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Central Validation Team at Argyll and Bute Council 1A Manse Brae Lochgilphead PA31 8RD  Tel: 01546 605518  Email: 
planning.hq@argyll-bute.gov.uk 

Applications cannot be validated until all the necessary documentation has been submitted and the required fee has been paid.

Thank you for completing this application form:

ONLINE REFERENCE 100697899-004

The online reference is the unique reference for your online form only. The  Planning Authority will allocate an Application Number when 
your form is validated. Please quote this reference if you need to contact the planning Authority about this application.

Applicant or Agent Details
Are you an applicant or an agent? * (An agent is an architect, consultant or someone else acting
on behalf of the applicant in connection with this application)  Applicant  Agent

Agent Details
Please enter Agent details

Company/Organisation:

Ref. Number: You must enter a Building Name or Number, or both: *

First Name: * Building Name:

Last Name: * Building Number:

Address 1
Telephone Number: * (Street): *

Extension Number: Address 2:

Mobile Number: Town/City: *

Fax Number: Country: *

Postcode: *

Email Address: *

Is the applicant an individual or an organisation/corporate entity? *

  Individual    Organisation/Corporate entity

Bracewell Stirling Consulting

Alan

MacDonald

High Street

8

01631 359054

PA34 4BG

Scotland

Oban

planning@bracewell.co
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Applicant Details
Please enter Applicant details

Title: You must enter a Building Name or Number, or both: *

Other Title: Building Name:

First Name: * Building Number:

Address 1
Last Name: * (Street): *

Company/Organisation Address 2:

Telephone Number: * Town/City: *

Extension Number: Country: *

Mobile Number: Postcode: *

Fax Number:

Email Address: *

Site Address Details
Planning Authority: 

Full postal address of the site (including postcode where available):

Address 1:  

Address 2:

Address 3:

Address 4:

Address 5:

Town/City/Settlement:

Post Code:

Please identify/describe the location of the site or sites

Northing Easting

Other

2 MAFEKING PLACE

C/O

Bracewell

Argyll and Bute Council

10 LONGROW

High Street

8

CAMPBELTOWN

PA28 6DD

PA34 4BG

Scotland

620460

Oab

171910

planning@bracewell.co

Zakpharma Ltd.
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Description of Proposal
Please provide a description of your proposal to which your review relates. The description should be the same as given in the 
application form, or as amended with the agreement of the planning authority: *
(Max 500 characters)

Type of Application
What type of application did you submit to the planning authority? *

  Application for planning permission (including householder application but excluding application to work minerals).

  Application for planning permission in principle.

  Further application.

  Application for approval of matters specified in conditions.

What does your review relate to? *

  Refusal Notice.

 Grant of permission with Conditions imposed.

  No decision reached within the prescribed period (two months after validation date or any agreed extension) – deemed refusal.

Statement of reasons for seeking review
You must state in full, why you are a seeking a review of the planning authority’s decision (or failure to make a decision). Your statement 
must set out all matters you consider require  to be taken into account in determining your review. If necessary this can be provided as a 
separate document in the ‘Supporting Documents’ section: *  (Max 500 characters)

Note: you are unlikely to have a further opportunity to add to your statement of appeal at a later date, so it is essential that you produce 
all of the information you want the decision-maker to take into account.

You should not however raise any new matter which was not before the planning authority at the time it decided your application (or at 
the time expiry of the period of determination), unless you can demonstrate that the new matter could not have been raised before that 
time or that it not being raised before that time is a consequence of exceptional circumstances.

Have you raised any matters which were not before the appointed officer  at the time the  Yes   No
Determination on your application was made? *

If yes, you should explain in the box below, why you are raising the new matter, why it was not raised with the appointed officer before 
your application was determined and why you consider it should be considered in your review: * (Max 500 characters)

Installation of pedestrian ramp, replacement of front door and painting of shopfront

Please refer to supporting documentation for the Review Statement
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Please provide a list of all supporting documents, materials and evidence which you wish to submit with your notice of review and intend 
to rely on in support of your review. You can attach these documents electronically later in the process: * (Max 500 characters)

Application Details

Please provide the application reference no. given to you by your planning 
authority for your previous application.

What date was the application submitted to the planning authority? *

What date was the decision issued by the planning authority? *

Review Procedure
The Local Review Body will decide on the procedure to be used to determine your review and may at any time during the review 
process require that further information or representations be made to enable them to determine the review. Further information may be 
required by one or a combination of procedures, such as: written submissions; the holding of one or more hearing sessions and/or 
inspecting the land which is the subject of the review case.

Can this review continue to a conclusion, in your opinion, based on a review of the relevant information provided by yourself and other 
parties only,  without any further procedures? For example, written submission, hearing session, site inspection. *
 Yes   No

Review Statement. The following previous submission are resubmitted unchanged; Location Plan, Site Plans, Floor Plans, 
Elevations.

25/00057/PP

27/08/2025

14/01/2025
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Please indicate what procedure (or combination of procedures) you think is most appropriate for the handling of your review. You may 
select more than one option if you wish the review to be a combination of procedures.

Please select a further procedure *

Please explain in detail in your own words why this further procedure is required and the matters set out in your statement of appeal it 
will deal with?  (Max 500 characters) 

Please select a further procedure *

Please explain in detail in your own words why this further procedure is required and the matters set out in your statement of appeal it 
will deal with?  (Max 500 characters) 

Please select a further procedure *

Please explain in detail in your own words why this further procedure is required and the matters set out in your statement of appeal it 
will deal with?  (Max 500 characters) 

In the event that the Local Review Body appointed to consider your application decides to inspect the site, in your opinion:

Can the site be clearly seen from a road or public land? *  Yes   No

Is it possible for the site to be accessed safely and without barriers to entry? *  Yes    No

Further written submissions on specific matters

Holding one or more hearing sessions on specific matters

By means of inspection of the land to which the review relates

May be required to provide meaningful response to issues or queries raised by the local review body

May be required to provide meaningful response to issues or queries raised by the local review body

To consider the character of the area and the positive contribution the proposals provide to the immediate and extending environs.
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Checklist – Application for Notice of Review
Please complete the following checklist to make sure  you have provided all the necessary information in support of your appeal. Failure 
to submit all this  information may result in your appeal  being deemed invalid. 

Have you provided the name and address of the applicant?.  *  Yes   No

Have you provided the date and reference number of the application which is the subject of this  Yes   No
review? *

If you are the agent, acting on behalf of the applicant, have you provided details of your name   Yes   No   N/A
and address and indicated whether any notice or correspondence required in connection with the 
review should be sent to you or the applicant? *
Have you provided a statement setting out your reasons for requiring a review and by what  Yes   No
procedure (or combination of procedures) you wish the review to be conducted? *

Note: You must state, in full, why you are seeking a review on your application. Your statement must set out all matters you consider 
require to be taken into account in determining your review. You may not have a further opportunity to add to your statement of review 
at a later date. It is therefore essential that you submit with your notice of review, all necessary information and evidence that you rely 
on and wish the Local Review Body to consider as part of your review.
Please attach a copy of all documents, material and evidence which you intend to rely on  Yes   No
(e.g. plans and Drawings) which are now the subject of this review *

Note: Where the review relates to a further application e.g. renewal of planning permission or modification, variation or removal of a 
planning condition or where it relates to an application for approval of matters specified in conditions, it is advisable to provide the 
application reference number, approved plans and decision notice (if any) from the earlier consent.
 

Declare – Notice of Review
I/We the applicant/agent certify that this is an application for review on the grounds stated.

Declaration Name: Mr Alan MacDonald

Declaration Date: 20/11/2025
 

Payment Details

Pay Direct      
Created: 20/11/2025 16:40
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LTR-5204-2025.11.17 
 
The Local Review Body, 
Committee Services, 
Argyll and Bute Council, 
Kilmory, Lochgilphead, 
PA31 8RT 
 
 
17th November 2025 
 
 
REF: 25/00057/PP 
 
 
Installation of pedestrian ramp, replacement of front door and painting of shopfront 
2 Mafeking Place, 10 Longrow, Campbeltown, Argyll and Bute, PA28 6DD 
 
SUMMARY 
 
This document presents an appeal against the refusal of planning application 25/00057/PP for the 
installation of a pedestrian ramp, replacement of the front door, and painting of the shopfront at  
2 Mafeking Place, Campbeltown. 
 
The application sought to adapt a vacant town-centre building for use as a pharmacy, improving 
accessibility and security in line with NHS requirements and the Disability Discrimination Act 2005.  
 
Despite no public objections and extensive correspondence with the planning department, the 
application was refused on grounds of design and impact on the conservation area. 
 
The appeal highlights the planning authority’s decision to curtail ongoing discussions and determine the 
application despite significant delays early in the decision-making process. It demonstrates that the 
planning authority’s suggested alternative, concealing a security shutter behind an external door, was 
neither physically possible due to the ramp configuration nor legally permissible under the Roads 
(Scotland) Act 1984. 
 
The proposed changes remain modest, sympathetic, and essential for delivering a frontline health 
service in one of Scotland’s most deprived areas. 
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INTRODUCTION 
 
We wish to appeal against the decision of the Argyll and Bute Council Planning Department to refuse 
planning Application 25/00057/PP, Installation of pedestrian ramp, replacement of front door and 
painting of shopfront.  
 
There were no representations received and no consultations were made regarding the application. 
 
 
 
DELAYED DECISION 
 
The ePlanning website which all applications must be submitted by states: 
 

“In most cases, planning applications are decided within 2 months. For unusually large or 
complex applications the time limit is 4 months. For these types of applications, Planning 
Authorities should offer to enter into a processing agreement with developers which provides 
certainty and a project managed approach to decision making. If the decision takes longer, you 
can appeal.” 

 
The above referenced application was accepted on the 17th of January 2025, a decision was not 
forthcoming until 27th of August 2025, a wait of seven months in total and therefore a delay of five 
months. 
 
It is appreciated such delays can be caused due to staffing issues and shortages, out with the control of 
members of the local authority planning department, however this can only be regarded as an 
objectionable delay to the provision of an essential frontline service within the identified deprived area of 
Campbeltown; in terms of health within 15% of the most deprived areas in the country. (Scottish Index of 
Multiple Deprivation 2020) 
 
Despite early delays and requests for extensions to the determination period being granted by the 
applicant to the planning authority the application was determined whilst ongoing discussions were 
being had between the planning authority, agent, and applicant. This prevented a satisfactory resolution 
to the benefit of all stakeholders. 
 
 
 
APPLICATION HISTORY 
 
The planning application was accepted on the 17th of January 2025; as the target determination date of 
the 14th of March was unlikely to be achieved the applicant graciously agreed to an extension to the 
determination period until the 20th of April 2025. 
 
A request for points salient to the application was made to the assigned planning officer in a bid to 
resolve any concerns during the extended determination period. 
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Initially Raised Concerns 
 
On the 9th of April 2025 correspondence from the assigned planning officer was received. Within this 
correspondence the planning officer stated that  
 

‘I can confirm that while the proposed development to revamp the existing listed building 
intended for a local pharmacy is welcomed, there are concerns with some aspects of the 
proposal. Firstly, it is considered that the proposed painted window and advert sign to cover an 
entire window would be out of place and unsympathetic to the character and appearance of the 
existing listed building and conservation area. As such, a revised plan is required to ensure the 
advert/signage on the building are of moderate and acceptable scale while alternative screening 
is pursued for the southeast window. The other concerns with regard to the development pertains 
to the proposed shutter to replace the existing door, which is also considered unacceptable and 
unsympathetic to the listed building and the wider conservation area.’ 

 
Due to the Easter Break a response to the concerns was provided on the 22nd of April 2025. 
 
Listed Building 
 
Whilst in a conservation area the building subject to the proposals is not in fact listed, as highlighted by 
the below extract of the Historic Environment Scotland Designations Map indicating listed buildings. 
 

 
 
 
Painted Window 
 
The painted window referred to has been in place for at least fifteen years before the applicant became 
the owner of the building, as documented by the street view image from May 2009 shown below. 
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Full Window Advertisement 
 
The advert sign to cover an entire window was referred to as being out of place and unsympathetic to the 
character and appearance of the ‘existing listed building’ and conservation area. It was highlighted to the 
planning officer that there was a full window advert across the street from the proposals on the category 
C listed 3 Longrow South as evidenced below. 
 

 
 
 
Roller Shutter Door 
 
As a dispensing facility security of the premises are an essential part of registering the premises with the 
General Pharmaceutical Council.  
 
The proposals were for the installation of a pedestrian ramp, an essential requirement to allow mobility 
impaired patrons to access the frontline service within the identified deprived area of Campbeltown, and 
a legal requirement for NHS Scotland under the Disability Discrimination Act 2005.  
 

• An inward opening security door could not be installed within the proposals due to the inclining 
nature of the ramp within the property preventing such a door from opening inwards. 

 
• An outward opening security door could not be installed within the proposals as it would open 

out onto the public footpath and would be visually intrusive during opening hours. 
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As such the only viable option to secure the access to the premises was the installation of an internally 
mounted retractable security shutter. It must be highlighted that this shutter would only be visible out 
with the opening hours of the pharmacy, being rolled out of view during working hours, unlike current 
roller shutters within the conservation area on the corner of Burnbank Street and Cooper’s Close shown. 
 

 
 

 
Or the extensive externally mounted window and door shutters on the Category C listed 11-13 Union 
Street directly across from the site of the proposals. 
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FURTHER CORRESPONDENCE 
 
Further extensive correspondence between the planning department and agent discussed the reasons 
and requirements leading to the specification of an internally mounted retractable security shutter as 
outlined below. 
 
NHS Requirements 
 

• The NHS require the building to be fully inclusive and accessible. This requires the installation of 
a ramp to ensure protected and vulnerable groups are not excluded from using this essential 
community facility.  

• It is not possible to install inward opening doors due to the statutory requirement to install a 
ramp. Any inward doors will become fouled on the inclined ramp surface. It will not be possible 
to fully return the doors against the inner walls of the entrance, preventing entry to the premises.  

• Were it possible, inward opening doors would reduce the functional width of an already narrow 
entrance into the premises. 

 
Building Standards Requirements 
 

• Handrails are a statutory obligation over the length of a ramp (BSD Technical standard 4.3.13) – it 
would not be possible to provide handrails over the length of the ramp if an inward opening door 
was present. 

• Outward opening doors over the public highway is highly unsafe due to the risk of collision with 
pedestrians and is prohibited under Section 67 of the Roads (Scotland) Act 1984. 

 
Security Requirements 
  

• An internally mounted retractable security shutter visually reinforces the concept the building is 
safeguarded against crime when closed.  

• Without an internally mounted retractable security shutter there is no way to secure the recess 
where the ramp is located. Such an unsecure hidden recess will encourage criminals to break 
into the premises as they are obscured from public view. 

 
Aesthetic Requirements 
 

• It is discrete, tasteful, and aesthetically sympathetic to the building. 
• It is nonstandard, powder coated in a subtle colour, carefully chosen to highlight and 

compliment the red sandstone. 
• It is colour co-ordinated to the signage  
• It is only lowered during hours when the business is closed avoiding peak times when the street 

is most often used.  
  
Conservation Area Regeneration Scheme 
 

• The proposals provide a significant improvement over the former arrangement and contributes 
to the fundamental aim of the CAR Scheme; to provide a sustainable economic future for 
Campbeltown, making it an attractive place to live, work, visit, and invest. 

 
The changes to the building are entirely necessary and fundamental to the safe and normal working 
practices of an essential community facility such as a pharmacy. Refusal of the application opposes the 
fundamental aim of the CAR Scheme by limiting access to health care, hindering job creation, and 
preventing investment in Campbeltown. 
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The planning authority refused to take these points into consideration, suggesting the internally mounted 
retractable security shutter be hidden behind an external door that could not physically be opened 
inward and, legally, could not be opened outward. (Section 67 of the Roads (Scotland) Act 1984) 
 

‘[redacted] agrees that the shutter as I previously suggested could be installed internally and 
hidden behind a timber door. There are no concerns as it relates to the ramp at all….’                
(Planning officer correspondence received 25th July 2025) 

 
PLANNING REFUSAL 
 
Despite continuing further correspondence between the planning department, agent, and applicant the 
issues were not resolved to a satisfactory conclusion for all stakeholders before the planning authority’s 
decision to curtly issue a refusal notice on the 27th of August 2025, despite the applicant’s intention to 
remove the window graphic from the proposals. 
 
 
Reason for Refusal 
 
The following reason for refusal was given within the Refusal Notice issued by the Planning Department. 
 

1. The proposed development by reason of its design, finishing materials and prominent location on 
a corner plot as well as its contribution to the active frontage of the streetscene within the town 
centre, settings of listed buildings and the wider conservation area would be unacceptable in 
that the proposal is not in keeping with the character and appearance of the existing building 
fabric nor its immediate surroundings. The proposed development would have a materially 
adverse impact on the character and appearance of the surrounding area, the conservation area 
as a whole, and the setting of nearby listed buildings. It is therefore considered that the proposal 
would be contrary to the requirements of NPF4 Policies 7c) d) and 14; and ABC LDP2 Policies 04, 
05, 08,10,12, 13, 15, 16, and 17. 

 
National Planning Framework 4 
 
Policy seven of NPF4 relates to Historic assets and places. The intent of the policy is stated within the 
framework. 
 

To protect and enhance historic environment assets and places, and to enable positive change 
as a catalyst for the regeneration of places. 

 
The proposals look to do just that, enable positive change as a catalyst for regeneration through the 
creation of a frontline service to tackle the identified health deprivation of the area. 
 
Referenced within the refusal, the policy goes on to state that. 
 

c) …. Development proposals affecting the setting of a listed building should preserve its character, 
and its special architectural or historic interest. 

 
As the proposals look to provide a more muted accent to the building it is reasonable to state that they 
not only preserve the character of the setting but improve it. The proposed internally mounted retractable 
security shutter, as mentioned above, will only be visible out with opening hours and is not out of 
character given the extensive externally mounted roller shutters on the listed building across the road. 
 
 

Page 15



 
 
 
 
 

 
8 High Street, Oban PA34 4BG 

+44 (0)1631 359054 
bracewell.co 

 
Registered in Scotland. SC507897 

  Page 8 of 11 

Also referenced in the decision notice is the following point from policy seven. 
 

d) Development proposals in or affecting conservation areas will only be supported where the 
character and appearance of the conservation area and its setting is preserved or enhanced. 
Relevant considerations include the: 

i. architectural and historic character of the area; 
ii. existing density, built form and layout; and 

iii. context and siting, quality of design and suitable materials 
 
As no significant external changes are proposed to the building it must be assumed that the internally 
mounted retractable security shutter door or window advertisement have been regarded by the planning 
department as not preserving the character and appearance of the conservation area. 
 
As evidenced above this is not the case. With both much more extensive externally mounted roller 
shutters and window advertisements on listed buildings within view of the front door of the proposals. 
 
Local Development Plan 2 
 
Policy four of the Argyll and Bute Local Development Plan 2 refers to sustainable development. In 
referencing this policy, it is assumed that the following points are being raised.  
 

In preparing new development proposals, developers should seek to demonstrate the following 
sustainable development principles, which the planning authority will also use in deciding whether or 
not to grant planning permission: 

h) Conserve and enhance the natural and built environment and avoid significant adverse 
impacts on biodiversity, natural and heritage assets; 

i) Respect the landscape character of an area and the setting and character of settlements; 
 
Policy four directly relates to NPF4 policy seven above; as such can be responded to in the same manner. 
 
Policy five relates to design and placemaking. It is uncertain how the proposals do not meet the 
recommended placemaking criteria given the changes to the existing building are limited to a change to a 
more muted colour and the installation of a new door type.  
 
Further to this under the policy the proposals  

• Utilise existing infrastructure 
• Improve Connectivity 
• Integrate green infrastructure 
• Sensitively integrate into the design, by concealment when not in use. 
• Demonstrates to the planning authority that other solutions are not practicable. 
• Creates an inclusive place which is easy to move around. 
• Considers future adaptability through the installation of a pedestrian ramp. 

 
All significant factors in proposals that enable positive change as a catalyst for the regeneration of a 
deprived area. 
 
Policy eight of LDP2 takes regard to Sustainable Siting. As an existing building it is uncertain how this 
policy relates to the proposals. 
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It is assumed that the relevant point of policy ten – Design: All Development referred to within the 
decision notice is. 
 

The design of any development must: 
• Demonstrate an understanding of and appropriate response to the proposed 

development site and wider context including consideration of character and, where 
applicable, urban grain; 

 
As before the proposed muting of colour accent is likely to improve the character of the setting. The 
installation of the internally mounted retractable security shutter can only be seen as an appropriate 
response to the wider context of the proposals; the provision of an essential frontline service within an 
identified deprived area, and the security requirements of registering the premises with the General 
Pharmaceutical Council, all whilst considering the character of the area with much more obtrusive 
externally mounted roller shutters found on the adjacent category C listed building. 
 
The internally mounted retractable security shutter avoids falsification of period details, steers clear of 
mimicry and pastiche, and embodies the honesty and legibility of contemporary design, further points 
raised under LDP2 policy ten. 
 
Clause 4.31 of the LDP2 states 
 

The council recognises the need to achieve a balance between accommodating commercial 
needs such as signage and security and maintaining the historic significance of the shopfront. 

 
Policy twelve expands on this by setting criteria on shopfront design within conservation areas. As the 
only alteration to the existing shopfront, excluding the signage dealt with in a separate application, is the 
installation of an internally mounted retractable security shutter the relevant point is quoted below. 
 

Security: 
• Security measures which obscure or detract from historic shopfronts will not generally 

be acceptable. Removable external grills are considered to be more appropriate than 
fixed shutter systems or externally mounted roller shutters. Alternatively brick bond 
internal retractable security shutters may be considered behind the glass of the shop 
window. 

 
It is important to note that the proposals do not look to install a fixed shutter system or externally 
mounted roller shutters. Instead, they look to install an internally mounted retractable security shutter. 
The policy explicitly states that this will be considered behind the glass of a shop window, yet the 
planning department have not given it consideration presumably as it is not behind glass. 
 
Policy thirteen relates to advertisements and as such is not considered under this review but within the 
related request for review of application 25/00056/ADV. 
 
Policy fifteen states  
 

Development proposals will not be acceptable where they fail to: 
• protect, preserve, conserve or enhance the special characteristics and/or cultural 

significance of the historic built environment in terms of its location, scale, form, design 
or proposed use; or 

• avoid any cumulative effect upon the special characteristics and/or cultural significance 
of designated built environment sites. 
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As the proposals look to provide a more muted accent to the building it is reasonable to state that they 
not only preserve the character of the setting but enhance it. The proposed internally mounted retractable 
security shutter, as mentioned above, will only be visible out with opening hours and is not out of 
character given the extensive roller shutters on the listed building across the road. 
 
In stating that the proposals contravene this policy it appears that suitable consideration has not been 
given to the remainder of the policy 
 

Proposals for development that would affect either a designated or non-designated heritage 
asset or their setting will be expected to demonstrate that they would enable positive change by 
balancing the need to secure the long-term sustainability of the asset against the need to address 
the impacts of climate change and to meet the council’s wider regeneration objectives, where 
appropriate. 

 
in that the proposals demonstrate that they enable positive change, balancing the need to secure the 
long-term sustainability of the asset against the need to meet the council’s wider regeneration objectives, 
against the backdrop of the provision of an essential frontline service within an identified deprived area. 
 
The onus is on the developer within Policy sixteen to demonstrate to the planning authority that the 
effect of a proposed development on the wider setting of a listed building has been assessed. Within 
correspondence with the planning authority, it was shown that a category C listed building across the 
street from the proposals had a full window advertisement, and a separate category C listed building 
across the street from the proposals has extensive externally mounted roller shutters. 
 
As such the effect of an internally mounted retractable security shutter that would only be visible out with 
opening hours was assessed and found to be negligible in the context of the surrounding area. 
 
Policy Seventeen, Conservation Areas, is the final policy to be referenced within the decision notice. The 
policy again puts the onus on the developer. 
 

The developer is expected to satisfactorily demonstrate to the planning authority that the effect of 
a proposed development on a conservation area and its wider setting has been assessed and 
that measures will be taken to preserve or enhance the special interest of the area. 

 
Having outlined to the planning authority that 
 

• The proposals were not subject to listed building consent. 
• The development was limited to a discrete internally mounted retractable security shutter. 
• Advertisements covering full windows were in place on listed buildings adjacent to the proposals 

and the existing building. 
• Externally mounted shutters were in place on listed buildings adjacent to the proposals. 

 
It was demonstrated that the effects had been assessed and were found to be negligible.  
 
FURTHER MEDIATION 
 
During the extended determination period, as previously stated, discussions were had around the 
removal of the window graphics as a remediation to allow for a positive determination. Unfortunately, this 
was not concluded before the planning authority’s decision to issue the refusal notice. 
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Following issue of the refusal notice continuing correspondence looked to address the outstanding 
issues along with a continuing offer from the applicant to remove the window graphics from the 
proposals. This was not seen as sufficient by the planning authority as outlined in their email of the 23rd of 
September 2025. 
 

‘The removal of the graphics is a welcomed improvement, thank you, but in my view it does not 
overcome the reasons why the previous application was refused. This includes the development 
at Nos 11- 13 Union Street you identify – it is not clear if this ever obtained planning permission or 
listed building consent. Furthermore, its presence would not justify further roller shutters at the 
present site and the associated harm, in my opinion.’ 

 
Although no statutory consent may have been obtained for either the extensive externally mounted roller 
shutters on the category C listed building at 11- 13 Union Street or for the full window advertisement on 
the category C listed building on 3 Longrow South the lack of enforcement regarding these developments, 
whilst not creating precedent, does alter the character of the area and continues to do so. 
 
CONCLUSION 
 
The creation of an essential frontline service within the identified deprived area of Campbeltown is a 
welcome addition. It has garnered a great deal of local support from residents and councillors alike.  
 
The utilisation of an existing vacant building in a town centre position meets many criteria of planning 
policy and aids in the regeneration of a deprived area, hopefully going some way to enable positive 
change as a catalyst for the regeneration of places. 
 
The limited external changes are discrete, modest, sympathetic to the character of the area, and a 
demonstrably practicable solution to both the security and access requirements of a modern dispensary.  
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CAMPBELTOWN PHARMACY
www.campbeltownpharmacy.co.uk 01586 556539
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Grey and rebranded.
New extract vent

Privacy etching / Advertising to
glazing of consultation room
Existing clear glazing to remain

ED01 Dark Grey Roller Security
Shutter - refer door schedule

Existing painted opening
painted dark grey. No

advertisement applied.

CAMPBELTOWN PHARMACY
Your Health Matters

www.campbeltownpharmacy.co.uk

OPENING HOURS
Monday to Friday 8.30am to 6pm

Saturday 9am to 5pm
Sunday Closed

OUR SERVICES
Dispensing of Medicines and Compliance Aids
Free Prescription Uplift and Delivery Service

Pharmacy First Service
Stop Smoking Service

Medicine Care and Review Service
Ear Wax Removal

Vaccinations

Tel: 01586 556539

Door Schedule

ED01 - 44mm Dark Grey
Extruded Aluminium Roller

Security Shutter

Refer to Manufacturer's
literature
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Classification: OFFICIAL 

Planning Authority Comments on LRB Review case: 25/0010/LRB 

Site address: 2 Mafeking Place, 10 Longrow, Campbeltown 

Planning Application Ref: 25/00057/PP - Installation of pedestrian ramp, 

replacement of front door and painting of shopfront 

Reasons for Refusal: 

The proposed development by reason of its design, finishing materials and prominent 

location on a corner plot as well as its contribution to the active frontage of the 

streetscene within the town centre, settings of listed buildings and the wider 

conservation area would be unacceptable in that the proposal is not in keeping with 

the character and appearance of the existing building fabric nor its immediate 

surroundings. The proposed development would have a materially adverse impact on 

the character and appearance of the surrounding area, the conservation area as a 

whole, and the setting of nearby listed buildings. It is therefore considered that the 

proposal would be contrary to the requirements of NPF4 Policies 7c) d) and 14; and 

ABC LDP2 Policies 04, 05, 08,10,12, 13, 15, 16, and 17. 

Comments on the applicant’s grounds of review:  

The applicant has submitted a detailed review statement, which in summary states: 

“The application sought to adapt a vacant town-centre building for use as a pharmacy, 

improving accessibility and security in line with NHS requirements and the Disability 

Discrimination Act 2005.  

Despite no public objections and extensive correspondence with the planning 

department, the application was refused on grounds of design and impact on the 

conservation area.  

The appeal highlights the planning authority’s decision to curtail ongoing discussions 

and determine the application despite significant delays early in the decision-making 

process. It demonstrates that the planning authority’s suggested alternative, 

concealing a security shutter behind an external door, was neither physically possible 

due to the ramp configuration nor legally permissible under the Roads (Scotland) Act 

1984.  

The proposed changes remain modest, sympathetic, and essential for delivering a 

frontline health service in one of Scotland’s most deprived areas.” 

In response to the contents of the review statement, the Planning Authority notes that 

at the time of the refusal of the application, ongoing discussions with the 

applicant/agent over the detailed design of the submitted proposals had not been 

concluded.  As a subsequent refusal of the application has taken place, the applicant 
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Classification: OFFICIAL 

has submitted the request to have the application reviewed by the Local Review 

Board. The position of the Planning Authority in this respect remains as that set out in 

the attached Officer Report of Handling for planning application 25/00057/PP.  

 

Stuart W Ramsay MSc MRTPI 
Area Team Leader (Acting) – Mid Argyll, Kintyre and Islands 
Development Management  
Development and Economic Growth 
Argyll and Bute Council 
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Classification: OFFICIAL

 
Argyll and Bute Council 

Development & Economic Growth   
 
Planning Application Report and Report of Handling as required by Schedule 2 of the 
Town and Country Planning (Development Management Procedure) (Scotland) 
Regulations 2013 relative to applications for Planning Permission or Planning 
Permission in Principle 
 
 
Reference No: 25/00057/PP 

 
Planning Hierarchy: Local Development 

 
Applicant: Zakpharma Ltd 

 
Proposal: Installation of pedestrian ramp, replacement of front door and 

painting of shopfront 
 

Site Address:  2 Mafeking Place 10 Longrow Campbeltown Argyll And Bute PA28 6DD  
 

  
  
DECISION ROUTE 
 

☒Delegated - Sect 43 (A) of the Town and Country Planning (Scotland) Act 1997 
 
☐Committee - Local Government Scotland Act 1973 

 
 
(A)  THE APPLICATION 
 

(i) Development Requiring Express Planning Permission 
• Installation of pedestrian ramp 
• Replacement of front door  
• Painting of shopfront 

 
(ii) Other specified operations 

• N/A 
 
 

(B) RECOMMENDATION: 
 

The proposal is recommended for refusal for the reasons set out below. 
 
 

(C) CONSULTATIONS:   
 

 No required 
 
 

(D) HISTORY:   
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95/05303/COU – Change of use and alterations to form Betting Office. Approved: 
18.01.1996 

 
 
(E) PUBLICITY:   
 

 Regulation 20 Advert (expiry date: 21.02.2025) 
 
Site Notice (expiry date: 27.02.2025) 
 
Neighbour notification (expiry date: 11.02.2025) 
 
 

(F) REPRESENTATIONS:   
 

(i) Representations received from: 
 

  None received 
 

 Representations are published in full on the planning application file and are available 
to view via the Public Access section of the Council’s website. 

 
(ii) Summary of issues raised: 

 
• N/A 

 
 
(G) SUPPORTING INFORMATION 
 

Has the application been the subject of: 
 
(i) Environmental Impact Assessment Report: ☐Yes ☒No (if Yes insert 

EIAR topics below) 
  

(ii) An Appropriate Assessment under the 
Conservation (Natural Habitats) Regulations 
1994:    

☐Yes ☒No (if Yes 
attach as an appendix) 

  
(iii) A Design or Design/Access statement:    ☐Yes ☒No (if Yes insert 

summary of key issues 
below) 

  
(iv) A Sustainability Checklist  

(with reference to the requirements of LDP2 
Policy 04)  

☐Yes ☒No (if No then 
confirm whether required 
information is provided 
elsewhere in supporting 
submissions) 

  
(v) A report on the impact of the proposed 

development eg. Retail impact, transport 
impact, noise impact, flood risk, drainage 
impact etc:   

☐Yes ☒No (if Yes list 
supporting documents 
below) 
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Classification: OFFICIAL

(H) PLANNING OBLIGATIONS 
 

Is a Section 75 agreement required:   ☐Yes ☒No (if Yes insert details of the 
terms and heads of agreement and, 
grounds for refusal if not completed 
within 4 months below) 

  
 
(I) Has a Direction been issued by Scottish Ministers in terms of Regulation 30, 

31 or 32:  ☐Yes ☒No (if Yes insert details of direction below) 
  
  
(J) Section 25 of the Act; Development Plan and any other material considerations 

over and above those listed above which have been taken into account in the 
assessment of the application 

 
(i)  List of all Development Plan Policy considerations taken into account 

in assessment of the application. 
 
National Planning Framework 4 (Adopted 13th February 2023) 

 
Part 2 – National Planning Policy 
 
Sustainable Places 
NPF4 Policy 1 – Tackling the Climate and Nature Crises 
NPF4 Policy 2 – Climate Mitigation and Adaption 
NPF4 Policy 3 – Biodiversity 
NPF4 Policy 5 – Soils 
NPF4 Policy 7 – Historic Assets and Places 
NPF4 Policy 9 – Brownfield, Vacant and Derelict Land and Empty Buildings (includes 
provisions relevant to Greenfield Sites) 
 
Liveable Places 
NPF4 Policy 14 – Design, Quality and Place 
 
Productive Places 
NPF4 Policy 27 – City, town, local and Commercial Centres 
 
Argyll and Bute Local Development Plan 2 (Adopted 2024) 
 
Spatial and Settlement Strategy 
 
Policy 01 – Settlement Areas 
Policy 04 – Sustainable Development 
 
High Quality Places 
 
Policy 05 – Design and Placemaking 
Policy 08 – Sustainable Siting 
Policy 09 – Sustainable Design 
Policy 10 – Design – All Development 
Policy 12 – Shopfront Design 
Policy 13 – Advertisements 
Policy 15 – Protection, Conservation and Enhancement of Our Historic Environment 
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Classification: OFFICIAL

Policy 16 – Listed Buildings 
Policy 17 – Conservation Areas 
Policy 19 – Scheduled Monuments 
 
Sustainable Communities 
 
Policy 45 – Supporting our Town Centres and Retailing 
 
Local Development Plan 2 Schedules 

 
(ii)  List of all other material planning considerations taken into account in 

the assessment of the application, having due regard to Annex A of 
Circular 3/2013. 

 
• Third Party Representations 
• Consultation Reponses 
• Planning History 
• ABC Technical Note 2 – Advertisement & Signage Policy (Sept. 2017) 

 
 
 

(K) Is the proposal a Schedule 2 Development not requiring an Environmental 
Impact Assessment:  ☐Yes ☒No (if Yes confirm date of screening opinion and 
reference below) 

  
  
(L) Has the application been the subject of statutory pre-application consultation 

(PAC):  ☐Yes ☒No (if Yes provide summary detail of PAC below) 
 
 
(M) Does the Council have an interest in the site:  ☐Yes ☒No (if Yes provide detail 

below) 
 
 
(N) Requirement for a pre-determination hearing: ☐Yes ☒No (if Yes insert details 

below) 
  
  
(O)(i) Key Constraints/Designations Affected by the Development: 

• N/A 
 
(O)(ii) Soils 
Agricultural Land Classification: 
 

Built Up Area 

Peatland/Carbon Rich Soils Classification: ☐Class 1 
☐Class 2 
☐Class 3 
☒N/A 

Peat Depth Classification: N/A 
  
Does the development relate to croft land? ☐Yes ☒No 
Would the development restrict access to croft 
or better quality agricultural land? 

☐Yes ☐No ☒N/A 

Page 30

https://www.argyll-bute.gov.uk/sites/default/files/migrated_files/advertisement_and_signage_policy_guidance_2017_approved_by_ppsl_ac.pdf
http://maps.argyll-bute.gov.uk/arcgis/apps/webappviewer/index.html?id=70daa5c752b24b80af2fe54f36c3e06f
http://maps.argyll-bute.gov.uk/arcgis/apps/webappviewer/index.html?id=70daa5c752b24b80af2fe54f36c3e06f
http://maps.argyll-bute.gov.uk/arcgis/apps/webappviewer/index.html?id=70daa5c752b24b80af2fe54f36c3e06f
http://maps.argyll-bute.gov.uk/arcgis/apps/webappviewer/index.html?id=70daa5c752b24b80af2fe54f36c3e06f


LDP2 format template Feb 2024 

Report of Handling Template for PPSL and Delegated Planning Applications – Updated 10.11.2023 

 

Classification: OFFICIAL

Would the development result in 
fragmentation of croft / better quality 
agricultural land? 

☐Yes ☐No ☒N/A 

 
(O)(iii) Woodland 
  
Will the proposal result in loss of 
trees/woodland? 
(If yes, detail in summary assessment) 

☐Yes 
☒No 
 

Does the proposal include any replacement or 
compensatory planting? 

☐Yes 
☐No details to be secured by condition 
☒N/A 

  
(O)(iv) Land Status / LDP Settlement Strategy 
Status of Land within the Application ☒Brownfield 

☐Brownfield Reclaimed by Nature 
☐Greenfield 
 

ABC LDP2 Settlement Strategy 
 
☒Settlement Area 
☐Countryside Area 
☐Remote Countryside Area 
☐Helensburgh & Lomond Greenbelt 

ABC LDP2 Allocations/PDAs/AFAs etc: 
 
N/A 

 
(P) Summary assessment and summary of determining issues and material 

considerations 
 
Planning permission is sought for installation of pedestrian ramp, replacement of front door 
and painting of shopfront at 2 Mafeking Place, 10 Longrow in Campbeltown. It is worth 
noting that the works have been carried out and noted by officers during site visit. 
 
Principle  
 
Of relevance, NPF4 Policy 9 sets out that development proposals that will result in the 
sustainable reuse of brownfield land including vacant and derelict land and buildings, 
whether permanent or temporary, will be supported. NPF4 Policy 14 generally supports 
development proposals designed to improve the quality of an area whether in urban or rural 
locations and regardless of scale. NPF4 Policy 27A further sets out that development 
proposals that enhance and improve the vitality and viability of city, town and local centres 
will be supported. 
 
Based on the relevant provisions of the adopted Argyll and Bute Local Development Plan  
(LDP)2, the application site is located in the Settlement area of Campbeltown wherein Policy 
01 has a presumption in favour of the proposed type of development where it complies with 
all relevant LDP2 policies. Policy 45 further sets out support for development proposals that 
seek to maintain and enhance the vitality and viability of established town centres in Argyll 
and Bute.  
 
Consideration of these matters, alongside other relevant planning considerations, are 
assessed in further detail below. 
 
Local character and appearance and Historic Environment 

Page 31



LDP2 format template Feb 2024 

Report of Handling Template for PPSL and Delegated Planning Applications – Updated 10.11.2023 

 

Classification: OFFICIAL

 
The proposed development is located within Campbeltown’s Conservation area. It is also 
within close proximity to a number of Listed buildings and the town centre where the 
application site is located on a corner plot where it fronts both Longrow and Union Street. 
The site forms part of a mixed-use development with retail units dominating the streetscene 
on the ground level and residential flats above them.  
 
The nature of the proposal  is small scale and seeks to install a pedestrian ramp at the 
entrance of the building, replacement of the existing timber front door and repaint the 
shopfront. While there are no concerns with the proposed access ramp which is 
understandably required to ensure the existing building fabric is accessible to all, there are 
concerns relative to the proposed replacement of the existing timber front door with a roller 
shutter and painting of the shopfront window.  
 
Of relevance, NPF4 Policy 7C sets out that proposals affecting the setting of a listed building 
should preserve its character, and its special architectural or historic interest.  
 
NPF4 Policy 7D sets out that development proposals in or affecting conservation areas will 
only be supported where the character and appearance of the conservation area and its 
setting is preserved or enhanced. Relevant considerations include the: i. architectural and 
historic character of the area; ii. existing density, built form and layout; and iii. context and 
siting, quality of design and suitable materials.  
 
LDP2 Policy 12 sets out a presumption against the removal or alteration of elements that 
form part of a historic shopfront and which contribute to the architectural quality or historic 
interest of a town centre. Where historic shopfronts have previously been altered 
unsympathetically, restoration of original elements must only be made on the basis of sound 
research and physical evidence. The policy further sets out that Security measures which 
obscure or detract from historic shopfronts will not generally be acceptable. Removable 
external grills are considered to be more appropriate than fixed shutter systems or externally 
mounted roller shutters. Alternatively brick bond internal retractable security shutters may 
be considered behind the glass of the shop window. Laminated or toughened safety glass 
should also be considered.  
 
In view of the above, the proposal though small scale is deemed unacceptable due to its 
location, design and associated materially detrimental visual effect on the town centre; 
conservation area and the settings of a number of nearby listed buildings. Furthermore, the 
proposed replacement of the front door with a shutter within the conservation area and the 
settings of listed buildings are considered contrary to the requirements of Policy 12 
referenced above. This policy conflict was raised with the agent with a request to submit 
revised plans to address this concern. While the agent reverted with an assertion that the 
proposed shutter was required in order to secure specific substances on site; no substantive 
evidence has been submitted to demonstrate that the site is likely to be subject to a security 
risk in the absence of the proposed development. Furthermore, further correspondence with 
the agent to pursue appropriate design solution which would ensure the proposal is in 
keeping with the character and appearance of the building, settings of the neighbouring 
listed buildings and the wider conservation area have been unsuccessful. 
 
The agent further indicated that the proposed retrospective works have been accepted and 
granted building warrant. However, it is worth noting that building standard’s acceptance of 
the proposal does not in any way justify its acceptability in Planning terms as both Authorities 
work to different legislation and policies.  
 
Policy 13 sets out that within commercial and residential areas of settlements the Council, 
when considering applications to display advertisements, will take into account: i) The 
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impact on the amenity of the site, or surrounding area, or character of the building in terms 
of positioning, scale, design or materials; ii) The impact on public safety (including 
pedestrians and road users); AND, iii) Within Conservation Areas, in addition to the above 
points, they preserve or enhance the character and amenity of the area.  
 
With respect to Policy 13 above, and having considered the installed advertisement on site, 
it is considered that the proposed scale and design of the adverts displayed on the south 
west elevation are unacceptable and unsympathetic not only to the character and 
appearance of the building itself but also the conservation area at large. It was noted during 
the site visit that the replaced advert on the fascia board has a glossy finish as is the 
advertisement on the window to the left of this elevation. There are design concerns with 
the complete etching of the window as this is not considered to respect, preserve or enhance 
the character and amenity of the building nor the wider conservation area. This was raised 
with the agent with request for revised plans but none has been submitted to date.  
 
Furthermore, with regard to the proposed painting of the window on the south east elevation, 
it is again considered that, this would be unacceptable and harmful to the conservation area, 
the setting of nearby listed buildings, and the character and appearance of the surrounding 
area. While the previous owner had painted this white, Policy 12 seeks for such 
unsympathetic alterations to be carefully reinstated. It is therefore considered that 
reinstatement of the windows to its original state would be deemed sympathetic to the 
character and appearance of the building and its immediate surrounding.  
 
In view of the above, it is considered that the proposed development by reason of its design, 
finishing materials and prominent location on a corner plot as well as its contribution to the 
active frontage of the streetscene within the town centre, settings of listed buildings and the 
wider conservation area would be unacceptable in that the proposal is not in keeping with 
the character and appearance of the existing building fabric nor its immediate surroundings. 
Furthermore, while such works are welcome to ensure buildings are not left derelict, it is 
vital that care is taken to ensure appropriate quality design solutions are pursued and that 
the character and appearance of any historic assets and their settings are firstly preserve 
and where necessary sympathetically enhanced. In this case, it is not considered that 
careful consideration has been given to the design of the proposal. The proposed 
development would have a materially adverse impact on the character and appearance of 
the surrounding area, the conservation area as a whole, and the setting of nearby listed 
buildings. It is therefore considered that the proposal would be contrary to the requirements 
of  NPF4 Policies 7c) d) and 14; and ABC LDP2 Policies 04, 05, 08,10,12, 13, 15, 16, and 
17. 
 
In conclusion, the proposal is considered to be in conflict with the Development Plan when 
taken as a whole, and there are no other material considerations of sufficient significance 
to indicate that it would be appropriate to grant planning permission having regard to s25 of 
the Act. 
 
 
(Q) Is the proposal consistent with the Development Plan: ☐Yes ☒No  
 
The proposal is considered to be in conflict with the Development Plan when taken as a 
whole, and there are no other material considerations of sufficient significance to indicate 
that it would be appropriate to grant planning permission having regard to s25 of the Act. 
 
(R) Reasons why Planning Permission or Planning Permission in Principle Should 

be Refused: 
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The proposal is considered to be in conflict with the Development Plan when taken as a 
whole, and there are no other material considerations of sufficient significance to indicate 
that it would be appropriate to grant planning permission having regard to s25 of the Act. 
 
(S) Reasoned justification for a departure to the provisions of the Development 

Plan 
 
N/A 
 
 
(T) Need for notification to Scottish Ministers or Historic Environment Scotland: 

☐Yes ☒No (If yes provide detail below)   
 
 
Author of Report: Tiwaah P Antwi Date: 15.08.2025 
 
Reviewing Officer: Bryn Bowker Date: 27.08.2025 
 
Fergus Murray 
Head of Development & Economic Growth 

 
  

Page 34



LDP2 format template Feb 2024 

Report of Handling Template for PPSL and Delegated Planning Applications – Updated 10.11.2023 

 

Classification: OFFICIAL

REASONS FOR REFUSAL RELATIVE TO APPLICATION REF. NO. 25/00057/PP 
 
1. The proposed development by reason of its design, finishing materials and prominent 

location on a corner plot as well as its contribution to the active frontage of the 
streetscene within the town centre, settings of listed buildings and the wider 
conservation area would be unacceptable in that the proposal is not in keeping with 
the character and appearance of the existing building fabric nor its immediate 
surroundings. The proposed development would have a materially adverse impact on 
the character and appearance of the surrounding area, the conservation area as a 
whole, and the setting of nearby listed buildings. It is therefore considered that the 
proposal would be contrary to the requirements of NPF4 Policies 7c) d) and 14; and 
ABC LDP2 Policies 04, 05, 08,10,12, 13, 15, 16, and 17. 
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ADDITIONAL NOTES TO APPLICANT  
 
• N/A 
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APPENDIX TO DECISION REFUSAL NOTICE 
 
Appendix relative to application 25/00057/PP 
 
(A) Has the application been the subject of any “non-material” 

amendment in terms of Section 32A of the Town and Country 
Planning (Scotland) Act 1997 (as amended) to the initial 
submitted plans during its processing. 

☐Yes ☒No  

 
(B) The reason why planning permission has been refused:  
The proposed development by reason of its design, finishing materials and prominent 
location on a corner plot as well as its contribution to the active frontage of the streetscene 
within the town centre, settings of listed buildings and the wider conservation area would 
be unacceptable in that the proposal is not in keeping with the character and appearance 
of the existing building fabric nor its immediate surroundings. The proposed development 
would have a materially adverse impact on the character and appearance of the 
surrounding area, the conservation area as a whole, and the setting of nearby listed 
buildings. It is therefore considered that the proposal would be contrary to the 
requirements of NPF4 Policies 7c) d) and 14; and ABC LDP2 Policies 04, 05, 08,10,12, 
13, 15, 16, and 17. 
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