION BY SCOTTISH MINISTERS 
 
33 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. 
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CONCLUSION AND REASONS FOR RECOMMENDATION 
 
34 In conclusion, the application must be determined in accordance with the 

adopted Development Plans unless material considerations indicate otherwise. 
In this respect, the proposal is considered to comply with the adopted Highland 
Area Local Plan and TAYplan.  I have taken account of material considerations, 
including the Proposed LDP which only serves to add weight to a 
recommendation of approval.  On that basis the application is recommended for 
approval subject to conditions. 

 
RECOMMENDATION 
 
A Approve the application subject to the following 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 All plant or equipment including any air conditioning condensers, ventilation 

systems associated with the operations of the development be so enclosed, 
attenuated and/or maintained such that any noise therefrom shall not exceed 
Noise Rating 35 between 07.00 and 23.00 hours daily, or Noise Rating 25 
between 23.00 and 07.00 hours daily, within any neighbouring residential 
premises, with all windows slightly open, when measured and /or calculated 
and plotted on a rating curve chart. 

 
3 An effective ventilation system commensurate with the nature and scale of 

cooking to be undertaken shall be installed prior to the commencement of the 
use and shall be operated and maintained such that cooking odours are not 
exhausted into or escape into any neighbouring residential premises. 

 
4 Hours of operations shall be restricted to Monday to Saturday 07.30 to 17.30hrs 

and on Sunday 09.00 to 17.30hrs. 
 
5 Hours of deliveries shall be restricted to between 07.00 and 17.00hrs Monday 

to Saturday and no deliveries on a Sunday and at no other time. 
 
6 The air conditioning units shall be designed and constructed to the satisfaction 

of the Planning Authority to ensure that nearby dwellings are not subjected to 
Vibration Dose Values in excess of 0.2 to 0.4 m/s1.75 between 2300 and 0700 
hours (as set out in Table 1 of BS 6472-1:2008 Evaluation of human exposure 
to vibration in buildings) as a result of vibration from plant associated with the 
application. 

 
7 Prior to the commencement of works on site, full details of the material of the 

door frames shall be submitted for the further written agreement of the Council 
as planning authority. 
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 Reasons 
 
1 To ensure that the development is carried out in accordance with the plans 

approved. 
 
2-6 In order to safeguard the residential amenity of the area. 
 
7 In order to safeguard the character and appearance of the Conservation Area. 
 
B JUSTIFICATION 
 
 The proposal is considered to comply with the Development Plan and there are 

no other material considerations that would justify a departure therefrom. 
 
C PROCEDURAL NOTES 
 

None. 
 
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. 

 
4 This approval of your application Ref no 12/00823/FLL is for planning 

permission only.  It does not include any approval for your related application 
for Listed Building Consent Ref no 12/00824/LBC, nor your related application 
for Advertisement Consent Ref no 12/00825/ADV.   You should therefore not 
commence work until you have received Listed Building Consent and 
Advertisement Consent.  Carrying out alterations without Listed Building 
Consent is an offence. 

 
5 No work shall be commenced until an application for building warrant has been 

submitted and approved. 
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Background Papers: 10 letters of representation 
Contact Officer:  Christine Brien 
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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Reproduced by permission of Ordnance Survey on behalf of HMSO. © Crown copyright and 
database right (2012). All rights reserved. Ordnance Survey Licence number 100016971

Perth & Kinross Council

This map is for reference only and must not be reproduced or used for any other purpose

 Scale

12/00823/FLL
Alterations
92 Atholl Road, Pitlochry

1:5001
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Reproduced by permission of Ordnance Survey on behalf of HMSO. © Crown copyright and 
database right (2012). All rights reserved. Ordnance Survey Licence number 100016971

Perth & Kinross Council

This map is for reference only and must not be reproduced or used for any other purpose

 Scale

12/00823/FLL
Alterations
92 Atholl Road, Pitlochry
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