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Perth and Kinross Council 
Development Control Committee – 24 October 2012 
Report of Handling by Development Quality Manager 

 
Proposed removal of rear extension to Kinross Town Hall (Billiard Hall) and 

reinstatement of building, 108 – 114 High Street, Kinross 
 

Ref: No:  12/00478/LBC 
Ward No:  8 – Kinross-shire 
 
Summary 
This report recommends approval of the application for the demolition of the billiard 
hall on the rear of Kinross Town Hall and the reinstatement of the building as 
complying with the relevant policies of the local plan. 
 
BACKGROUND AND DESCRIPTION 
 
1 This application relates the complex of buildings at the former Kinross Town 

Hall located within the Kinross Conservation Area. The building complex 
comprises of a key group of protected buildings: the scheduled Clock Tower 
(also category B listed); the Old Post Office, 108 High St (cat. B); the Town 
Hall, 110 High St (cat. B); and the fountain (cat. C(S)). 

 
2 The Town Hall buildings have lain vacant for an extended period of time and 

in 2002 Perth and Kinross Council declared the Town Hall and Library surplus 
to requirements. Over the last 10 years the buildings have been marketed by 
the Council and during that time the condition of the buildings has deteriorated 
resulting in the buildings being entered into the Buildings at Risk Register for 
Scotland.  

 
3 The Council has now accepted a bid subject to the conclusion of missives, a 

condition of which is that the purchaser is allowed to submit planning and 
listed building consent for any proposed works prior to the sale. The 
prospective purchaser is proposing a change of use of the Town Hall and 
related buildings to permit Class 1 (Retail) and Class 2 (Office) uses. In 
addition, the purchaser is also proposing to erect an apartment block on the 
land directly to the rear of the Town Hall buildings.  

 
4 Listed building consent is currently being sought for the demolition of the 

Billiard Hall extension to the rear of the Carnegie Library as part of wider 
proposals for the reuse of the building and erection of apartments on the land 
to the rear. The Billiard Hall is listed but is a later addition to the original 
building and is visibly is in a poor state of repair. It is proposed that the Billiard 
Hall will be removed and the original rear of the Carnegie Library reinstated. 
The proposed plans do not provide any specific detail in regards to the finish 
of the rear of the building upon removal of the extension but it is suggested 
that all original openings will be incorporated as part of the reinstatement 
works/re-use of the building and any necessary stone/render repairs as 
required will be undertaken to fully reinstate the retained structure to its 
original form/appearance. 
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5 A separate detailed application for the change of use of the Town Hall 
buildings and the erection of a flatted development to the rear of this site is 
also included under this agenda (Planning Ref: 12/00477/FLL). 

 
6 As Kinross Town Hall is presently under the ownership of the Council, Historic 

Scotland is the determining body.   
 
NATIONAL POLICY AND GUIDANCE 
 
Scottish Planning Policy (February 2010)  
 
7 This SPP is a statement of Scottish Government policy on land use planning 

and contains: 
 

• the Scottish Government’s view of the purpose of planning, 
• the core principles for the operation of the system and the objectives for 

key parts of the system, 
• statutory guidance on sustainable development and planning under 

Section 3E of the Planning etc. (Scotland) Act 2006, 
• concise subject planning policies, including the implications for 

development planning and development management and, 
• The Scottish Government’s expectations of the intended outcomes of the 

planning system. 
 

8 Of relevance to this application are: 
 

• Paragraphs 110 -124 : Historic Environment 
• Paragraphs 113 -114:  Listed Buildings 

 
Scottish Historic Environment Policy December 2011 (SHEP) 
 
9 This document sets out Scottish Ministers’ policies for the historic 

environment, provides greater policy direction for Historic Scotland and 
provides a framework that informs the day-to-day work of a range of 
organisations that have a role and interest in managing the historic 
environment. 

  
DEVELOPMENT PLAN 
 
10 The Development Plan for the area comprises the Approved TAYplan June 

2012 and the Adopted Kinross Area Local Plan 2004.  
 
TAYplan June 2012 
 
11 The principal relevant policy is in summary. 
 
Policy 3: Managing TAYplan’s Assets 
 
12 This recognises the importance of historic buildings and townscapes and 

identifies the importance of only allowing development where it does not 
adversely impact upon or preferably enhances these assets. 
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Kinross Area Local Plan 2004 
 
13 Under the Local Plan the site lies within Kinross. The principal relevant 

policies are in summary: - 
 
Policy 28: Archaeology  
 
14 The Council will safeguard the site, settings and archaeological landscapes 

associated with Scheduled Ancient Monuments (protected under the Ancient 
Monuments and Archaeological Areas Act 1979) from potential adverse 
development unless there are exceptional circumstances. 

 
Policy 31: Listed Buildings 
 
15 There will be a presumption against the demolition of Listed Buildings and 

against works detrimental to their essential character. There will be a 
presumption in favour of consent for development involving the sympathetic 
restoration of a Listed Building, or other buildings of architectural value.  The 
setting of Listed Buildings will also be safeguarded. 

 
Policy 32: Listed Buildings 
 
16 The Council will encourage the restoration, correct maintenance and sensitive 

enhancement of Listed Buildings by the use of the powers available to them 
under the Planning Acts. 
 

Policy 74: Kinross Conservation Area 
 

17 There will be a presumption against developments within the Conservation 
Area which do not preserve or enhance the area.  The Council will review the 
possibility of introducing an Article 4 Direction within the Conservation Area. 
Applications for outline consent within the Conservation Area are unlikely to 
be acceptable without detailed plans of the development including elevations 
which show the new building in its setting. 

 
Perth and Kinross Proposed Local Development Plan 2012 

 
18 Members will be aware that on the 30 January 2012 the Proposed Local 

Development Plan was published. The adopted Local Plan will eventually be 
replaced by the Proposed Local Development Plan (LDP). The LDP has 
recently undergone a period of public consultation. The Proposed Local 
Development Plan may be modified and will be subject to examination prior to 
adoption. It is not expected that the Council will be in a position to adopt the 
Local Development Plan before December 2014. The Plan may be regarded 
as a material consideration in the determination of this application, reflecting a 
more up to date view of the Council. 

 
19 The principal relevant policies are in summary. 
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Policy HE1: Scheduled Monuments and Non-Designated Archaeology 
 
Policy HE1A: Scheduled Monuments 
 
20 There is a presumption against development which would have an adverse 

effect on the integrity of a Scheduled Monument and its setting, unless there 
are exceptional circumstances. 

 
Policy HE1B: Non-Designated Archaeology 
 
21 The Council will seek to protect areas or sites of known archaeological 

interest and their settings. Where development is proposed in such areas, 
there will be a strong presumption in favour of preservation in situ. Where, in 
exceptional circumstances, preservation of the archaeological features is not 
feasible, the developer, if necessary through appropriate conditions attached 
to the granting of planning permission, will be required to make provision for 
the survey, excavation, recording and analysis of threatened features prior to 
development commencing. 

 
22 If discoveries are made during any development, work should be suspended, 

the local planning authority should be informed immediately and mitigation 
measures should be agreed. 

Policy HE2: 
Policy HE2: Listed Buildings 
 
23 There is a presumption in favour of the retention and sympathetic restoration, 

correct maintenance and sensitive management of listed buildings to enable 
them to remain in active use, and any proposed alterations or adaptations to 
help sustain or enhance a building’s beneficial use should not adversely affect 
its special interest. 

 
24 Encouragement will be given to proposals to improve the energy efficiency of 

listed buildings within Perth and Kinross, providing such improvements do not 
impact detrimentally on the special interest of the building. 

 
25 The layout, design, materials, scale, siting and use of any development which 

will affect a listed building or its setting should be appropriate to the buildings 
character, appearance and setting. 

 
Policy HE3: Conservation Areas 
 
Policy HE3A: New Development 
 
26 There is a presumption in favour of development within a Conservation Area 

that preserves or enhances its character or appearance. The design, 
materials, scale and siting of new development within a conservation area, 
and development outwith an area that will impact upon its special qualities 
should be appropriate to its appearance, character and setting. 
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27 Where a Conservation Area Appraisal has been undertaken for the area, the 
details contained in that appraisal should be used to guide the form and 
design of new development proposals. 

 
28 Applications for Planning Permission in Principle in Conservation Areas will 

not be considered acceptable without detailed plans, including elevations, 
which show the development in its setting. 

 
Policy HE3B: Demolition within Conservation Areas 
 
29 When assessing applications for the demolition of unlisted buildings in 

Conservation Areas, the Council will give careful consideration to the merits of 
the building and its contribution to the character and appearance of the 
Conservation Area. Where a building is considered to be of value, either in 
itself or as part of a group, there will be a presumption in favour of its 
retention, restoration for the current or another appropriate use. 

 
30 In those exceptional circumstances where demolition is considered 

acceptable and is to be followed by the redevelopment of the site, the 
application for proposed demolition should be accompanied by a detailed 
application for the replacement development. This is to allow for their 
consideration in parallel, and to ensure that the replacement scheme will 
enhance or preserve the character of the area and avoid the formation of gap 
sites. 

 
31 Note: The Council has produced a series of Conservation Area Appraisals for 

a number of the Conservation Areas within Perth and Kinross. These 
Appraisals serve as Supplementary Guidance to the Plan, and will assist 
decision-making in development management. 

  
SITE HISTORY 
 
32 97/01605/FUL: Demolition of three garages and erection of 2 dwellinghouses 

on land to the rear of 106 High Street, Kinross 
 
33 01/01506/FUL: Demolition of existing lock-ups and erection of house and 

garage on land to the rear of 106 High Street, Kinross 
 
34 03/00541/FUL: Renewal of planning consent (97/01605/FUL) for the 

demolition of three garages and erection of 2 dwellinghouses on land to the 
rear of 106 High Street, Kinross 

 
35 07/02781/FUL: Renewal of planning consent (03/00541/FUL) for the erection 

of two dwellinghouses on land to the rear of 106 High Street, Kinross 
 
CONSULTATIONS 
 
Perth and Kinross Heritage Trust 
 
36 PKHT has recommended that a negative suspensive condition, based on 

Scottish Planning Policy (Historic Environment sections 110, 116 and 124), for 
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standing building recording be attached to consent, if granted, to ensure that 
an appropriate record is made of the Billiard Hall extension prior to demolition. 

 
Historic Scotland 
 
37 No response received; however, should the application be approved by 

Members then the application will require to be sent to Historic Scotland for 
ratification of that decision. 

 
Kinross Community Council 
 
38 Object to the proposals due to the lack of sufficient detailed plans in relation to 

the renovation of the listed Town Hall buildings and also have concerns in 
regards to that if approved the flatted block would be developed without any 
works be undertaken to renovate the Town Hall buildings. 

 
REPRESENTATIONS 
 
39 5 valid letters of representation have been received, including 1 from the 

Community Council. The grounds of the objection can be summarised as 
follows: 

 
• Impact on character of listed buildings  
• Impact on setting of conservation area 
• No guarantee that repair works or renovation works to the listed buildings 

will be undertaken 
• Impact on visual amenity 
• Insufficient justification for the demolition of the Billiard Hall 
• Insufficient detail regarding proposed works to listed buildings 

 
40 These issues are addressed in the appraisal section of this report.  
 
ADDITIONAL STATEMENTS 
 
41 Environment Statement Not required 
 Screening Opinion Not required 
 Environmental Impact Assessment Not required 
 Appropriate Assessment Not required 
 Design Statement / Design and Access Statement Yes 
 Business Plan No 
 
APPRAISAL 
 
Policy 
 
40 The determining issues in this case are:- the statutory requirement under 

Section 14 and 59 of the Planning (Listed Buildings and Conservation Areas) 
(Scotland) Act 1997 which requires the planning authority to have special 
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regard to the desirability of preserving the building or its setting or any 
features of special architectural historic interest which it possesses; how the 
proposal sits with National Policy; how the proposal relates to the adopted 
development plan whether the proposal complies with supplementary 
planning guidance; or if there are any other material considerations which 
justify a departure from policy. 

 
41 In this instance the proposals are seeking to demolish the Billiard Hall 

extension on the rear of the building. This extension is a later addition and is 
not of a comparable level of merit to the main library building. The extension is 
also in a poorer form of construction (rendered masonry) which is in poor 
condition with evidence of structural problems including cracking and restraint 
straps.  It is therefore considered that the removal of the Billiard Hall would 
not in principle have any adverse impact on the special character of the 
Carnegie Library or that of the wider Town Hall complex. 

 
Reinstatement Works 
 
42 As identified above, the removal of the Billiard Hall is considered acceptable in 

principle. However the applicant has provided very little information relating to 
how the existing/original walls of the Town Hall will be treated once the 
extension is removed. The applicant has outlined in the supporting statement 
that the full extent of the repair/re-instatement works will only become clear 
upon the commencement of demolition works and these will be carried out in 
full consultation with Perth and Kinross Council and Historic Scotland. The 
applicant has also further stated that the rear extension will be removed in a 
manner to prevent damage to the retained parts of the structure, retaining any 
materials that could be utilised in the repair/re-instatement of the original 
building elevations. 

 
43 However, notwithstanding the applicants supporting statement, it is 

considered that a full method statement should be provided prior to the 
commencement of any works to demolish the extension. This method 
statement must clearly detail the how the extension will be removed and how 
the exposed rear walls of the original building will be treated.  It has been 
agreed with the Conservation Team that this additional information can be 
covered by condition and submitted to the Council for approval prior to 
commencement of works. 

 
Impact on the setting of Scheduled Ancient Monument 
 
44 It is considered that the removal of the Billiard Hall will have no adverse 

impact on the setting of the scheduled Clock Tower. 
 
PLANNING AUTHORITY WITH AN INTEREST IN THE LAND 
 
45 The Town and Country Planning (Notification of Applications) (Scotland) 

Direction 2009 advises on the procedure for notification of planning 
applications to the Scottish Ministers for developments in which planning 
authorities have an interest in. The Direction states that notification to the 
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Ministers is only required where the proposal involves a significant departure 
from the authority’s own Development Plan. As the recommendation of 
approval is not a significant departure from the Development Plan, a 
notification to the Ministers is not required.  

 
LEGAL AGREEMENTS 
 
46 None required 
 
DIRECTION BY SCOTTISH MINISTERS  
 
47 Under the Town and Country Planning (Development Management 

Procedure) (Scotland) Regulations 2008, regulations 30 – 32 there have been 
no directions by the Scottish Government in respect of an Environmental 
Impact Assessment screening opinion, call in or notification relating to this 
application. 

 
CONCLUSION AND REASONS FOR RECOMMENDATION 
 
48 In conclusion, the application must be determined in accordance with the 

adopted Development Plan unless material considerations indicate otherwise. 
In this respect, it is considered the proposal complies with the Adopted 
Kinross Area Local Plan 2004 and the relevant listed building legislation. 
There are no material considerations that would justify refusing the 
application. On that basis the application is recommended for approval 
subject to conditions. 

 
RECOMMENDATION 
 
A Approve the application subject to the following conditions: 
 
1 The proposed development must be carried out in accordance with the 

approved plans, unless otherwise provided for by conditions imposed on the 
planning consent. 

 
2 Prior to the commencement of development the applicant shall submit a full 

method statement for the further approval of the Planning Authority. This 
statement should clearly detail the method by which the Billiard Hall will be 
demolished. 

 
3 Prior to any further works following the demolition of the Billiard Hall, full 

details regarding the treatment of the exposed elevations that be submitted for 
the approval of the Planning Authority. 

 
4 Prior to development commencing, the developer shall secure the 

implementation of an archaeological standing building survey of the extant 
structures, to be carried out by an archaeological organisation acceptable to 
the Planning Authority. The scope of the archaeological standing building 
survey will be set by Perth and Kinross Heritage Trust on behalf of the 
Planning Authority. The name of the archaeological organisation retained by 
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the developer shall be given to the Planning Authority and to the Perth and 
Kinross Heritage Trust in writing not less than 14 days before development 
commences. Copies of the resulting survey shall be deposited in the National 
Monuments Record for Scotland and with Perth and Kinross Heritage Trust 
upon completion. 

 
 Reasons 
 
1 To ensure that the development is carried out in accordance with the plans 

approved. 
 
2 In the interests of visual amenity and to safeguard the character of the listed 

building. 
 
3 In the interests of visual amenity and to safeguard the character of the listed 

building. 
 
4 To ensure a record of the building prior to any demolition works. 
 
B JUSTIFICATION 
  

The proposal is considered to comply with the listed building legislation and 
with the contents of the Local Plan and no material considerations are 
apparent that would outweigh the contents of the Development Plan. 

 
C PROCEDURAL NOTES 
 

This application relates to development affecting a Category B listed building 
Item Kinross Burgh.  It is therefore necessary to submit the application to 
Historic Scotland for ratification of the Council's decision. 

 
D INFORMATIVES 
 
1 This listed building consent will last only for three years from the date of this 

decision notice, unless the development has been started within that period. 
(see Section 16 of the Planning (Listed Buildings and Conservation Areas) 
(Scotland) Act 1997, as amended by Section 20 (3) of the Planning etc. 
(Scotland) Act 2006.). 

 
2 The applicant is advised to contact Sarah Malone of Perth and Kinross 

Heritage Trust to discuss the implementation of an archaeological standing 
building survey of the extant structures. 

 
Background Papers: 5 letters of objection 
Contact Officer:  David Niven – Ext (4)75345 
Date:    3 October 2012 
 
 

Nick Brian 
Development Quality Manager 
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If you or someone you know would like a copy of 
this document in another language or format, (On 
occasion only, a summary of the document will be 
provided in translation), this can be arranged by 

contacting the 
Customer Service Centre 

on 
01738 475000 

 
 

 Council Text Phone Number 01738 442573 
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Reproduced by permission of Ordnance Survey on behalf of HMSO. © Crown copyright and 
database right (2012). All rights reserved. Ordnance Survey Licence number 100016971

Perth & Kinross Council

This map is for reference only and must not be reproduced or used for any other purpose

 Scale

12/00478/LBC
Alterations and Partial Demolition 
Kinross Town Hall, 108-144 High Street, Kinross

1:1250
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