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Planning Service COUNCIL
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Making a Difference Every Day

Report of Handling of Application

Application Determined under Delegated Powers
The Council’s Scheme of Delegation can be viewed at https://www.south-ayrshire.gov.uk/planning-
application-process

Reference No: 25/00545/APP
62A Main Street
. . Symington
Site Address: South Ayrshire
KA1 5QG
Proposal: Erection of dwellinghouse
Recommendation: Refusal

This report fulfils the requirements of Regulation 16, Schedule 2, paragraphs 3 (c) and 4 of The Town and
Country Planning (Development Management Procedure) (Scotland) Regulations 2013 (as amended). The
application has been determined in accordance with the Council's Scheme of Delegation as well as the
Procedures for the Handling of Planning Applications.

Key Information:

e The application was received on 27 August 2025.

e The application was validated on 27 August 2025.

e A Site Visit was carried out by the Planning Authority on 11 December 2024 under Planning application Ref:
24/00867/APP.

¢ Neighbour Notification, under Regulation 18 of The Town and Country Planning (Development Management
Procedure) (Scotland) Regulations 2013, was carried out by the Planning Authority on 9 September 2025.

e A Site Notice was posted in the locality under Section 65 of Planning (Listed Buildings and Conservation
Areas) (Scotland) Act 1997 (as amended) by the Planning Authority on 26 September 2025.

e A Public Notice, under The Planning (Listed Buildings and Conservation Areas) (Scotland) Act 1997 (as
amended) was placed in the Local Press on 9 September 2025.

1. Site Description:

The application site forms part of the garden ground associated with 62A Main Street, Symington - a detached,
single-storey residential property located within the Symington Conservation Area.

The site comprises a predominantly flat, rectangular parcel of land extending to approximately 770 square
metres. It is set back from Main Street and positioned between the residential property at 64 Main Street and
the terrace at dwellings at 71-77 Brewlands Crescent.

The southwestern boundary is defined by a Category B-listed stone wall, while the northwestern boundary is
enclosed by timber fencing and the northeastern boundary by an established by a hedgerow. A number of
mature trees are located both within and immediately adjacent to the site, contributing to the landscape and
visual character of the area. Access is to be taken via an existing shared driveway from Main Street, which also
serves the neighbouring properties at Nos. 64 and 66 Main Street, as well as the donor property at 62A Main
Street.

Planning History:

09/01398/FUL - Erection of dwellinghouse - approved - not implemented and time expired.

13/00588/APP - Erection of dwellinghouse - approved - implemented - this application relates to the
erection of 62A Main Street (the donor property).
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16/01232/APP — Alterations and extension to dwellinghouse (sunroom extension — approved and
implemented).

23/00003/APP- Erection of a garage — approved — not implemented but remains extant.

23/00683/PPP - Planning permission in principle for erection of a dwellinghouse — was approved with
conditions.

24/00867/APP — Erection of a dwellinghouse — withdrawn by the applicant’s agent following concerns
raised by the Planning Service.

Background and description of proposal:

Background

Planning Permission in Principle was approved with conditions in June 2024 for the erection of a dwellinghouse;
Planning Ref: 23/00683/PPP (hereafter referred to as the “PPP”). Thereafter, planning application
Ref.24/00867/APP was submitted. However, the application was withdrawn following concerns raised by the
Planning Service. The Planning Service advised the applicant at the time of the withdrawal, to refer back to the
earlier PPP for guidance on the form of development likely to be supported at this location, and in particular to
the conditions attached to that permission. Compliance with those conditions would help ensure that any future
proposal results in an acceptable form of development.

The conditions on the PPP are as follows:

(1C) The development to which this permission relates must be commenced no later than five years from the
date of this permission.

(1R) Reason: To be in compliance with Section 59 of The Town and Country Planning (Scotland) Act 1997, as
amended by The Planning etc. (Scotland) Act 2006.

(2C) That this planning permission in principle, subject to the specified planning conditions, relates to the
plan(s) as listed below.

(2R) Reason: To clarify the extent of the planning permission and to be in compliance with Section 59 of The
Town and Country Planning (Scotland) Act 1997 as amended by section 20 of the Planning etc. (Scotland)
Act 2006.

(3C) A further application(s) for the following matters specified in conditions below shall be submitted for the
requisite approval in writing of the Planning Authority. No works shall commence on site until the written
permission of the Planning Authority has been obtained for the specific matter to which the works relate.

(3R) Reason: To be in compliance with Section 59 of The Town and Country Planning (Scotland) Act 1997, as
amended by The Planning etc. (Scotland) Act 2006.

(4C) Full details shall be submitted of the proposed dwellinghouse including scale plans illustrating the extent
of the plot, the footprint of the dwellinghouse, elevations, floor plans, garden ground, access and parking areas.
That notwithstanding the terms of condition 3 above, the dwellinghouse shall not exceed one-and-a-half storeys
in height and there shall be no habitable room windows on the gable elevations.

(4R) Reason: To ensure a suitable residential development in the interests of neighbouring amenity and the
character and appearance of the Conservation Area.

(5C) That notwithstanding the terms of condition 3 above, the dwellinghouse, other than a modest front porch,
shall not project forward of the front building line as established by the neighbouring properties at 64 and 66
Main Street to the satisfaction of the Planning Authority.

(5R) Reason: In the interests of residential amenity.

(6C) That the existing trees, other than those agreed or approved for removal, shall be retained and protected
in accordance with BS 5837:2012 (or as may be amended) Trees in relation to Construction, to the satisfaction
of the Planning Authority.

(6R) Reason: In the interests of visual amenity; to ensure that all trees worthy of retention are satisfactorily
protected before and during works on site.

(7C) That notwithstanding the terms of condition 3 above, compensatory tree planting shall be on at least a one

for one basis. Full details of the proposed replacement trees, including the siting, numbers, species and heights
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(at the time of planting) shall be submitted at the Approval of Matters Specified in Conditions stage to the
satisfaction of the Planning Authority.

(7R) Reason: In the interests of visual amenity and to ensure a satisfactory standard of local environmental
quality.

(8C) That off-road parking spaces shall be provided within the existing site boundary to satisfy provision levels
as defined within the Council's adopted National Roads Development Guide, with parking layouts designed to
comply with the guidance set out in the National Roads Development Guide, and within the Designing Streets
publication as National Policy.

(8R) Reason: In the interest of road safety and to ensure adequate off-street parking provision.

The applicant could have submitted an Application for Matters Specified in Conditions (AMSC) to discharge the
detailed condition requirements set out in the PPP. Instead, an application for planning permission for the
erection of a dwellinghouse has been submitted. While this approach is procedurally acceptable, the application
does not reflect the advice previously provided by the Service - namely, to refer to the conditions attached to
the PPP and to use these as the basis for developing an appropriate proposal for a dwellinghouse on the site.

Given the particular constraints of the site including its location, size, configuration, specific siting
considerations, and its close relationship with neighbouring properties, using the PPP conditions as guidance
is especially prudent, as they outline the parameters necessary to ensure any development is acceptable in
planning terms.

Notwithstanding the above, the Planning Service is obligated to assess the planning application as submitted.

Description of Proposal

Planning permission is sought to erect a detached dwellinghouse within the garden ground of 62A Main Street,
Symington. The site is approximately 770 square metres and is located within the Symington Conservation
Area.

4, Consultations:

Ayrshire Roads Alliance offers no objections subject to conditions and advisory notes in relation to discharge
of water, parking arrangements for the new dwellinghouse and donor property and swept path analysis/ access
for emergency vehicles.

Council’s Sustainable Development (Landscape and Parks) — offers no objections, however, requires that
the proposed replanting on a 1:1 ratio is recommended for the removal of trees 2 and 4. Additionally, concerns
that the tree roots at trees Nos 5 and 6, as per the submitted Tree Report, will be also impacted due to the
access to the site, and the proposed permanent hardstanding encroaching into the tree root areas. It is
considered that the total loss of trees would be greater than originally predicted, resulting in a reduction of the
protected tree canopy coverage and the wildlife area and the 4 trees proposed to be planted by the applicant,
as set out in the submitted Tree Survey Report, would not be sufficient to cover the loss.

West Of Scotland Archaeology Service - offers no objections.
Scottish Water — offers no objections and provides advice for the developer.

5. Submitted Assessments/Reports:

In assessing and reporting on a Planning application the Council is required to provide details of any report or
assessment submitted as set out in Regulation 16, Schedule 2, para 4(c) (i) to (iv) of the Development
Management Regulations.

A Design and Access Statement accompanies the application, as well as a Tree Report.

The submitted Design and Access Statement provides an overview of the application, including the site context,
planning history, design principles, the applicant’s aspirations, and proposed materials and design approach. It
also seeks to address the concerns previously raised by the Planning Service in relation to the conditions
attached to Planning Permission in Principle Ref: 23/00683/PPP.

The statement notes that the application site (currently garden ground) has no special ecological designations
and is of low ecological value, and although and it is not anticipated that the proposals will raise any specific
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ecological issues, it is considered that there are opportunities to enhance the wildlife value of the site so as to
affect a biodiversity gain. The statement outlines the mitigation measures such removal of shrubs or vegetation
will avoid the main bird nesting season (March—August). Bird boxes will be installed, a bat roosting feature,
native flowers and berry-bearing shrubs as well as lighting and construction safeguards.

The Tree Report considers the condition of all of the trees sited within the donor property and application site.
The report advises what trees will be removed to accommodate the proposals, the trees that may potentially be
impacted by the development proposals and any mitigation measures required for the remaining protection of
trees. There are 6 trees within the application redline site (No. 1 — 6). The report advises that trees No. 2 and
4 (common beech and sycamore) are proposed to be felled to accommodate the proposed development. Tree
No. 1 Pedunculate oak and No. 3 sycamore, are to be retained and arboricultural works proposed. Trees 5 and
6 both common beeches are to be monitored. Compensatory planting is also recommended for the loss of the
trees.

6. S75 Obligations:

In assessing and reporting on a Planning application the Council is required to provide a summary of the terms
of any Planning obligation entered into under Section 75 of The Town and Country Planning (Scotland) Act in
relation to the grant of Planning permission for the proposed development. None.

7. Scottish Ministers Directions:

In determining a Planning application, the Council is required to provide details of any Direction made by
Scottish Ministers under Regulation 30 (Directions requiring consultation), Regulation 31 (Directions requiring
information), Regulation 32 (Directions restricting the grant of Planning permission) and Regulation 33
(Directions requiring consideration of condition) of The Town and Country Planning (Development Management
Procedure) (Scotland) Regulations 2013, or under Regulation 50 (that development is EIA development) of The
Town and Country Planning (Environmental Impact Assessment) (Scotland) Regulations 2017. None.

8. Representations:

Five representations have been received in total (including one from the Symington Community Council) all of
which object to the proposed development. All representations can be viewed in full online at www.south-
ayrshire.gov.uk/planning and are summarised and responded to below.

e The proposed modern oak-framed villa is unsympathetic to the character of the Symington Conservation
Area and contravenes planning policies LDP 2 (Historic Environment /Conservation Areas) and NPF4
Policy 7, which require new development to preserve and enhance the character, setting, and materials of
conservation areas.

Response: The impact of the proposal on the conservation area is considered elsewhere within the report.
e The applicant’s agent describes the plot as a “gap site,” but it is actually the back garden of 62A Main Street.

Response: It is noted that the application site is currently the garden ground of the dwellinghouse at 62A Main
Street.

e Images and examples used in the Design and Access Statement are not from within the Symington
Conservation Area, making them misleading.

Response: The comments are noted, and it is recognised that some of the images of other properties are not
sited within the Symington conservation area; however, this is not a specific requirement of Design and Access
Statements. It is not uncommon for such statements to refer to examples elsewhere if there is contextual
relevance.

e The B-listed boundary wall is at risk of damage due to the limited space (only one metre from the proposed
dwellinghouse) despite claims it will be protected.

Response: It is noted that the proposal is to be sited one metre from the listed boundary wall which formed
part of the walled garden of Townend Cottage, a category B listed building. If planning permission was to be
granted for the erection of a dwellinghouse in close proximity to the listed wall, this would require to be
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conditioned accordingly with a view to ensure that the integrity of the wall was not compromised as a result of
the proposal. Any damage to the wall, however, would be a civil matter. It is noted that the applicant’s agent
sets out mitigation measures within the design and access statement which considered the importance of the
listed boundary wall.

e The lack of suitable access for fire engines raises doubts about compliance with emergency access
standards and access dangerous for adjacent neighbouring property.

Response: The Ayrshire Roads Alliance (ARA) has raised no objections to the proposed development and has
as recommended conditions are attached to any permission. The suggested conditions specifically require
swept path analysis for emergency vehicle access.

e The proposal conflicts with Scottish Planning Policy principles (“the right development in the right place”)
and local planning policies, as well as community concerns about continued erosion of the conservation
area and does not meet the statutory test to enhance or preserve the character of the conservation area or
nearby Townend Cottage.

Response: Scottish Planning Policy has now been superseded by National Planning Framework 4. An
assessment of the proposed development against the Development Plan including National Planning
Framework 4 and the Council’'s Local Development Plan 2 and associated guidance is provided elsewhere in
this report.

e Loss of trees detrimental to conservation area, felling of mature trees, regardless of condition, neither
preserves nor enhances the Conservation Area.

Response: A Tree Survey accompanies the application submission which recommends 2 trees within the
application site are felled. The trees are Category C and the Council’'s Landscape Officer advises that
compensatory planting should be conditioned on a 1:1 basis. However, the Landscape Officer does have some
concerns that the tree root protection areas of trees 5 and 6 would be adversely impacted by the proposals and
would lead to a further loss of trees. The trees contribute to the landscape and visual character of the area and
mitigation measures would be required so as tree 5 and 6 would not be impacted by the development. A
separate Tree Works Application has been submitted for consideration by the Council under reference
25/00546/TWA. The Council’s Landscape/ Planning Officer will consider the proposed tree works.

e The height, scale and massing of the proposed dwelling, positioned in close proximity to mutual boundaries,
would create an overbearing presence, resulting in loss of daylight, privacy and a sense of enclosure for
adjacent properties.

Response: The application site is long and narrow, and the footprint of the proposed house sits very close to
the mutual boundaries to both the northeast and southwest. It would be positioned only 1 metre from the
boundary with No. 64 and 1.3 metres from the shared boundaries with 71-77 Brewlands Crescent. The northeast
elevation is 16.8 metres in length, and when combined with the proposed height of 8.15 metres, would create
a visually dominant and overbearing structure, particularly when viewed from the properties at 71-75 Brewlands
Crescent to the northeast. This is considered further in the assessment section of this report.

e The proposal would adversely affect the outlook from neighbouring dwellings, disrupting existing open
views.

Response: The right to a view is not a material planning consideration in the assessment of a planning
application. However, it is acknowledged that the height, scale, and design of the proposed dwelling reaching
8.15 metres and positioned only 1.3 metres from the boundary with the neighbouring properties at 71-77
Brewlands Crescent would alter the outlook and appear visually dominant and overbearing — particularly with
regards to the outlook from no.’s 71-75 Brewlands Crescent. This is outlined further, below.

o Noise, dust and traffic impact on neighbouring properties.

Response: It is noted that, if planning permission was granted for the proposed development, then there is
potential for construction works to be an inconvenience to neighbouring properties; however, the works would
be temporary in nature and not uncommon. However, it is for the Council's Environmental Health Service to
address such matters under their statutory powers. The planning process considers the impact of the resultant

development on the locality (it does not legislate the construction process).
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9. Development Plan:

On 13 February 2023, Scottish Minsters published and adopted National Planning Framework 4 (‘NPF4’). NPF4
sets out the Scottish Ministers position in relation to land use planning matters and now forms part of the
statutory development plan, along with the South Ayrshire Local Development Plan 2 (‘LDP2’) (adopted August
2022).

Sections 25(1) and 37(2) of The Town and Country Planning (Scotland) Act 1997 (as amended) indicates that
in making any determination under the Planning Acts, regard is to be had to the development plan. The
determination shall be made in accordance with the plan unless material considerations indicate otherwise. The
application is determined on this basis.

Legislation states that in the event of any incompatibility between a provision of NPF4 and a provision of an
LDP, whichever of them is the later in date is to prevail (The Town and Country Planning (Scotland) Act 1997
(“the 1997 Act’); Section 24(3)). NPF4 was adopted after the adoption of LDP 2, therefore NPF4 will prevail in
the event of any incompatibility.

National Planning Framework 4 (NPF4)

NPF4 confirms that the purpose of planning is to manage the development and use of land in the long-term
public interest. This means ensuring the right development happens in the right place. NPF4 also maintains a
plan-led system and provides a long-term spatial strategy to 2045 based around enabling the transition to net
zero emissions and environmental sustainability; driving inclusive economic growth; and building resilient and
sustainable places, which adapt to the impacts of climate change, whilst protecting, recovering and restoring
our environment.

The following policies of NPF4 are relevant in the assessment of the application and can be viewed in full online
at National Planning Framework 4 - gov.scot (Www.gov.scot):

The provisions of NPF4 must, however, be read and applied as a whole, and as such, no policies should be
read in isolation. The application has been considered in this context.

National Policies 1 and 2 - Tackling the climate and nature crises, and Climate Mitigation and Adaptation;
National Policies 3 and 4 - Biodiversity and Natural Places;

National Policy 7 Historic assets and places;

National Policy 9 Brownfield, vacant and derelict land and empty buildings;

National Policies 14 and 15 - Design, Quality and Place and Local Living and 20-minute neighbourhoods;
National Policy 16 — Quality homes.

Policy 1 gives significant weight to the global climate emergency in order to ensure that it is recognised as a
priority in all plans and decisions. Policy 2 seeks to ensure that emissions from new development are minimised
as far as possible. A healthy natural environment is recognised as a key to reducing emissions. Policies 3 and
4 protect, and seek to positively enhance biodiversity and natural assets, which in turn play a crucial role in
carbon reduction.

Policy 7 (inter alia) states 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. e) Development proposals
in conservation areas will ensure that existing natural and built features which contribute to the character of the
conservation area and its setting, including structures, boundary walls, railings, trees and hedges, are retained.

Policy 9 seeks to direct development to the right place, maximising the use of existing assets (such as
brownfield, vacant and derelict land and empty buildings), and minimising additional land take (such as
greenfield developments).

Policy 14 seeks to encourage and promote the 'Place Principle' and the six qualities of successful places (i.e.
healthy, pleasant, connected, distinctive, sustainable, and adaptable). Proposals which are poorly designed,
detrimental to the amenity of the surrounding area, or inconsistent with the qualities of successful places will
not be supported. Policy 15 encourages and promotes the Place Principle as a means to create connected and
compact neighbourhoods where people can meet the majority of their needs within a reasonable distance of
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their home. In a plan-led system the development planning process is the mechanism to secure local living and
20-minute neighbourhoods, rather than via an incremental and piecemeal basis through individual planning
applications; the SALDP2 allocates the site as an area of countryside, where development proposals require to
be carefully considered and managed through the development plan process.

Policy 16 is noted to encourage, promote and facilitate the delivery of more high quality, affordable and
sustainable homes, in the right locations.

Although the principle of a dwellinghouse has been deemed as acceptable at the locale under planning

permission in principle application reference 23/00683/PPP, the current application fails to accord with the
provisions of the above policies, as set out further, below.

South Ayrshire Local Development Plan 2

The following policies of the South Ayrshire Local Development Plan 2 are relevant in the assessment of the
application and can be viewed in full online at Local development plan 2 - South Ayrshire Council (south-

ayrshire.gov.uk):

Strategic Policy 1. Sustainable Development;

Strategic Policy 2: Development Management;

LDP Policy: Residential Policy within Settlements, Release Sites and Windfall Sites;
LDP Policy: Historic Environment;

Land Use and Transport;

Natural Heritage

The provisions of the Adopted South Ayrshire Local Development Plan 2 must, however, be read and applied
as a whole, and as such, no single policy should be read in isolation. The application has been considered in
this context.

Strategic Policy 1. Sustainable Development seeks to support the principle of sustainable development by
making sure that development respects, protects and where possible, enhances natural, built and cultural
heritage resources.

Strategic Policy 2: Development Management ensures development is in accordance with the site's land use
and will be appropriate in terms of layout, scale, massing, design and materials in relation to their surroundings
and surrounding land use, that the proposals do not have an unacceptable impact on the amenity of nearby
land uses, and are appropriate to the local area in terms of road safety, parking provision and effects on the
transport network.

Residential Development within settlements, release sites and windfall sites; The Residential policy
provides that additional residential development within settlements will normally be allowed, but subject to a
range of considerations:

a. The site has adequate access for vehicles, which is separate from other property, and which directly connects
to the public road network;

b. The layout, density, plot ratio, scale, form and materials of any proposed development do not detract from
the character of the surrounding buildings and the local area;

c. It does not affect the privacy and amenity of existing and proposed properties;

d. The site does not form an area of maintained amenity or recreational open space unless it is already part of
the established housing land supply;

e. The site provides a suitable residential environment; and

f. It provides private and public open space in accordance with the requirements of the LDP Policy: open space,
and open space guidelines.

Historic Environment (inter alia) New development should preserve and enhance the character and
appearance of South Ayrshire's conservation areas and their settings. This should include the appropriate
layout, design, materials, scale and siting of development affecting buildings and structures located within a
Conservation Area.

Natural Heritage (inter alia) In all instances, the Council will require development proposals to have regard to
safeguarding features of nature conservation value including woodlands, hedgerows, lochs, ponds,
watercourses, wetlands and wildlife corridors. We will consider preparing supplementary guidance on the
principles of biodiversity off-setting, and the circumstances where this may be considered to be appropriate.
Protected Species Planning Permission will not be granted for development that would be likely to have an
adverse effect on protected species unless it can be justified in accordance with the relevant protected species
legislation.
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10.

Preserving Trees when assessing proposals for development that might involve loss of, or work to trees, we
will consider how much it would affect the local area and will take measures to protect trees, especially those
covered by a provisional or confirmed Tree Preservation Order. Ancient and veteran trees of high nature
conservation and landscape value will be protected.

Land Use and Transport This policy seeks to ensure that developments take appropriate measures to keep
any negative effects of road traffic on the environment to a minimum, that it does not compromise accessibility
to local services, provides parking that reflects the role and location of the development and links to existing
and proposed active travel networks (including walking, cycling and public transport networks).

Although the principle of a dwellinghouse has been deemed as acceptable at the locale, the current application
fails to accord with the provisions of the above policies, as set out further, below.

Other Relevant Policy Considerations (including Government Guidance):

In terms of managing change within conservation areas, Planning Advice Note 71 - Conservation Area
Management - indicates that physical change in conservation areas does not necessarily need to replicate its
surroundings. The challenge is to ensure that all new development respects, enhances and has a positive
impact on the area. Physical and land use change in conservation areas should always be founded on a detailed
understanding of the historic and urban design context. Whilst the scope for new development may be limited
in many conservation areas, all will present some opportunities for enhancement.

The principles outlined in PAN71 are largely emphasised by policies HEP2 and HEP4 of the recently adopted
Historic Environment Policy for Scotland. Policy HEP2 states that decisions affecting the historic
environment should ensure that its understanding and enjoyment as well as its benefits are secured for present
and future generations, whilst Policy HEP4 states that changes to specific assets and their context should be
managed in a way that protects the historic environment. Opportunities for enhancement should be identified
where appropriate. If detrimental impact on the historic environment is unavoidable, it should be minimised.
Steps should be taken to demonstrate that alternatives have been explored. The provisions of the Historic
Environment Policy for Scotland are supplemented by Historic Environment Scotland's Managing Change in
the Historic Environment series. The Managing Change documents on Setting and New Design in Historic
Settings are particularly relevant.

The Managing Change document on Setting requires planning authorities to take into account the setting of
historic assets in the determination of applications for planning permission. Where development is proposed it
is important to identify the historic assets that might be affected, define the setting of each historic asset, and
assess the impact of any new development on this. Setting often extends beyond the property boundary or
‘curtilage' of an individual historic asset into a broader landscape context. Both tangible and less tangible
elements can be important in understanding the setting. Less tangible elements may include function, sensory
perceptions or the historical, artistic, literary and scenic associations of places or landscapes.

The Managing Change document on New Design in Historic Settings defines new design as all significant
designed interventions in the historic environment, including open space, public realm, new build and major
alterations and additions. In terms of scale, it covers everything from minor infill to major master-planning
exercises. Places and their context change over time and indeed we tend to celebrate these historic changes
when viewed from the present day. In taking their place in the evolving character of historic places new designs
can also help realise their full economic, and cultural potential. There is a view that new buildings in historic
settings should seek to replicate existing buildings in design, appearance and materials. While this may be
appropriate in specific circumstances, for example where part of a larger architectural composition had been
lost, in general we believe that new interventions in historic settings do not need to look 'old' in order to create
a harmonious relationship with their surroundings. Some of the best recent examples are contemporary design
responses. This approach suggests an honesty and confidence in our modern architecture which will be valued
by future generations. A modern building which disregards its setting is very likely to be regarded as
unsuccessful both now and in the future.

It is possible to identify some general principles which can act as prompts to guide successful new development
in historic settings. Whilst these prompts will not guarantee high quality in themselves, they provide a useful
checklist for designers and stakeholders on the client and assessment side of the design process. There are
eight general principles that will sit alongside the design process as the project develops, and these should be
applied whatever design solution is arrived at, from the reticent and recessive to the boldly contemporary. The
designer should consider all the principles and balance them rather than focus on particular aspects, as an
approach from one aspect alone is unlikely to be successful. These principles can also act as a useful checklist
for local authority decision makers in exploring whether schemes have been suitably developed. New
development should respond to:
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Guidance Policy 1 of South Ayrshire Council's Guidance on the Historic Environment refers to design
quality, and states that development proposals will be considered in terms of compliance with the 'General
Criteria for New Development', which applies to both new development and extensions to existing development
/ buildings.

Guidance Policy 3 refers specifically to development proposals within conservation areas, and states that all
new development within, or affecting the setting of, a conservation area shall be required to preserve or enhance
its character or appearance. To ensure a consistent high standard of development within conservation areas,
proposals will be considered in terms of compliance with the design principles for all proposed development
within a conservation area.

An assessment against the policy framework and guidance is set out below.

Assessment (including other material considerations):

Planning permission is sought to erect a detached dwellinghouse within the garden ground of 62A Main Street,
Symington.

The application site comprises approximately 770 square metres of garden ground associated with the donor
property at 62A Main Street, Symington. It is located within the Symington Conservation Area. The donor
property and its garden ground were part of the land associated with Townend Cottage, a neighbouring category
B listed building. This land was subdivided and now forms the plots of 64, 66, 70, 70A Main Street as well as
the donor property 62A Main Street.

The application site is predominantly laid to grass and is generally flat and rectangular in form. The donor
dwellinghouse is single storey in height and was designed to reflect the proportions, detailing, and character of
a traditional gatehouse (Planning Reference: 13/00588/APP). External finishes of the donor dwellinghouse
include large-cut blonde sandstone to the principal elevation, white-painted wet dash render to the remaining
walls, and a natural slate roof, all of which contribute to its traditional appearance and complement the
surrounding built form.

All development sited within a conservation area does not necessarily need to replicate its surroundings. The
challenge is to ensure that all new development respects, enhances and has a positive impact on the
conservation area. In this regard, the conditions imposed on Planning Permission in Principle 23/00683/PPP
provide a helpful guide to ensure that any development on this site is appropriate, particularly given the site’s
constrained nature - being a narrow strip of garden ground situated between the neighbouring properties at 64
Main Street, the terraced properties at 71 — 77 Brewlands Crescent and the donor dwellinghouse. The applicant
was advised to refer to these conditions in preparing their application.

The conditions specifically stated that although the principle of a dwellinghouse on the site was acceptable, that
the proposed dwellinghouse should not exceed 1.5 storey in height, no habitable windows should be on the
side elevations, and that the proposed dwellinghouse, if projected forward of the neighbouring property at 64
Main Street, was to be a modest projection only, such as a porch. These conditions were imposed to safeguard
the amenity of the immediate neighbouring properties, to ensure an appropriately scaled dwellinghouse within
the plot and to safeguard the setting of the conservation area.

Notwithstanding the above-mentioned conditions and the Planning Service’s advice that these should be used
to guide the design of the current application, the proposed building’s overall height of 8.15 metres is
comparable to that of an average two-storey dwelling rather than a 1.5-storey dwelling. While a contemporary,
asymmetrical sloping roof has been proposed, the overall height is considered excessive for this narrow site
and would appear visually dominant. The building extends close to the neighbouring boundaries — 1.3 metres

Page 9 of 12



Planning Service South Ayrshire Council
Report of Handling of Application (Ref:25/00545/APP)

from the northeast boundary and 1 metre from the southwest boundary, further adding to the building’s
dominance and overbearing appearance.

The resulting proximity to boundaries, together with the massing and roof profile, would create a visually
incongruous form of development that appears cramped within the plot. The proposal would appear particularly
dominant and overbearing when viewed from the properties at 71-75 Brewlands Crescent, due to its 16.8-
metre-long elevation running alongside the mutual boundaries combined with its overall height of 8.15 metres.
The outlook of these properties would therefore be diminished.

With regards the relationship between the proposed dwelling and no.64 Main Street, the 4-metre distance
between properties, as referred to in the Council’s Open Space Guidance, has almost been met. However, the
proposed dwelling projects forward of the building line of No. 64 Main Street by approximately 3 metres. Rather
than a modest projection such as a porch, this effectively continues the building line at full height. Although the
applicant has sought to replicate the stepped building line arrangement of 64 and 66 Main Street, in this
instance, the forward continuation is considered to exacerbate the buildings overall scale, massing and
dominance, as it contributes to the 16.8 metre elevation length, which, as noted above, has a direct impact on
no.s 71-75 Brewlands Crescent.

It is accepted, however, that the 3-metre projection does not impact No. 64 Main Street to such an extent that
it would, in itself, warrant refusal of the application. This is because the 4-metre separation between the
properties has almost been met, and the orientation, with the application site located to the northeast of No. 64
-means that any effects on sunlight or overshadowing would be limited to the morning period. In arriving at this
view, cognisance has also been taken of the existing circumstances at No. 64. The northeast elevation currently
faces a stone boundary wall, which already restricts some natural light to the ground floor window and influences
the present situation. With regards to the upper-floor windows on this elevation, note is taken of their northeast
orientation and the fact that they serve non habitable rooms. While the proposed rear elevation balcony of the
proposed dwellinghouse will overlook some of the rear garden of No.64 at a distance, this would not be direct
— the main aspect from the balcony would be into the rear garden of the application site itself.

With regards the land to the rear of the application site, this is garden ground associated with no.70A Main
Street. It is not considered that the proposal will have any adverse impact on this property given the separation
distances involved.

The proposals do not raise any issues of overriding concern with regards the resulting donor property which
would not be adversely impacted due to the separation distances involved, and would have an acceptable
access, sufficient remaining garden ground and parking provision.

With regards to windows on the side elevations of the proposed dwelling, while they are present in the current
proposal, they are not considered to raise any neighbouring amenity issues of concern. Adequate garden
ground is provided in accordance with the Council’'s Open Space Guidance.

Notwithstanding the assessment with regards no.s 64 and 70A Main Street, the donor property and the
assessment against the Council’'s Open Space guidance, there remain overriding concerns, as outlined above,
regarding the height, scale and massing of the proposed dwelling, its resulting cramped appearance within the
plot and its overbearing and dominant impact, particularly on no.s 71 to 75 Brewlands Crescent.

Overall, by virtue of its height, scale, massing, design, and proximity to the northeast and southwest boundaries,
the proposal would give rise to an unacceptable level of harm to neighbouring residential amenity by being both
over-dominant and overbearing. The proposal would also appear cramped within the site given the proximity to
these boundaries. It therefore fails to comply with the relevant provisions of the Development Plan, including
policies relating to design, scale, and residential amenity, and is not considered to preserve or enhance the
character or appearance of Symington Conservation Area. The proposal also fails to comply with historic
environment guidance in this regard.

While it is acknowledged that the current application includes certain design amendments intended to address
previous privacy concerns - namely, the introduction of a solid block wall to the upper floor balcony, the
incorporation of high-level windows on the southwestern elevation, and the use of two non-habitable windows
on the northeastern elevation - these changes are not considered sufficient to overcome the substantive issues
previously identified by the Planning Service. Neither the submitted supporting documentation nor the
visualisations contained within the accompanying Design and Access Statement adequately address or mitigate
the fundamental concerns regarding the excessive height, massing, design and proximity to neighbouring
properties. Furthermore, the revised design fails to allevi