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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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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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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

XDelegated - Sect 43 (A) of the Town and Country Planning (Scotland) Act 1997

C1Committee - Local Government Scotland Act 1973

(A)

THE APPLICATION

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

(i) 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:

e N/A

(G)

SUPPORTING INFORMATION

Has the application been the subject of:

(i)

(ii)

(iii)

(iv)

(v)

Environmental Impact Assessment Report:

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

A Design or Design/Access statement:

A Sustainability Checklist
(with reference to the requirements of LDP2
Policy 04)

A report on the impact of the proposed
development eg. Retail impact, transport
impact, noise impact, flood risk, drainage
impact etc:

IYes XINo (if Yes insert
EIAR topics below)

OYes XNo (if Yes
attach as an appendix)

[1Yes XINo (if Yes insert
summary of key issues
below)

OYes XINo (if No then
confirm whether required
information is provided
elsewhere in supporting
submissions)

LIYes XINo (if Yes list
supporting documents
below)
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(H)

PLANNING OBLIGATIONS

Is a Section 75 agreement required: OYes XINo (if Yes insert details of the
terms and heads of agreement and,
grounds for refusal if not completed
within 4 months below)

(1)

Has a Direction been issued by Scottish Ministers in terms of Regulation 30,
31 or 32: [Yes XNo (if Yes insert details of direction below)

)

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 13t 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

Arqgyll 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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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

(i) 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 XINo (if Yes confirm date of screening opinion and
reference below)

(L)

Has the application been the subject of statutory pre-application consultation
(PAC): OYes XINo (if Yes provide summary detail of PAC below)

(M)

Does the Council have an interest in the site: [1Yes XINo (if Yes provide detail
below)

(N)

Requirement for a pre-determination hearing: [1Yes XINo (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: [IClass 1
[IClass 2
[IClass 3
XIN/A

Peat Depth Classification: N/A

Does the development relate to croft land? OYes XINo

Would the development restrict access to croft [Yes [CINo XIN/A
or better quality agricultural land?
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Would the  development result in OYes [INo XIN/A
fragmentation of croft / better quality
agricultural land?

(O)(iii) Woodland

Will the proposal result in loss of [OYes
trees/woodland? No
(If yes, detail in summary assessment)

Does the proposal include any replacementor [JYes

compensatory planting? [ONo details to be secured by condition
XIN/A

(O)(iv) Land Status / LDP Settlement Strategy

Status of Land within the Application X Brownfield
[1Brownfield Reclaimed by Nature
[IGreenfield

ABC LDP2 Settlement Strategy ABC LDP2 Allocations/PDAs/AFAs etc:

X Settlement Area N/A

[1Countryside Area

[IRemote Countryside Area

[1Helensburgh & Lomond Greenbelt

(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
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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: [1Yes XINo

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:
L1Yes XINo (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
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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

e 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” [OYes XINo
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.

(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 7¢) d) and 14; and ABC LDP2 Policies 04, 05, 08,10,12,
13, 15, 16, and 17.
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