
Perth and Kinross Council
Development Control Committee – 16 March 2016

Report of Handling by Development Quality Manager

Residential development (in principle) at Land 50 Metres North Of The Heugh
Comrie Road, Crieff

Ref. No: 15/02069/IPL
Ward No: 6 Strathearn

Summary
This report recommends approval of the application for residential development (in
principle) as it is considered to comply with the relevant provisions of the
Development Plan and there are no material considerations apparent which would
outweigh the Development Plan.

BACKGROUND AND DESCRIPTION

1 The application site is located within a residential area in the settlement
boundary of Crieff. The site is also outwith but adjacent to the Crieff
Conservation Area boundary.

2 The site is within the ownership of Ardvreck School and comprises of a sloping
grassed site at the entrance to the school. The site is bound by the access
road to the east, Comrie Road to the west, dwellings to the south and
recreational ground associated with the school to the north.

3 The proposal is for residential development in principle and indicative plans
have been submitted to demonstrate how the site could be developed.

4 The access to the site will be taken off the private access to the school which
connects to Gwydyr Road.

NATIONAL POLICY AND GUIDANCE

5 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.

Scottish Planning Policy 2014

6 The Scottish Planning Policy (SPP) was published on 23 June 2014. It sets out
national planning policies which reflect Scottish Ministers’ priorities for
operation of the planning system and for the development and use of land. The
SPP promotes consistency in the application of policy across Scotland whilst
allowing sufficient flexibility to reflect local circumstances. It directly relates to:

 The preparation of Development Plans;
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 The design of development, from initial concept through to delivery; and
 The determination of planning applications and appeals.

7 Of relevance to this application are:

 Paragraphs 109 – 134: Enabling Delivery of New Homes

DEVELOPMENT PLAN

8 The Development Plan for the area consists of TAYplan Strategic Development
Plan 2012 – 2032 and the Perth and Kinross Local Development Plan 2014.

TAYplan Strategic Development Plan 2012 – 2032 - Approved June 2012

9 Whilst there are no specific policies or strategies directly relevant to this
proposal the overall vision of the Tay Plan should be noted. The vision states:

“By 2032 the TAYplan region will be sustainable, more attractive, competitive
and vibrant without creating an unacceptable burden on our planet. The quality
of life will make it a place of first choice, where more people choose to live,
work and visit and where businesses choose to invest and create jobs.”

10 Under the TAYPlan the principal relevant policy is:-

Policy 5: Housing

11 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 AND KINROSS LOCAL DEVELOPMENT PLAN 2014

12 The Local Development Plan (LDP) was adopted by Perth and Kinross Council
on 3 February 2014. It is the most recent statement of Council policy and is
augmented by Supplementary Guidance.

13 The site is located within the settlement boundary of Crieff. The principal
relevant policies are, in summary:

Policy PM1A - Place making

14 Development must contribute positively to the quality of the surrounding built
and natural environment, respecting the character and amenity of the place.
All development should be planned and designed with reference to climate
change mitigation and adaption.
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Policy PM1B - Place making

15 All proposals should meet all eight of the place making criteria.

Policy PM3 - Infrastructure Contributions

16 Where new developments (either alone or cumulatively) exacerbate a current
or generate a need for additional infrastructure provision or community
facilities, planning permission will only be granted where contributions which
are reasonably related to the scale and nature of the proposed development
are secured.

Policy RD1 – Residential Areas

17 In identified areas, residential amenity will be protected and, where possible,
improved. Small areas of private and public open space will be retained where
of recreational or amenity value. Changes of use away from ancillary uses
such as local shops will be resisted unless supported by market evidence that
the existing use is non-viable. Proposals will be encouraged where they satisfy
the criteria set out and are compatible with the amenity and character of an
area.

Policy EP3B – Water, Environment and Drainage

18 Foul drainage from all developments within and close to settlement envelopes
that have public sewerage systems will require connection to the public sewer.
A private system will only be considered as a temporary measure or where
there is little or no public sewerage system and it does not have an adverse
effect on the natural and built environment, surrounding uses and the amenity
of the area.

Policy EP3C – Water, Environment and Drainage

19 All new developments will be required to employ Sustainable Urban Drainage
Systems (SUDS) measures.

Policy HE3A Conservation Areas

20 Development within a Conservation Area must preserve or enhance its
character or appearance. The design, materials, scale and siting of new
development within a conservation area, and development out with an area
that will impact upon its special qualities should be appropriate to its
appearance, character and setting.

Policy NE3 - Biodiversity

21 All wildlife and wildlife habitats, whether formally designated or not should be
protected and enhanced in accordance with the criteria set out.
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OTHER POLICIES

Developer Contributions 2014

22 This supplementary guidance seeks to secure both A9 junction contributions
and education contributions in certain circumstances. The guidance should be
read in conjunction with Local Development Plan Policy PM3: Infrastructure
Contributions and Developer Contributions Supplementary Guidance.

SITE HISTORY

23 No site history

CONSULTATIONS

External

24 No external consultations required

Internal
.

Transport Planning

25 No objection to proposed development.

Contributions Officer

26 Planning condition required as application is in principle.

REPRESENTATIONS

27 Seven letters of objection have been received raising the following issues:-

 Contrary to Local Development Plan
 Adverse impact on Conservation Area
 Surface water drainage concerns/sewerage/drainage
 Road safety/increase in road traffic
 Insufficient parking/turning
 Impact on biodiversity
 Impact on Listed building/Listed Building Consent required
 Loss of privacy
 Noise and light pollution
 Loss of view
 Loss of light
 Concern over building height

28 Issues have been raised for example in relation to loss of light etc which are
not relevant as this application is seeking to establish the acceptability of the
principle of residential development only. The plans submitted are indicative

94



only and would not form part of any approval on the site under the current
application is approved.

ADDITIONAL STATEMENTS

Environment Statement Not required

Screening Opinion Not required

Environmental Impact Assessment Not required

Appropriate Assessment Not required

Design Statement / Design and Access Statement None submitted

Report on Impact or Potential Impact Not required

APPRAISAL

Policy

29 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 policy
considerations are outlined in the policy section above and will be considered
in more detail below.

30 The site is located within an area zoned for residential uses under Policy RD1:
Residential Areas. This policy identifies areas of residential and compatible
uses where encouragement will be given to proposals for infill residential
development at a density which represents the most efficient use of the site
while respecting its environs.

31 As this is a planning in principle application, the key test of the acceptability of
this proposal on policy grounds is ultimately whether or not the proposed land
use (for residential) is consistent with the requirements of the Local
Development Plan. In this instance the applicant is seeking to establish the
principle of residential development within an area where residential
development is generally considered to be acceptable.

32 In addition the character of existing development in the area particularly to the
west of Gwydyr Road is sloping plots with dwellings designed to utilise the
topography therefore the development of this site in principle would not be out
of character.

33 It is considered therefore that the principle of development, for reasons stated
elsewhere in this report, complies with the LDP.
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Design and Layout

34 The application site is sloping which is the general character of existing house
plots in the area. Dwellings have been located on the higher ground to the east
with sloping/terraced amenity space falling away towards Comrie Road.

35 Indicative plans have been submitted to show how two dwellings could be
accommodated within the site by infilling to create a level platform which could
accommodate a dwelling, useable amenity space, parking and turning.

36 The purpose of the application, however, is to assess the principle of
residential use of the site and no approval is given on dwelling numbers, layout
etc. at this stage. I would consider that development of the site should see a
degree of cutting as well as infill which would reduce the impact of
development. However, I also remain to be convinced that two dwellings could
be accommodated within the site.

Residential Amenity

37 As this is a planning in principle application, the siting/design/layout of the
development is not under consideration at this stage. However, I’m confident
that a layout can be achieved which would offer a suitable residential
environment for any future resident, would not result in an unacceptable
overlooking or loss of privacy to neighbours and would offer sufficient off street
parking provision.

Conservation Area and Listed Building

38 The site is located outwith but adjacent to Crieff Conservation Area. It is
considered that due to the location/ topography of the site and the existing
planting around the boundary the site could be developed without a detrimental
impact to the character of the Conservation Area.

39 The site is located to the south west of Ardvreck School which is category B
listed. The site is not inter-visible with the listed building and new development
has taken place within the school grounds. It is not considered that the
development of this site would have a detrimental impact on the setting of the
listed building.

Flooding and Drainage

40 The site is not located within an area of flood risk.

41 The agent has indicated that the development would be connected to the
public drainage network and public water supply.

Roads and Access

42 The access to the site is indicated on the plans from the existing school access
road which links to Gwydyr Road.
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43 The proposed development site will utilise the existing private access primarily
serving Ardvreck School which is a continuation of the adopted Gwydyr Road.
The limited vehicle trips generated by the proposed development will have little
impact on the local road network and concerns regarding the maintenance and
condition of the un-adopted section of the road would be a private matter for
the various users.

44 Transport Planning have no objection but they would expect adequate parking
and turning facilities to be included within the site which will alleviate some of
the concerns regarding potential parking issues.

Biodiversity

45 The site is currently grassed with established planting around the boundaries. It
is considered that the development of this site is unlikely to have any significant
impact on any protected species. It is acknowledged that the undisturbed
nature of the site will provide a habitat for various insects and wildlife but the
site could be developed without having a significant impact on the biodiversity
of the local area.

46 There is existing planting around the site boundaries and a condition will be
added to ensure this planting is retained and protected thereby retaining the
vast majority of habitat for the biodiversity.

Sustainability

47 Housing provision within existing settlements is 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.

DEVELOPER CONTRIBUTIONS

Education

48 The Council Developer Contributions Supplementary Guidance requires a
financial contribution towards increased primary school capacity in areas where
a primary school capacity constraint has been identified. A capacity constraint
is defined as where a primary school is operating, or likely to be operating
following completion of the proposed development and extant planning
permissions, at or above 80% of total capacity.

49 As this application is only “in principle” it is not possible to provide a definitive
answer at this stage however it should be noted that the Developer
Contributions Policy would apply to all new residential units with the exception
of those outlined in the policy. The determination of appropriate contribution, if
required, will be based on the status of the school when a detailed application
is received.
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ECONOMIC DEVELOPMENT

50 The economic impact of the proposal is likely to be minimal and limited to the
construction phase of the development.

LEGAL AGREEMENTS

51 None

DIRECTION BY SCOTTISH MINISTERS

52 Under the Town and Country Planning (Development Management Procedure)
(Scotland) Regulations 2013, 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

53 In conclusion, the application must be determined in accordance with the
Development Plan unless material considerations indicate otherwise. In this
respect, the proposal is considered to comply with the approved TAYplan 2012
and the adopted Local Development Plan 2014. I have taken account of
material considerations and find none that would justify overriding the
Development Plan. On that basis the application is recommended for approval
subject to conditions.

RECOMMENDATION

A Approve the application subject to the following conditions:

1 The development shall not commence until the following matters have been
approved by the Planning Authority through the submission of an application
or applications for approval of matters specified in conditions:

a) A detailed levels survey (existing and proposed) and cross sections
showing proposed finished ground and floor levels of all buildings forming
part of the development, relative to existing ground levels and a fixed
datum point;

b) The siting, design, layout, height and external materials of all buildings or
structures;

c) Details of vehicular access to the site, the provision car parking spaces
and turning facilities;

d) Details of the proposed surface water drainage scheme (SUDs);
e) Details of all proposed landscaping, planting, screening and boundary

treatment;
f) Details of suitable storage for waste disposal/collection.

Reason - This is a Planning Permission in Principle under Section 59 of the
Town and Country Planning (Scotland) Act 1997 as amended by Section 21 of
the Planning etc. (Scotland) Act 2006.
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2 The development shall be in accordance with the requirements of the Council's
Developer Contributions Guide August 2014 and Policy PM3 of the Local
Development Plan 2014; all to the satisfaction of the Council as Planning
Authority.

Reason - In the interests of reviewing educational capacity at an appropriate
stage; and in full accordance with the Council adopted Developer Contributions
Guidance.

3 The development shall be in accordance with the Council's Affordable Housing
Supplementary Guidance August 2014 and Policy RD4 of the Local
Development Plan 2014; all to the satisfaction of the Council as Planning
Authority.

Reason - To comply with the Council's approved policy on affordable housing.

4 The layout and number of dwellings illustrated on the proposed indicative
layout is not approved by this consent.

Reason – The application is in principle only.

5 All existing trees on site shall be retained and protected unless otherwise
agreed in writing with the Council as Planning Authority.

Reason – To ensure the trees on the site are retained for the benefit of the
visual amenity and biodiversity on the site.

B JUSTIFICATION

The proposal is in accordance with the Development Plan and there are no
material reasons which justify departing from the Development Plan

C PROCEDURAL NOTES

None

D INFORMATIVES

1 Application for the approval of matters specified in conditions shall be made
before the expiration of 3 years from the date of the grant of planning
permission in principle, unless an earlier application for such approval has
been refused or an appeal against such refusal has been dismissed, in which
case application for the approval of all outstanding matters specified in
conditions must be made within 6 months of the date of such refusal or
dismissal.

2 The approved development shall be commenced not later than the expiration
of 3 years from the date of grant of planning permission in principle or 2 years
from the final approval of matters specified in conditions, whichever is later.
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3 The developer is advised that a suitable surface water drainage scheme
(SUDS) will need to be incorporated into any development. Please refer to the
Council's guidance note on Flooding & Drainage June 2014.

Background Papers: 7 letters of representation
Contact Officer: Joanne Ferguson
Date: 1 March 2016

Nick Brian
Development Quality Manager
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