Convert net store to house at 20 Reidhaven Street, Portknockie, Moray

April 2014

Grounds for Review of Refusal of Planning Permission
Planning Application Ref No 13/02296/APP

dS{e/S/
ope ?‘a\"(\\ "
o
e
¢
/‘?040
+ -

" 27.7m Coastal Slope
> : 29.3m 29-8m op0
& 2 + L%
ol PATRO
o

%] s [
-8 g5 —_— g
g g S .5 g 5 "B
- © 9 23 = R A IR &
n Z > = ] =
H (_J‘.; —_— w = c - X W

] Y = - A - = =!

o, 1 L = | m e M - w

= " T m - 5 X 'y o

— I % <

- < : 2

= w
~ =x = =
= N ° oPO& & o e 8
— 5 o~ ~
o) o~ B
COMMERCIAL ROAD m E
6 8 Et COMMER
73 o g s = = i
- N & 3
E =) 5 =
2 o. 2 o
_ Q &
=] <
S =]
X = ey
2 "B
[--]
| 1B g E
- .
w . § [ -
=~ L % n =& g
Victoria =
Hotel %
d . Car Park = B E’ﬁ %
K [N
= = w
Sc'eafleld * 35.9m 36.3m

Prepared by
Christopher Bremner
wawab@hotmail.co.uk
07876758717



Contents

1.0 — Summary

2.0 - Background to Application

3.0 - The Proposal

4.0 — National Planning Policy and Guidance
5.0 - Reasons for Refusal

6.0 - Conclusion

7.0 - Photographs of site and surroundings
8.0 — Letter from Applicant



1.0 Summary

1.1

These grounds for review of a decision to refuse planning permission to Convert a net store
into a dwelling house at 20 Reidhaven Street, Portknockie are submitted under section 43A
of the Town and Country Planning (Scotland) Act 1997 (as amended).

This notice of review has been lodged within the prescribed three month period from the
refusal of permission dated 11th February 2014,

1.2

The grounds for review respond to the reasons for the refusal of planning permission and
address the proposal in relation to Development Pian Policies and relevant material planning
considerations as required by Section 25 of the Town and Country Planning (Scotland) Act

1997 (as amended).



2.0 Background to Handling of Application

2.1
The application (Appendix 1) was dated 17th December 2013 and was refused under the
Councils Delegation scheme by the case officer on 11th February 2014.

2.2
The reasons for refusal states that;
e By virtue of their non-traditional proportion, scale and design, the proposed windows
on the North elevation detract from the character of the existing building and overall
character and appearance of the wider conservation areq.

2.3
The case officer’s Report of Handling for the planning application is attached as
Appendix 2.

2.4

The report confirms that there were no objections from any third parties and the
statutory consultees which included Scottish Water, the Contaminated Land Team,
Environmental Health Manager, the Transportation Manager and the Planning Gain Unit.



3.0 The Proposal

3.1

The proposal intends to bring this building back to life by converting a dis-used net store into
a single dwelling house which could be used as a holiday let, therefore encouraging tourism
to the area.

3.2
The proposal will both preserve and enhance the existing building.

3.3

The main alterations proposed to the building consist of replacing the windows on the West
elevation with traditional style window profiles to enhance the front elevation, making a
positive contribution to the character and appearance of the street and surrounding area.
Windows to the North gable are also proposed which are sympathetic to the proportion,
scale and shape of the existing gable, taking advantage of the views as have other properties
in the surrounding area. (Photographs and elevations of as built and approved alterations in
the surrounding area are included in the appendices)

3.4

The original proposal as submitted on 21/04/2013 included a much heavier detailed window
to the North gable and no proposed changes to the existing windows on the West elevation.
This application was withdrawn as a result of discussions with the planning officer and re-
designed with a lighter framed window to the North gable as submitted on 11" February
2014 with the addition of the new windows to the West elevation.

AS WITHDRAWN GABLE (NTS) REFUSED GABLE (NTS)




4.0
National Planning Policy and Guidance — (Appendix 3 & 4)

5.0
Planning Advice Note 72 (PAN72) — (Appendix 5)

As regards design the PAN points out that the revival of rural buildings to provide
comfortable modern homes has become increasingly popular. It not only brings a building
back to life but it may provide opportunities to sensitively conserve our built heritage.

6.0 Reasons for Refusal

6.1

The reasons for refusal say that the proposal would detract from the character of the
existing building and overall character and appearance of the wider conservation area.

The case officers report states that the existing or approved glazed gables the applicant
outlined to him are either poor quality and were erected before more modern policies for
preserving the character of the conservation area were put in place.

This is not the case with an extension to 16 Victoria Street — reference 13/00946/APP which
was approved on 15" July 2013 with a modern glazed gable and enclosed balcony formed
with modern materials.

We feel this along with other examples in the vicinity detract from the character of the
existing buildings and the wider conservation area more so than the proposal in question.

Finally the reasons for refusal state that if the proposal was approved it may set a precedent

for other applicants to do the same with other similar buildings.

Each application requires to be dealt with on its own merits under Development Plan policy.

Approvai of this proposal will not undermine this fundamental aspect of the decision making
process.

Conclusions

There were no objections to the proposals from any of the statutory consultees or from
any neighbouring properties or third parties.

It is requested that the appeal be supported and planning permission granted for the
proposed alterations.



7.0 - Photographs of site and surroundings

Existing net store — West Elevation




Existing net store — North Elevation

Map showing location of surrounding examples
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A) Existing modern glass gable, balcony extension to rear of 1 Patrol Place




Existing Extension to 15 Victoria Street
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C) Approved Extension glass gable, balcony extension to 16 Victoria Street

16 Victoria Strest - Approved Elevation

13/00946/APP

Balcony Balustrade:
Balustrade by speciaist
Base and top rails 1o be fabricated in
galvanised 50x50mm SHS.

Base rail o be boited to 100mm thk
conc block work with x2 M12 bolts per
end. 1op rail to be bolted to timber
fasca and first truss with X2 M12 bolts
per end, lo be confirmed by struchural

Baloony trusses
hytnssspemaﬁd“

st R0 firiish: Natural slate

engineer.

Remove seclion of existing
garden wall to form access
to new near door

100mm dia. half round
black upve gutter

retuned round rear

wall with 88mm diz.

down pipe 600 £

Garages north facing

T4 y

et Bk

wall: 215mm thk with
smooth cement
render painted while
o malch kichen
extension

l All new wingows and doors

§ 1o e timber framed in acoordance i

o ith glanning u.!:'m;rs comments

Guarding: Satety glass a barrier designedto
conform to BS 6180:1999.

Safety Gazing where al or part of a glazed pane

is more than B00mm from ground o access level,
and less than 1100 from flocr level to be glazed to
L " comply with BS 6262:Part 4:2005, and loadings in
TABLE 4 of BSB399 PART 1, 1996, and deflection
Tt sl oul e BS8180. 1999,

Redwoad comer plate

Smooth cement render painted white to malch

il { e

existing kitchen structure
Hertalan p roprietary fascia and flashings by
spedaist.

Form new gale access in exisling garden conc.
block walt
£

g Cavity vents at 1.2m vert. cirs

I

D) Existing Extension to 19 New Street

North Elevation



E) Existing Extension to 33 Seafield Road




8.0 — Letter from Applicant
Dear Sir/Madam

| am Alan Campbell and the owner of 20 Reidhaven Street Portknockie the property in question
of this appeal. My father purchased the property from the Boy Scouts in 1978 and it has been in
the family ever since. Indeed | was born and brought up in 12 Reidhaven Street and spent my
childhood playing on this street. There is simply no way that | would embark on a project that |
felt would detract or be detrimental to an area that is very much dear to my heart. On the con-
trary | feel that this proposed development would greatly enhance what is now a very tired
looking building. | feel that maximising the view on the north gable is key to the viability of de-
veloping this property so that tourists or indeed myself can fully enjoy the beautiful coast-

line. Portknockie sadly has many empty properties for sale and the success of our appeal would
enable me to go some way in addressing this issue,

Regards

Alan Campbell



16 Victoria Street - Approved Elevation

13/00946/APP . RECEIVED
‘ ' 0§ MAY 2014
Balcony Balustrade: !
Balustrade by specialist
Base and top rails to be fabricated in
galvanised 50x50mm SHS. '
Base rail to be bolted to 100mm thk L
Roof finish: Natural slate
conc block work with x2 M12 bolts per | ! SRR e
end, top rail to be bolted to timber Badoony trusses
fascia and first truss with x2 M12 boits by "'US: specialist -
per end, to be confirmed by structural 7 i A—
engineer. ; i /%b 5 Guarding: Safety glass at barrier designed to
b “ H " L5 2 , conform to BS 6180; 1999,
Remove sedlion of existing 15 e %é _ Safety Glazing where all or part of a glazed pane
garden wall to form access | dnwan R is more than 600mm from ground or access level,
e rerear doce | g ~.|andless than 1100 from floor level to be glazed to
| *' comply with BS 6262:Part 4:2005, and loadings in
8 i % TABLE 4 of BS6399 PART 1, 1996, and deflection
100mm dia. half round | « T o ered Bucpy [ [ lirnils sel oul in B36180. 1999,
black upve gutter s
returned round rear edwood corner plate
:’vall JENEERR b 0 e Smooth cement render painted white to match
W pipe 600 J,J( existing kitchen structure
i1
Garages north facing £ Hertalan p roprietary fascia and flashings
wall: 215mmthk with - 1 cecalet i
smooth cement g ' )
render painted white i £ Form new gate access in existing garden cone.
to match kitchen ﬂ | block wall
extension g DPC E All new windows and doors 5 £
T N to be timber framed in accordance g Cavity vents at 1.2m vert. ctrs
f— __D.Pt'B A i with planning UI”lCL‘f:S cormme llii =Tl

North Elevation





