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Perth and Kinross Council 

Development Management Committee – 28 November 2012 
 Report of Handling by Development Quality Manager 

 
Alterations and extension to form sports hall at Rattray Primary School, High Street 

Rattray, PH10 7DG 
 

Ref. No: 12/01332/FLL 
Ward No: 3 – Blairgowrie and Glens 
 
Summary 
This report recommends approval of a detailed planning application for a new 
purpose built extension to form a community sports hall.  Initially it was proposed to 
install a bio mass boiler as part of this proposal but this element has now been 
withdrawn from this application and will be the subject of a separate formal 
application for planning consent. 
 
BACKGROUND AND DESCRIPTION 
 
1 The application site relates to a former residential plot, extending to 0.17 ha 

immediately bounding the east of Rattray Primary School. The residential plot 
previously stood in isolation with a field to the east and the north (referred to 
as Rattray Common). The land use in the immediate surrounding area is 
mixed, comprising of open recreational land, school grounds, development 
site and existing residential street.  The original house plot includes a strong 
stone boundary wall on the High Street elevation. The proposed development 
site is located on the north of Rattray High Street (A926) close to the junction 
with Honeyberry Drive. The site is elevated compared to neighbouring land to 
the south, with the former single storey house sitting on a knoll. The site was 
cleared and the house demolished in the summer of 2012 following a prior 
notification application.  
 

2 The dwelling which formerly occupied the site was rectangular in form, dating 
from the last thirty years and was not considered to be of any architectural 
merit. The dwellinghouse sat back 15m from the public road, occupying a 
footprint in excess of 100sqm. The dwelling sat approximately 2m above the 
public road, with an approximate ridge height of 5.3m. The plot includes a 
38m frontage, characterised by a natural stone boundary wall.  

 
3 This planning application seeks to obtain detailed planning consent for the 

erection of a new dedicated school and community multipurpose extension, 
attached to the existing school at the south eastern boundaries. This will 
include a change of use of the former residential plot (Class 9) to education 
and recreation use (Class 10/11). The proposal includes a contemporary 
design incorporating a single storey flat roof link finished in a single ply grey 
membrane, increasing from west to east in height to a double storey section 
(9m, rising to 12.5m) and a triple storey element with upper double void 
elements incorporating the flexible requirements of a 200sq m multi-purpose 
hall/gymnasium. The principal extension includes a shallow barrel vault roof 
structure with aluminium standing seam roof.  
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4 The principal elevation will be set back in excess of 10 metres from the site 
boundary of Rattray High Street with a mixture of soft landscaping, steps and 
ramp to entrance and car parking area. The finishing materials comprise a 
mixture of smooth white render, ppc cladding panels, Staffordshire brick in a 
blue shade with ppc windows and doors. The existing stone boundary wall is 
identified for retention with supplementary boundary wall and landscaping 
proposed, bounded by security fencing on the east, west and northern 
perimeters of the site.  
 

5 The link between the old and new is proposed to be formed at the point of a 
window in a latter, previous school extension. An external dedicated rear path 
linking a safe pedestrian link between the existing school site and the former 
residential plot has also been designed into the wider scheme. A detailed 
landscape plan has been submitted, which includes a grassy embankment 
proposed to the rear of the site and supplementary tree planting to the north 
and east with low level shrubbery and a specimen tree proposed on the 
principal elevation. The orientation of the proposed extension follows that of 
the previous residential dwelling, almost at right angles to the adjoining 
school. An enclosed, projecting rectangular fire escape is proposed at the rear 
of the main hall (approximately 4m wide x 6m deep). The footprint of the 
overall proposed extension will extend to over 590sq m with a maximum 
building depth of 14m. The larger extension element includes a finished roof 
height of 12.5m (6.5m above previous dwellinghouse ridge) with the ultimate 
height being 13.5m at the point of the proposed exhaust turret.  
 

6 A stand-alone sprinkler system has also been proposed to the rear, bounded 
by a 1.8m timber fence, north of the proposed extension.  

 
7 The proposals can be broadly described and split into three separate 

elements: 
 

• Flat roof link element, at an angle to the existing school (wedge 
shaped, including a narrow frontage).  

• 14.5m wide entrance projection including entrance lobby, lift/stair to 
upper floor with ancillary rooms such as changing rooms. 

• 16.5m wide (3 bay) principal extension element accommodating 
meeting rooms, kitchen and the main multi-purpose hall.  

 
8 The proposals respond to satisfying a wider Perth and Kinross Council strategy 

of creating Community School facilities to double up as both a school facility 
and a community hub.  

 
 Changes to Application 
 
9 In line with the title of the proposal submitted, the original submitted plans 

included a stand-alone biomass unit and individual flue. Following an initial 
assessment of the application, this element was removed from the proposals as 
it could not be included as part of any recommendation for approval due to the 
calculated visual impact of the structure at the choice of location. The biomass 
unit and flue will now be reconsidered separately and in isolation from this 
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planning application. Changes were also adopted at this stage to the principal 
elevation, responding to concerns regarding the final design detailing and its 
strategic, public building presence on Rattray High Street. The revised scheme 
was re-advertised and notified to allow for additional comment on the changes 
proposed.  

 
NATIONAL POLICY AND GUIDANCE 
 
10 The Scottish Government expresses its planning policies through the National 

Planning Framework 1 & 2, the Scottish Planning Policy (SPP), Planning 
Advice Notes (PAN), Designing Places, Designing Streets, and a series of 
Circulars. Of particular relevance to this planning application are:- 

 
Scottish Planning Policy 2010 

 
11 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. 
 
 Relevant Paragraphs 

 
• Paragraphs 22 – 23:  Development Management 
• Paragraphs 25 – 27 : Determining Planning Applications 
• Paragraphs 34 – 39 : Sustainable Development 

 
 PAN - 1/2011: Planning & Noise 

 
12 This Planning Advice Note (PAN) provides advice on the role of the planning 

system in helping to prevent and limit the adverse effects of noise. It 
supersedes Circular 10/1999 Planning and Noise and PAN 56 Planning and 
Noise. Information and advice on noise impact assessment (NIA) methods is 
provided in the associated Technical Advice Note. It includes details of the 
legislation, technical standards and codes of practice for specific noise issues. 

 
DEVELOPMENT PLAN 

 
13 The Development Plan for the area comprises the approved TAYPlan 2012 and 

the adopted Eastern Area Local Plan 1998.  
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TAYPlan 2012  
 
14 Under the TayPlan the principal relevant policy is in summary:  
 

Policy 2: Shaping better quality places 
 
15 Seeking to shape better quality places through requiring new development to 

be fit for place, supporting more sustainable ways of life for people and 
businesses.  

 
 Eastern Area Local Plan 1998 
 
16 Under the Eastern Area Local Plan the application site is located centrally 

within the settlement boundary for Rattray, where the principal relevant policies 
are in summary: - 

 
 Policy 7 – Disabled Access 

 
17 The Council in exercising its own functions and in the consideration of 

applications for planning consent for buildings or facilities to which the public 
have access, will encourage provision of facilities which afford easier access 
and mobility for the disabled. 

 
Policy 33 – Parking Standards and Public Transport 
 

18 Adequate provision for parking, public transport and servicing must be made in 
all new developments in conformity with Roads Authority standards and to the 
satisfaction of the Planning Authority.  

 
Policy 58 – General Residential and Background Policies 
 

19 Ancillary development such as neighbourhood shops and community facilities 
will be permitted in residential areas provided the character or amenity of the 
area is not damaged by the development.  

 
Policy 69 – Public Utilities, Social and Community Facilities 
 

20 Proposals Map B identifies areas for public utilities, social and community 
facilities. There will be a presumption in favour of retaining these sites for such 
uses.   

 
PERTH AND KINROSS COUNCIL LOCAL DEVELOPMENT PLAN - PROPOSED 
PLAN JANUARY 2012 
 
21 Members will be aware that on 30 January 2012 the Proposed Local 

Development Plan was published. The adopted Local Plan will eventually be 
replaced by the Proposed Local Development Plan (LDP). The LDP has 
recently undergone a period of public consultation. The Proposed Local 
Development Plan may be modified and will be subject to examination prior to 
adoption. It is not expected that the Council will be in a position to adopt the 
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Local Development Plan before December 2014. The Plan may be regarded as 
a material consideration in the determination of this application, reflecting a 
more up to date view of the Council. 

 
Under the LDP, the following policies apply: 

 
Policy RD1: Residential Areas 
 

22 Identifies areas of residential and compatible uses where existing residential 
amenity will be protected and, where possible, improved. Small areas of private 
and public open space will be retained where they are of recreational or 
amenity value. Changes away from ancillary uses such as employment land, 
local shops and community facilities will be resisted unless there is 
demonstrable market evidence that the existing use is no longer viable.  
 

23 Generally encouragement will be given to proposals which fall into one or more 
of a series of categories of development and which are compatible with the 
amenity and character of the area, with the principle one of relevance in this 
instance being:- 
 
(e) Proposals for improvements to community and educational facilities.  
 
Policy PM1: Placemaking  
 

24 Development must contribute successfully to the quality of the surrounding built 
and natural environment. 

 
Policy EP1: Climate Change, Carbon Reduction and Sustainable 
Construction 
 

25 Sustainable design and construction will be integral to new development in 
Perth and Kinross.  

 
OTHER COUNCIL POLICIES 
 
26 None applicable.  
 
SITE HISTORY 
 
27 There is no relevant planning history for this site. 
  
CONSULTATIONS 
 
 Environmental Health Manager 
 
28 Interest in the original proposed bio-mass boiler. Following the amended plans 

to omit this element however, there were no further comments to this 
application. 
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Scottish Water 
 

29 No comment.   
 
REPRESENTATIONS 
 
30 One letter of representation has been received from a local resident, objecting 

to the proposal. The main issues raised within the representation are 
summarised: 

 
• Appearance – the blue brickwork is in contrast to the existing sandstone and 

deep maroon paintwork 
• Proposed biomass boiler not included in the elevations 
• Hall is far from existing classrooms 
• The ceiling height of the small and large meeting rooms could be quite low 

under the presumably deep I-section beams to support the hall 
• Sound emitted from the ‘Gym’ type activity in the Hall might restrict 

simultaneous use of the small and large meeting rooms 
• The height above floor level of the bottom of the tall window in the South 

(roadside) of the hall is not clear – consideration should be given to the safety 
and privacy of users in a ‘Gym’ situation.  

 
31 All material planning issues are addressed in the appraisal section of the report.  
 
ADDITIONAL STATEMENTS 
 
32 Environmental Statement   Phase 1 Environmental 

Risk Assessment 
 Screening Opinion  Not required 
 Environmental Impact Assessment Not required 
 Appropriate Assessment  Not required 
 Design Statement or Design and Access Statement None 
 Report on Impact or Potential Impact. Not required 
 
APPRAISAL 
 
 Development Plan Policy  
  
33 Sections 25 and 37(2) of the Town and Country Planning (Scotland) Act 1997 

as amended by Planning Etc (Scotland) Act 2006 require that planning 
decisions be made in accordance with the development plan unless material 
considerations indicate otherwise. 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.  The most 
relevant policies of the Eastern Area Local Plan (EALP) in this instance are 
Policies 58 and 69.  The Council’s Proposed Local Development Plan 2012 is a 
relevant material consideration in this instance. 
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Proposed LDP 
 
34 Within the proposed LDP, there are no specific land uses identified for the site. 

The proposal would most appropriately be considered against RD1 – 
Residential Areas and PM1 – Placemaking.  

 
 Change of Use and Compatibility 
 
35 The residential plot sits immediately adjacent to the primary school and in 

isolation to other buildings on this side of the street. A change of use is sought 
to allow this to be used for education purposes.  Given the existing educational 
use neighbouring the site and the wider site context, I have no objection to this 
change of use which remains consistent with policy.  
 
Design & Visual Impact 

 
36 The introduction of a new school extension at the scale proposed will inevitably 

create a change in the local streetscene. However, the building extension will 
be viewed in the context of the surrounding school buildings and I do not 
consider its visual impact to necessarily be a negative one particularly 
considering the standard of place specific design proposed. Precise details of 
material finishes, including the security fencing will be requested through the 
imposition of condition.  
 
Impact on Residential Amenity  

 
37 In terms of the impact on existing residential amenity, the main issues appear 

to be intensification of use of the site, scale, and construction traffic conflicts. 
There have been calculated to be no issues of direct overlooking to 
neighbouring residential properties and the scale of the building is considered 
appropriate for the High Street site context. Overall, the finished height of the 
highest point of the extension will be no higher than a three storey building.  
Intensification of the use of the site is considered to be appropriate as further 
addressed in the section below.  

 
Road & Pedestrian Safety  

 
38 In terms of vehicular access arrangements and pedestrian safety, I have no 

concerns over the proposal. Although Rattray High Street can often be 
congested during the peak ‘school run’ times, this proposal is not considered to 
increase traffic volumes during peak times.  

 
39 The facilities are proposed to supplement existing facilities with the proposed 

community facilities designed and targeted to serve a local audience, in the 
most part within walking or cycling distance of the site. The Transportation 
Planner is satisfied that the development would not have an adverse impact on 
road safety.  
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Landscaping 
 
40 As part of the proposals, the existing site has been completely cleared. This 

operation was done in consultation with the Planning Service and at which time 
there were deemed to be no trees of any long term visual and biodiversity merit 
on the site.  
 

41 A specimen tree will be planted within the grounds on the front elevation and 
additional shrubs will be planted to soften up the principal elevation behind the 
existing natural stone boundary. Trees have also been proposed along the 
eastern boundary, which will assist in both delineating the site whilst also 
softening the impact of the security fence and the large blank gable elevation. 
Overall, the proposed hard and soft landscaping proposals for the site are 
considered appropriate and will be beneficial for both visual and residential 
amenity, contributing positively to the High Street of Rattray.  

 
 Contamination  
 
42 There are no known issues with contamination on the site as identified and 

presented in the Phase 1 Environmental Risk Assessment submitted in support 
of the application.  

 
Construction Management & Drainage 

 
43 A Construction Management Plan should be produced through the imposition of 

a condition to ensure appropriate steps have been thought through and 
implemented in advance of the commencement of development in the context 
of this site with direct access directly onto a principal thoroughfare. Drainage 
shall be suitably addressed at the building warrant stage.  

 
PLANNING AUTHORITY WITH AN INTEREST OF THE LAND 
 
44 The Town and Country Planning (Notification of Applications) (Scotland) 

Direction 2009 advises on the procedure for notification of planning applications 
to the Scottish Ministers for developments in which planning authorities have an 
interest. The Direction states that notification to the Ministers is only required 
where the proposal involves a significant departure from the authority’s own 
Development Plan. As the recommendation of approval is not a significant 
departure from the Development Plan, a notification to the Ministers is not 
required.  

 
LEGAL AGREEMENTS REQUIRED 
 
45 No legal agreement is required for this proposal.  
 
DIRECTION BY SCOTTISH MINISTERS 
 
46 Under the Town and Country Planning (Development Management Procedure) 

(Scotland) Regulations 2008, regulations 30 – 32 there have been no directions 
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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 
 
47 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 Eastern 
Area Local Plan 1998 and Tayplan 2012. There are considered to be significant 
community benefits through this proposal. I have taken account of material 
considerations, including the Proposed Local Development Plan 2012 and find 
none that would justify over-riding the adopted Development Plan. On that 
basis the application is recommended for approval subject to conditions. 

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

approved plans, unless otherwise provided for by conditions imposed on the 
planning consent. 

 
2 Prior to the commencement of works, precise details of all external finishes 

shall be submitted for the approval in writing by the Council as Planning 
Authority. The approved details shall thereafter be implemented in full, to the 
satisfaction of the Council as Planning Authority.  

 
3 Prior to the commencement of works, precise details of all boundary fences and 

security fences within the site and along its perimeter shall be submitted for the 
approval in writing by the Council as Planning Authority. The approved details 
shall thereafter be implemented in full, to the satisfaction of the Council as 
Planning Authority.  

 
4 Prior to the commencement of works, a fully detailed Construction Management 

Plan for the site shall be submitted for the approval in writing by the Council as 
Planning Authority. The approved details shall thereafter be implemented in full, 
to the satisfaction of the Council as Planning Authority during the construction 
phase of the development.  

 
5 All associated plant or equipment shall be so enclosed, attenuated and/or 

maintained such that any noise therefrom shall not exceed International 
Standards Organisation (ISO) Noise Rating 35 between 0700 and 2300 hours 
daily, or Noise Rating 25 between 2300 and 0700 hours daily, within any 
nearby residential property, with all windows slightly open, when measured 
and/or calculated and plotted on an ISO rating curve chart, all to the satisfaction 
of the Council as Planning Authority. 

 
6 Prior to the commencement of works, precise details of all external lighting 

proposed on any building shall be submitted for the approval of the Council as 
Planning Authority. All external lighting shall be sufficiently screened and 
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aligned so as to ensure that there is no direct illumination of neighbouring land 
and that light spillage beyond the boundaries of the site is minimised, to the 
satisfaction of the Council as Planning Authority,  

 
7 The detailed landscaping and planting scheme for the site which is hereby 

approved shall be implemented as part of the site development programme and 
thereafter maintained in perpetuity. 

 
8 Any planting failing to become established within five years shall be replaced in 

the following planting season with others of similar size and species. 
 

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

approved. 
 
2 In the interests of visual and residential amenity; to ensure a satisfactory 

standard of local environmental quality; to reserve the rights of the Planning 
Authority. 

 
3 In the interests of visual and residential amenity; to ensure a satisfactory 

standard of local environmental quality; to reserve the rights of the Planning 
Authority. 

 
4 In the interests of ensuring best practice site management and in order to 

safeguard the neighbouring residential amenity in the area. 
 
5 In order to safeguard the neighbouring residential amenity in the area. 
 
6 In order to safeguard the neighbouring residential amenity in the area. 
 
7 In the interests of visual amenity and biodiversity and to ensure the satisfactory 

implementation of the proposed planting scheme. 
 
8 In the interests of visual amenity and biodiversity and to ensure the satisfactory 

implementation of the proposed planting scheme. 
 
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. 
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(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 No work shall be commenced until an application for building warrant has been 

submitted and approved. 
 
 
Background Papers: One letter of representation. 
Contact Officer:  Callum Petrie– Ext 75353 
Date:   14 November 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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