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Perth and Kinross Council 
Development Management Committee –  12 December 2012 

Report of Handling by Development Quality Manager 
 

Alterations to remove leylandii hedge at land 10 metres east of The Avenue 
and 10 metres north of Castle Road, Longforgan  

 
Ref: No:  12/01757/FLL 
Ward No:  1- Carse of Gowrie 
 
Summary 
This report recommends approval of the application as the proposal will not adversely 
affect the amenity of the immediate area and is considered to remain consistent with 
original consent PK/98/0264, Scottish Planning Policy (2010) and the Development 
Plan for the area.  
 
BACKGROUND AND DESCRIPTION  
 
1 The application relates to an external boundary hedge associated with a site 

developed for housing over ten years ago under planning reference 
PK/98/0264. The site is situated within the western environs of the settlement 
boundary of the village of Longforgan. The existing leylandii hedging element 
extends over a distance of 500m, bounding Castle Road and The Avenue. 
The land slopes from north-east to south-west. The north eastern environs of 
the red site line area adjoin the existing Longforgan Conservation Area 
(affecting approximately a quarter of the length of the hedge). 

 
2 The leylandii hedging currently constitutes both a standalone, sole boundary 

element at parts and interspersed with other planting forming a landscaping 
belt. It is understood this hedging formed the boundaries of the land’s former 
agricultural use and was latterly included as part of the formal landscape plan 
for the site redevelopment. The leylandii hedge is currently protected 
principally through condition 11 of consent PK/98/0264, which states: 

 
 “all existing hedgerows and trees on or adjacent to the boundaries of the site 

shall be retained and none shall be removed without the prior consent of the 
Planning Authority.” 

 
3 Ongoing enforcement issues extending back over a five year period relate to 

this site and the hedge in question, both from residents at Mary Findlay Drive 
and Castle Road. The applicants have advised that contractors managing the 
landscape for the site have found it increasingly difficult to manage the hedge 
given the nature of adjacent planting and relative topography. It was the 
culmination of this history and associated events, which led to a formal 
planning application being submitted.  

 
4 As identified in plan 12/01757/3, the proposal has been subdivided into four 

separate character areas, with associated specific proposals, summarised as 
follows: 
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• Area of hedging bounding The Avenue, north of Mary Findlay Drive - fully 
removed with no replacement proposed. 

• Area 1 bounding the formal open space between The Avenue and Castle 
Road – retained in situ, cut down to 1.5m high and trimmed back. 

• Area 2 on the edge of the landscape belt on the southern edges of the 
site, sitting above Castle Road – removal of existing hedge and enhance 
existing landscape belt with whip replacements as required. 

• Area 3 bounding the conservation area, at a point where the landscape 
belt thins out through the topography – removal of existing hedge and 
replace with silver birch standards at 5 metre centres.  

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

Planning Framework 1 & 2, the Scottish Planning Policy (SPP), Designing 
Places & Designing Streets. 

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

and contains: 
 

a.  The Scottish Government’s view of the purpose of planning, 
b.  The core principles of the operation of the system and the objectives 

for key parts of the system, 
c.  Statutory guidance on sustainable development and planning under 

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

development planning and development management, and  
e.  The Scottish Government’s expectations of the intended outcomes of 

the planning system. 
 

Of relevance to this application are paragraphs:- 
 
• Paragraphs 24 – 27: Determining Planning Applications 
• Paragraphs 115: Conservation Areas 

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

2012 and the Adopted Perth Area Local Plan 1995, incorporating Alteration 
No. 1 Housing Land 2000. 

 
 TAYplan June 2012 
 
8. Under the Tayplan the principal relevant policy is in summary:  
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Policy 3 
 
9 This policy seeks (amongst other things) to protect our cultural heritage from 

inappropriate developments.   
 
Perth Area Local Plan (1995) (Incorporating Alteration No. 1 Housing Land 
2000) 
 
 Policy 71 
 
10 Inset Maps 1 - 40 indicate village areas and small settlements where 

residential amenity and village character will be retained and, if possible, 
improved.  Some scope may exist for infill development but only where this 
will not adversely affect the density, character or amenity of the village.  
Generally encouragement will be given to proposals which will improve the 
character and environment of the village.  

 
 Policy 74 
 
 Perth Area Conservation Areas 

 
11 The inset Maps identify existing and proposed Conservation Areas where the 

architectural or historic character will be retained and enhanced.  Infill and 
other development will only be permitted where it would not affect the 
character or amenity of the Conservation Areas. 

 
PERTH AND KINROSS COUNCIL LOCAL DEVELOPMENT PLAN  
PROPOSED PLAN JANUARY 2012 
 
12 Members will be aware that on the 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 
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.   

 
13 Under the proposed LDP the principal relevant policies are:- 
. 

Policy RD1: Residential Areas 
 

14 Identifies area 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.  
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15 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  

 
16 Development must contribute successfully to the quality of the surrounding 

built and natural environment. 
 
Policy HE3: Conservation Areas 

 
17 Development within a Conservation Area should preserve or enhance its 

character and appearance. Design, materials, scale and siting of new 
development within a Conservation Area, and development outwith an area 
that will impact upon its special qualities should be appropriate to its 
appearance, character and setting.  

 
OTHER POLICIES 
 
Longforgan Draft Conservation Area Appraisal (September 2012) 
 
18 The Conservation Area Appraisal is a management tool which helps to 

identify the special interest and changing needs of the Longforgan area, 
serving as supplementary planning guidance to the Local Plan. 

 
SITE HISTORY 
 
19 PK98/0264 – Proposed Residential Development, The Avenue, Longforgan 
 
CONSULTATIONS 
 
20 None. 
 
REPRESENTATIONS 
 
21 13 letters of representation have been lodged in respect of the proposal, 11 

against the proposal and 2 in support.   
 
22  The letters against the application are summarised as follows: 
 

• The hedge offers considerable soundproofing, shelter and screening 
• Loss of biodiversity & habitat 
• No attempts to lop hedge since it was planted 
• Suggest taking every second or third tree out and replacing with a more 

appropriate tree. 
• Path behind will overlook into property. 
• The issue is lack of maintenance rather than the hedgerow itself. 
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23 The letters supporting the application are summarised as follows: 
 

• Excessive height of hedge 
• Loss of sunlight and daylight 
• Out of character 
• Road safety hazard 
• Removal will allow existing landscaping to thrive where it is currently 

suppressed.  
 
ADDITIONAL STATEMENTS 
 
24  Environment Statement Not required 
 Screening Opinion Not required 
 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 

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

(as amended) require 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 policy 3 of TAYPlan 2012 and 
policies 71 and 74 of the Perth Area Local Plan.  

 
26 The proposals remain largely consistent with the associated landscaping 

proposals of the original application PK/98/0264, which are considered to 
accord with the Development Plan. 

 
Conservation Area 

 
27 The Conservation officer commented that whilst leylandii is not a native 

species and does not have any particular historical relevance in Longforgan 
village, it does however provide some screening of the recently constructed 
houses which are at a higher level than Castle Road and contributes to the 
green landscaped framework of this part of the conservation area.  

 
28 The Conservation Officer recommended that mitigation measures should be 

provided in the form of a tree planting scheme such as Silver Birch. 
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 Design and Biodiversity 
 
29 The compensatory landscaping proposals are considered far more 

appropriate than the aggressive growing leylandii hedge, which does not allow 
tandem landscaping to thrive, stifling both space and light. The three stage 
scheme as proposed provides an optimum solution of compromise to retain 
street edge and definition where appropriate, whilst allowing tandem 
landscaping proposals room to grow and further establish with additional 
native tree species proposed to soften the landscape impact from residential 
boundaries, an appropriate setting in the context of the conservation area and 
provide long term biodiversity opportunities.  

 
 Residential Amenity 
 
30 In assessing the impacts of residential amenity a balanced argument and 

position must be taken. Residents in the area are both for and against the 
proposed removal of the hedge in question. In both cases, comments have 
been received, which do not necessarily support the wholesale removal of the 
hedge, which was originally proposed.  

. 
31 The assessment of the original wholesale removal resulted in the conclusion 

that there should be some reconsideration with individual areas of the hedge 
addressed more sensitively and compensatory measures included where 
appropriate. Due to the nature of the proposals solely relating to hedge 
removal, it was considered most appropriate to request a compensatory 
landscaping scheme, in advance of determination as opposed to a 
suspensive condition. 

  
32 Through the balanced approach latterly proposed in site plan 12/01757/3, 

including consolidation and compensatory replacement rather than wholesale 
removal as originally proposed, it is assessed to have no long term adverse 
impact to the local residential amenity of the area and will in time augment the 
setting of Longforgan conservation area. One objector mentions complete 
removal of their existing rear boundary. In this instance they have benefited 
from neighbouring boundary features and could look to propose their own 
boundary treatment for consideration. Overall, in certain instances 
neighbouring amenity will be improved as a result of the hedge removal and 
the wider associated landscaping both existing and proposed are considered 
to thrive in time.  

 
LEGAL AGREEMENTS 
 
33 None required. 
 
DIRECTION BY SCOTTISH MINISTERS 
 
34 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 
 
35 The application must be determined in accordance with the adopted 

Development Plan unless material considerations indicate otherwise. In this 
respect, it is considered that the proposal complies with the Adopted Perth 
Area Local Plan 1995. There are no material considerations that would justify 
refusing the application. 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 plans, unless otherwise provided for by conditions imposed on the 
planning consent. 

 
2 The landscaping and planting scheme for the site which is hereby approved 

shall be implemented and thereafter maintained in perpetuity. 
 
3 Any compensatory 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 order to safeguard the neighbouring residential amenity in the area. 
 
3 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 be in accordance with the Development Plan 
and there are no overriding material reasons that justify departing from the 
Plan. 

 
C PROCEDURAL NOTES 
 

None. 
 
D INFORMATIVE 
 
1 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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Background Papers: 13 Letters of representation. 
Contact Officer:  Callum Petrie Ext 75383 
Date:     29 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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