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Planning Authority Comments on LRB Review case: 25/0011/LRB 

Site address: Land South of War Memorial, Lady Ileene Road, Tarbert, PA29 6TU 

Planning Application Ref: 24/00791/PPP - Site for the erection of dwellinghouse 

 

Reasons for Refusal:  

The proposed development would have an unacceptable effect on the character and 
appearance of the surrounding area. As such, the proposal is considered to be 
contrary to policies 9, 14, 16 and 17 of National Planning Framework 4, and policies 
01, 04, 05, 08, 09, and 10 of the Argyll and Bute Local Development Plan 2, and there 
are no other material considerations of sufficient significance to indicate that it would 
be appropriate to grant planning permission in this instance as a departure to the 
Development Plan having regard to s25 of the Act. 

 

Applicant’s grounds of review:  

The applicant has submitted a detailed review statement on a notice of review form, 
which in summary states: 

1. The proposed development is considered to comply with relevant planning 
policy. 

2. This proposal is also driven by a personal and practical need: to live close to 
an elderly parent who currently resides nearby. The intention is to provide future 
care and support, enabling them to remain in their home and community. This 
is a relevant material consideration in assessing the wider social value and 
necessity of the development. 

3. We respectfully disagree with the conclusion of the planning officer and submit 
that the proposal: - Aligns with national and local planning aims for supporting 
rural housing, and - Demonstrates a clear commitment to the next step of the 
planning process in the design quality, site sensitivity and sustainable 
development. 

4. Positive Engagement and Planning Input Throughout the application process, 
we welcomed the constructive engagement and guidance from Argyll and Bute 
Council's planning officers. 

5. The site is not within a designated national or local landscape protection area. 
The proposed house position is modest in scale, set sensitively within the 
topography, and avoids visual dominance. There is no harm to: - Landscape 
character or wider views; - Road safety or infrastructure capacity; - Residential 
amenity, given the isolated rural setting. There were no objections from 
statutory consultees, and no evidence has been presented that the proposal 
would cause demonstrable or irreversible harm. 
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Comments on the applicant’s grounds of review:  

In response to the contents of the notice of review statement, the Planning Authority 
notes that the applicant disagrees with the conclusion of the planning officer at the 
time of the refusal of the application.  

As a subsequent refusal of the application has taken place, the applicant 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 24/00791/PPP.  

 

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: 24/00791/PPP 

 
Planning Hierarchy: Local Development 

 
Applicant: Mrs Jane Willan 

 
Proposal: Site for the erection of dwellinghouse 

 
Site Address:  Land South Of The War Memorial Lady Ileene Road Tarbert Argyll 

And Bute 
  
  
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 
• Site for the erection of dwellinghouse 

 
(ii) Other specified operations 

• N/A 
 
 

(B) RECOMMENDATION: 
 

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

(C) CONSULTATIONS:   
 

 Roads and Infrastructure Services  
 
Initial response recommended decision deferral to allow time for consulting 
Infrastructure design team – 24.05.2024 
 
Subsequent response following site meeting and submission of revised plans raised 
no objection subject to conditions appended below – 02.05.2024 
 
Scottish Water  
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No objection – 16.05.2024 
 
Transport Scotland  
 
No objection – 16.05.2024 
 
Structures  
 
No response to date 
 
 

(D) HISTORY:   
 

98/01111/OUT – Site for the erection of a dwellinghouse. Refused: 08.12.1998 
 
 
(E) PUBLICITY:   
 

 Regulation 20 Advert (expiry date: 14.06.2024) 
 
Neighbour notification (expiry date: 31.05.2024) 
 
 

(F) REPRESENTATIONS:   
 

(i) Representations received from: 
 

 A total of 6 representations were received in objection to the application from  
 

• Allegra Anne Rees – Springbank Lady Ileene Road Tarbert Argyll 
And Bute PA29 6TU 

• Callum McCrae – No address provided 
• Jeffrey Dennis – 1 Bankend Harbour Street Tarbert Argyll And 

Bute PA29 6UA 
• John Wilkieson – Flat 1 Atholl Villa Lady Ileene Road Tarbert 

Argyll And Bute PA29 6TU 
• Catriona Wilkieson – Ground Flat Atholl Villa Lady Ileene Road 

Tarbert Argyll And Bute PA29 6TU 
• Richard Allan – Arcadia Lady Ileene Road Tarbert Argyll And Bute 

PA29 6TU 
 

 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: 

 
• Comment made regarding the proposal being opportunistic as the site is 

associated with three properties located eastward with an original intent 
to be retained as a shared green space. 
 

• [Comment: This comment is noted and addressed in the main body of 
the report.] 

 

https://publicaccess.argyll-bute.gov.uk/online-applications/search.do?action=simple&searchType=Application
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• Concerns raised relative to the development being unsympathetic to the 
1921 War Memorial located immediate north of the site and the local 
authority’s responsibility to protect this monument.  

 
• [Comment: This point is addressed in the main body of the report.] 

 
• Comment made in connection to the proposal’s ability to compromise key 

inward/outward views to/from the War Memorial which serves as tourists 
and locals vantage view point to the loch, Tarbert Castle, high church and 
the wider village. 

 
• [Comment: This point is addressed in the main body of the report.] 

 
• Concerns raised with regard the proposal’s ability to destruct local 

biodiversity activities as the site serves as a wildlife habitat including birds 
toads, lizards and hedgehogs as well as some endangered wildlife such 
as slow worms. 

 
• [Comment: This point is noted; however, no substantive evidence has 

been provided to demonstrate any likely presence of the noted species.] 
 

• Comment made in relation to the geological formation of the bedrock at 
the site and its associated risks noting any work on site requiring heavy 
engineering works (with noise and air pollution) which would possibly 
undermine the stability of surrounding area while putting stress on nearby 
property foundations and that of the War Memorial.  

 
• [Comment: This point is noted, however no substantive evidence has 

been provided to demonstrate land/property stability is a notable likely 
risk as a result of the proposed development. In addition, planning 
permission in principle is sought at this stage, with matters such as siting, 
design, and site levels subject to later consideration. In such 
circumstances, withholding planning permission in principle on such a 
basis would not be justified. It is considered that planning conditions 
could be utilised to appropriately manage the construction process 
associated with the development] 

 
• Concerns raised relative to road safety issues especially to pedestrians 

resulting from the site’s positioning adjacent to a blind corner southward, 
its proposed access and intensification of traffic on Lady Ileene road. 

 
• [Comment: This point is noted and following a site examination and 

submission of revised plans, the local roads engineer raised no objection 
to the proposal subject to conditions appended below.] 

 
• Concerns raised in connection to the proposal’s impact on landscape and 

visual impact of the war memorial as well as the setting of Victoria Hotel 
(listed building) when viewed from across the other side of the harbour.  

 
• [Comment: This point is noted and addressed in the main body of the 

report.] 
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• Concerns associated with surface water drainage from the road leading 
to groundwater seepages on the proposed site and on proposal’s ability 
to negatively impact on drainage of neighbouring properties.  

 
• [Comment: This point is noted and addressed in the main body of the 

report.] 
 

• Concerns raised in relation to the proposal hindering views from 
neighbouring property resulting in devaluation of the said properties.  

 
• [Comment: This is noted, however, the effect of the proposal on property 

value does not constitute a material consideration of any significance.] 
 

• Comment made for consideration of the British Legion’s objection 
comments on the previous application to be taken into account in this 
occasion. 

 
• [Comment: While the British Legion have not submitted any 

representation for the current application, the site history has been taken 
into account on this occasion as it remains a material consideration to 
this application.] 

 
 
(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) 
 
It is considered that there 
is sufficient information 
available to issue a 
decision on the proposed 
development. 

  
(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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(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 4 – Natural Places 
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) 
NPF4 Policy 12 – Zero Waste 
NPF4 Policy 13 – Sustainable Transport 
 
Liveable Places 
NPF4 Policy 14 – Design, Quality and Place 
NPF4 Policy 15 – Local Living and 20 Minute Neighbourhoods 
NPF4 Policy 16 – Quality Homes 
NPF4 Policy 17 – Rural Homes 
NPF4 Policy 18 – Infrastructure First 
NPF4 Policy 22 – Flood Risk and Water Management 

 
Argyll and Bute Local Development Plan 2 (Adopted 2024) 
 
Spatial and Settlement Strategy 
 
Policy 01 – Settlement Areas 
Policy 04 – Sustainable Development 
 
High Quality Places 
 

https://www.gov.scot/publications/national-planning-framework-4/pages/1/
https://www.argyll-bute.gov.uk/planning-and-building/planning-policy/local-development-plan-2
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Policy 05 – Design and Placemaking 
Policy 08 – Sustainable Siting 
Policy 09 – Sustainable Design 
Policy 10 – Design – All Development 
Policy 15 – Protection, Conservation and Enhancement of Our Historic Environment 
Policy 16 – Listed Buildings 
Policy 17 – Conservation Areas 
 
Connected Places 
 
Policy 32 – Active Travel 
Policy 33 – Public Transport 
Policy 34 – Electric Vehicle Charging Points 
Policy 35 – Design of New and Existing, Public Roads and Private Access Regimes 
Policy 36 – New Private Accesses 
Policy 37 – Development Utilising an Existing Private Access or Existing Private 
Road 
Policy 39 – Construction Standards for Private Accesses 
Policy 40 – Vehicle Parking Provision 
 
Sustainable Communities 
 
Policy 58 – Private Water Supplies and Water Conservation 
Policy 60 – Private Sewage Treatment Plants and Wastewater Drainage Systems 
Policy 61 – Sustainable Urban Drainage Systems (SUDS) 
Policy 63 – Waste Related Development and Waste Management 
 
Homes for People 
 
Policy 66 – New Residential Development on Non-Allocated Housing Sites within 
Settlement Areas 
 
High Quality Environment 
 
Policy 73 – Development Impact on Habitats, Species and Biodiversity 
Policy 79 – Protection of Soil and Peat Resources 
 
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 – Biodiversity (Feb 2017) 
• ABC draft Technical Note – Argyll and Bute Windows (April 2018) 

 
• ABC Landscape Studies  
• ABC Housing Needs and Demand Assessment 
• ABC Housing Emergency Statement 

 
 

https://www.argyll-bute.gov.uk/environment/countryside/biodiversity#note
https://www.argyll-bute.gov.uk/moderngov/documents/s125560/Argyll%20Windows%20Technical%20Working%20Note%20Finalised%20Draft%20270318%2009042018%20Pre-Agenda%20Briefing%20of%20the%20.pdf
https://www.argyll-bute.gov.uk/moderngov/documents/s125560/Argyll%20Windows%20Technical%20Working%20Note%20Finalised%20Draft%20270318%2009042018%20Pre-Agenda%20Briefing%20of%20the%20.pdf
https://www.argyll-bute.gov.uk/planning-and-building/planning-policy/rural-opportunity-areas-landscape-studies
https://www.argyll-bute.gov.uk/housing/local-housing-strategy-and-housing-need-and-demand-assessment
https://www.argyll-bute.gov.uk/moderngov/documents/s195750/DECLARING%20AN%20ARGYLL%20AND%20BUTE%20HOUSING%20EMERGENCY.pdf
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(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 

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 ABC LDP2 Allocations/PDAs/AFAs etc: 

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
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☒Settlement Area 
☐Countryside Area 
☐Remote Countryside Area 
☐Helensburgh & Lomond Greenbelt 

N/A 

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

considerations 
 
Planning permission in principle is sought for erection of dwellinghouse on land South of the 
War Memorial on Lady Ileene Road in Tarbert. 
 
Principle  
 
Of relevance, NPF4 Policies 1, 2, 3 and 4 are set out to safeguard against developments 
likely to have detrimental and/or cumulative effect on climate change, biodiversity and 
natural environment. NPF4 Policy 9B sets out that proposals on greenfield sites will not be 
supported unless the site has been allocated for development or explicitly supported by 
policies in the Local Development Plan (LDP). NPF4 Policy 14A generally supports 
development proposals designed to improve the quality of an area whether in urban or rural 
locations and regardless of scale. NPF4 Policy 15 aims to encourage, promote and facilitate 
the application of the Place Principle and create connected and compact neighbourhoods 
where people can meet the majority of their daily needs within a reasonable distance of their 
home, preferably by walking, wheeling or cycling or using sustainable transport options. 
NPF4 Policy 16F sets out that development proposals for new homes on land not allocated 
for housing in LDP will only be supported in limited circumstances.  
 
NPF4 Policy 17 sets out that new homes in remote rural areas will be supported where it 
supports and sustains existing fragile communities, supports identified local housing 
outcomes and is suitable in terms of location, access and environmental impact. 
 
With reference to the adopted LDP2, the application site is located within the settlement 
area of Tarbert wherein the provisions of Policy 01 generally supports the principle of small 
scale residential development where it is located within an area of land allocated for the 
proposed use in the LDP2 and it complies with any development brief which has been 
approved by the Council; or it is on a non-brownfield site, and the proposal is considered 
acceptable in relation to the overall land supply for the proposed use; and it is compatible 
with surrounding uses including but not exclusively; providing access, service areas, 
infrastructure for existing, proposed or potential future development; and it is of an 
appropriate scale and fit for the size of settlement in which it is proposed; and respects the 
character and appearance of the surrounding townscape in terms of density, scale, 
massing, design, external finishes and access arrangements; and it complies with all 
relevant Local Development Plan 2 policies. Given the location of the development in a 
settlement with a range of services and facilities, the proposal would accord with NPF4 
Policy 15.  
 
Having reviewed the site history, it has been evident that an important material consideration 
for assessing residential development at the site has been its siting within close proximity 
to the war memorial; construction on the site resulting in overdevelopment; the proposal 
being considered unsuitable as an infill development due to its height relative to other 
building in the vicinity. Although similarly, planning permission in principle is sought at this 
stage, the current application proposes indicatively a dwelling with a similar siting, scale and 
massing as well as height to that of the previously refused planning application under ref 
98/01111/OUT.  In such circumstances, it is noted that of most relevance, LDP2 Policy 01 
requires development to respect the character and appearance of the surrounding 
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townscape in terms of density, scale, massing, design, external finishes and access 
arrangements 
 
It is worth noting that no known material change has occurred on site over the years 
succeeding the current application and the site’s planning history remains a material 
consideration regardless of the three decades timeframe between the applications. The 
resultant effect of the similarity of the proposed dwelling to its predecessor is assessed 
further below against the current requirement of both NPF4 and the adopted LDP2.  
 
For the reasons that follow (with reference to LDP2 Policy 01) on the basis of the harm it 
would have in respect of character and appearance, the principle of the proposed 
development is considered unacceptable.  
 
Location, Nature and Design of the proposal  
 
The application site is located outwith any local or national designation and immediately 
adjacent (south) to the War Memorial on  
Lady Ileene road. To the west and east, the site is bounded by the U045 public road and a 
shared private access respectively as well as immediate neighbouring properties. The 
topography of the application site slopes downhill southward towards the junction between 
the public and private road where the site is also narrower – the wider part of the elongated 
triangular shaped site is to the south where it shares mutual boundary with the war Memorial 
at the point of the brow of a gentle hill of Lady Ileene road when viewed from the north.  
 
The built layout pattern within the immediate surrounding is predominantly made up of 
modest residential units on contained within commensurate plots of land. The landscape 
and the surrounding area have slopes uphill from the A83 trunk road to the hill beyond the 
settlement which the application site contributes towards. The site itself slopes downhill from 
the south to north and west to east.   
 
The proposed development indicatively consists of a detached dwellinghouse with 
associated parking space. There are no concerns with the proposal as it relates daylight, 
overshadowing or amenity. Taking into account the development’s proposed indicative 
siting and impact on the War Memorial, discussions and consideration were made to review 
the options to potentially reposition the property on the site. However, this posed other 
challenges as positioning the building further away from the War Memorial would mean 
positioning it at the narrower end of the site where it would sit tight between the two streets, 
requiring greater engineering works to the ground as opposed to the proposed indicative 
positioning and would require alternative access to the site. Additionally, options of 
developing other types/scale of properties such as a bungalow have at the site have been 
taken into account. However, it is considered that while a similar size plot elsewhere could 
potentially accommodate a bungalow type development, the shape of the site, its location 
and topography combined poses a number of limitations.   
 
The proposed house understandably has been positioned slightly further away from the War 
memorial compared to its predecessor. It is also noted that planning permission in principle 
is sought at this stage, with matters of siting, scale and design reserved for later 
consideration. However, it is considered the principle of a dwelling at the site would be 
unsightly and unduly prominent on approach from either side of the U045 public road, to the 
detriment of the open and verdant character and appearance of the immediate surrounding; 
a positive characteristic which prevails along this section of Lady Ileene Road. As such the 
resultant harm to the open and verdant character of the area would be a noticeable and 
materially harmful change.  
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For the reasons given above, the proposal would materially harm the character and 
appearance of the surrounding area therefore conflicts the relevant provisions of NPF4 
Policies 9, 14, 16, 17, and ABC LDP2 Policies 01, 04, 05, 08, 09, and 10 and insofar as they 
relate to this matter. 
 
Historic Environment 
 
The proposed site is located immediate north of the application site where the War Memorial 
on Lady Ileene road stands. Though not a Scheduled Ancient Monument (SAM), the War 
Memorial is nonetheless  a valued part of the cultural and historic environment, as also 
highlighted by representations made to this planning application. However, given the status 
of the War Memorial in planning terms, the separation distances involved, and the 
comparatively raised level of the War Memorial to the site, it is respectfully considered that 
in this case that a reason for refusal solely on this basis would be difficult to justify. The site 
would be within the setting of Tarbet Conservation Area, and Victoria Hotel (Category C 
Listed Building) is to the east. Tarbet Parish Church (Category B listed, to which 
representations note relates to the War Memorial) and other listed buildings are to the 
further south. However, given the siting and scale of development proposed, it is considered 
that the proposal would not have a material effect in these respects. The proposal therefore 
conforms to the relevant provisions of NPF4 Policy 7 and ABC LDP2 Policies 15, 16, 17 and 
19. 
 
Biodiversity/Soil 
 
The proposal would be on a greenfield site. While the site does not relate to, nor is it within 
immediate proximity of any nature conservation designation, it is considered that the site 
positively contributes to biodiversity in the area. This area of greenery appears to form part 
of a slither of greenery which runs along Lady Ileene Road from the War Memorial toward 
southward. Based on the available evidence, the site has limited biodiversity value. Given 
that the application seeks planning permission in principle, no details of proposed 
biodiversity enhancements that would be delivered by the development was submitted at 
this stage. However, in this instance it is considered that this may reasonably be secured 
by suspensive condition seeking improvements to be considered and delivered alongside 
proposals for landscape, boundary treatment and surface treatment for the development. 
Similarly, a condition requiring appropriate soil management practices would also be 
appropriate. The proposal is considered to be consistent with the relevant provisions of 
NPF4 Policies 3 and 5A and ABC LDP2 Policies 73, 77 and 79. 
 
Infrastructure/Servicing 
 
The application indicates that the development shall be served by both public water supply 
and sewerage systems; Scottish Water (SW) was consulted and has confirmed that 
sufficient capacity is currently available to meet requirement for water supply and foul 
drainage to the proposed building subject to further investigation. However, SW notes they 
cannot allow for surface water drainage connection and therefore the applicant would have 
to seek alternative SuDs arrangement on site. Though not indicated on the submitted plans, 
the application form notes SuDs would be provided for the development. However, it is 
considered this is necessary and could be addressed with a condition. On this basis, the 
proposal subject to conditions appended below is considered consistent with the provisions 
of NPF 4 Policy 22C, and 22D; and ABC LDP2 Policy 61. 
 
Roads 
 
The development seeks to form a private access off the U045 public road. Road’s consultee 
response following revised plans raised no objection to the proposal subject to conditions. 
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Subject to conditions, the proposal is considered to be consistent with the relevant 
requirements of NPF4 Policy 13, and ABC LDP2 Policies 32, 33, 36, 37, 39 and 40. 
 
Waste/Recycling 
 
The proposal does not include details for refuse collection; however, this could be 
addressed by a condition proposed by the local Roads and Infrastructure Services to 
provide a refuse collection point adjacent to the public road in line with the Council’s Waste 
Strategy and as such the development would be deemed consistent with the requirements 
of NPF4 Policy 12C, and ABC LDP2 Policy 63D. 
 
Conclusion  
 
The proposal would contribute towards housing supply (particularly in the context of the 
Council declaring a Housing Emergency) and support local construction. However, such 
factors do not outweigh the materially harmful effect the proposal would have on local 
character and appearance and the resultant identified planning policy conflict.  Overall, it is 
considered that the proposal is contrary to the relevant provisions of 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. In such circumstances, planning permission should be refused.  
 
 
(Q) Is the proposal consistent with the Development Plan: ☐Yes ☐No  
 
 
(R) Reasons why Planning Permission or Planning Permission in Principle Should 

be Refused: 
 
The proposed development would have an unacceptable effect on the character and 
appearance of the surrounding area. As such, the proposal is considered to be contrary to 
policies 9, 14, 16 and 17 of National Planning Framework 4, and policies 01, 04, 05, 08, 09, 
and 10 of the Argyll and Bute Local Development Plan 2, and there are no other material 
considerations of sufficient significance to indicate that it would be appropriate to grant 
planning permission in this instance as a departure to the Development Plan 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: 20.05.2025 
 
Reviewing Officer: Bryn Bowker  Date: 21.05.2025 
 
Fergus Murray 
Head of Development & Economic Growth 
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REASONS FOR REFUSAL RELATIVE TO APPLICATION REF. NO.  
 
The proposed development would have an unacceptable effect on the character and 
appearance of the surrounding area. As such, the proposal is considered to be contrary to 
policies 9, 14, 16 and 17 of National Planning Framework 4, and policies 01, 04, 05, 08, 09, 
and 10 of the Argyll and Bute Local Development Plan 2, and there are no other material 
considerations of sufficient significance to indicate that it would be appropriate to grant 
planning permission in this instance as a departure to the Development Plan having regard 
to s25 of the Act. 
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Classification: OFFICIAL 

ADDITIONAL NOTES TO APPLICANT  
 
• N/A 
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Classification: OFFICIAL 

APPENDIX TO DECISION REFUSAL NOTICE 
 
Appendix relative to application 24/00791/PPP 
 
(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. 

 
No amendments were proposed as the proposal seeks planning 
permission in principle, however an indicative site plan and indicative 
section were submitted during the planning application process.   
 

☐Yes ☒No  

 
(B) The reason why planning permission has been refused:  

 
The proposed development would have an unacceptable effect on the character and 
appearance of the surrounding area. As such, the proposal is considered to be 
contrary to policies 9, 14, 16 and 17 of National Planning Framework 4, and policies 
01, 04, 05, 08, 09, and 10 of the Argyll and Bute Local Development Plan 2, and 
there are no other material considerations of sufficient significance to indicate that it 
would be appropriate to grant planning permission in this instance as a departure to 
the Development Plan having regard to s25 of the Act. 

 
 


