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

 
Demolition of existing hall building and retaining wall at Kinnoull Primary 

School, Dundee Road, Perth PH2 7EY 
 
Ref. No: 12/01238/LBC 
Ward No: 12 –Perth City Centre 
 
Summary  
This report recommends approval of the application for the demolition of an existing 
hall building and retaining wall, forming part of the curtilage of a listed building on 
land at Kinnoull Primary School, Dundee Road, Perth as the development is 
considered to be consistent with Scottish Planning Policy (2010), Scottish Historic 
Environment Policy (2011), Kinnoull Conservation Area Appraisal and the 
Development Plan for the area. 
 
BACKGROUND AND DESCRIPTION 
 
1. The application site relates to Kinnoull Primary School, which is category C(S) 

listed and located within the Kinnoull Conservation Area of Perth City.  The 
school grounds extend to over 4900 sqm on a sloping site, rising up and away 
from Dundee road. The school is generally very well contained (within the 
disused Witchill quarry), with a high stone boundary wall on the southern 
School Brae elevation.  The school site is surrounded by residential properties 
and a B listed church on the opposite side of Dundee road.  

 
2. The existing hall building, which is proposed for demolition is thought to be 

inter-war in date and located at the far northern end of the school site.  It 
consists of a tall, single storey elevated on a brick base course.   

 
3. An application for the erection of a replacement gym hall and extension to the 

school is being considered under ref. 12/01250/FLL and is included elsewhere 
under this agenda. 

 
NATIONAL POLICY AND GUIDANCE 
 
4. The Scottish Government expresses its planning policies through The National 

Planning Framework 1 & 2, the Scottish Planning Policy (SPP), Planning 
Advice Notes (PAN), Designing Places, Designing Streets, and a series of 
Circulars. Of particular relevance to this planning application are:- 

 
Scottish Planning Policy 2010 

 
5. 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, 
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• 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. 

 
Of relevance to this application are paragraphs:- 

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

 
Scottish Historic Environment Policy (SHEP) (2011) 
 
6. Sets out Scottish Ministers’ policies, providing direction for Historic Scotland 

and a policy framework that informs the work of a wide range of public sector 
organisations. 

 
DEVELOPMENT PLAN 
 
7. The Development Plan for the area consists of the Approved TAYplan June 

2012 and the Adopted Perth Area Local Plan 1995, incorporating Alteration No. 
1 Housing Land 2000. 

 
TAYplan June 2012 
 
8. The principal relevant policy is in summary:  
 
Policy 3 
 
9. This policy seeks (amongst other things) to protect our cultural heritage from 

inappropriate developments.   
  

Perth Area Local Plan 1995 (Incorporating Alteration No1, Housing Land 2000) 
(PALP) 
 
10. The site lies within the settlement boundary for Perth, within an area zoned for 

residential use.  The relevant policies are in summary: 
 
Policy 58 – Conservation Areas 
 
11. The site is located within Kinnoull Conservation Area where the architectural or 

historic character will be retained.  
 
Policy 59 – Listed Buildings 
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12. There will be a presumption against planning consent for the demolition of 
Listed Buildings and a presumption in favour of consent involving the 
sympathetic restoration of Listed Buildings, or other buildings of architectural 
value. The setting of Listed Buildings will also be safeguarded.  

  
Perth and Kinross Proposed Local Development Plan 2012 

 
13 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. 

 
14. Under the proposed LDP the principal relevant policies are:- 
 

Policy HE2: Listed Buildings 
 
Policy HE3: Conservation Areas 
 

Kinnoull Conservation Area Appraisal (April 2010) 
 
15. The Conservation Area Appraisal is a management tool which helps to identify 

the special interest and changing needs of the Kinnoull Area, serving as 
supplementary planning guidance to the Local Plan. 

 
SITE HISTORY 
 
16. 09/00932/LBC Subdivision of office to form additional office 20 July 2009 

Application Permitted 
 
17. 10/01974/LBC Alterations and installation of a replacement fire escape handrail 

12 January 2011 Application Withdrawn 
 
18. 11/00506/LBC Alterations and replacement of fire escape handrail 16 August 

2011 Application Permitted 
 
19. 11/00763/FLL Alterations and replacement of fire escape handrail 6 July 2011 

Application Permitted 
 
20. 12/01250/FLL Demolition of existing hall building and erection of a new gym 

hall, two storey extension and landscaping works (12/01238/LBC) 
 
CONSULTATIONS 
 
21. None 
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REPRESENTATIONS 
 
22. None. 
 
ADDITIONAL STATEMENTS 
 
23. Environment Statement Not required 
 Screening Opinion Not required 
 Environmental Impact Assessment Not required 
 Appropriate Assessment Not required 
 Design Statement / Design and Access Statement Supporting Statement 

for demolition 
 Report on Impact or Potential Impact None submitted 

 
APPRAISAL 
  
 Policy  
 
24. 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 for the planning authority to have special regard to the desirability of 
preserving the building or its setting or any features of special architectural 
historic interest which it possesses; whether the proposal complies with 
development plan policy; whether the proposal complies with supplementary 
planning guidance; or if there are any other  material considerations which justify 
a departure from policy. 

  
Conservation Area and Impact on Listed Building 
 

25. Although an interesting part of the evolution of the school site, the existing hall 
structure is not of particularly high quality construction and appears to have 
been a somewhat ad-hoc solution to the school’s accommodation needs at the 
time.  The report which accompanied the application explains the inherent 
difficulties in attempting to upgrade the hall reflect current needs and standards.  
 

26. The proposals reflect the criteria of paragraph 3.44 of SHEP, that where the 
application proposes the demolition of a listed building, applicants will be 
expected to provide evidence to show that: 

 
a.  the building is not of special interest; or 
b.  the building is incapable of repair; or 
c. the demolition of the building is essential to delivering significant benefits 

to economic growth or the wider community; or 
d.  the repair of the building is not economically viable and that it has been 

marketed at a price reflecting its location and condition to potential 
restoring purchasers for a reasonable period.  

 
27. Category d is not applicable in this instance.  The hall building is listed by virtue 

of its date and location within the curtilage of the historic school building.  It is of 
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marginal architectural/historic interest and would be unlikely to meet the criteria 
for listing in its own right.  The accompanying report details that the repairs 
would entail a high level of fabric replacement, and that upgrading it to a 
suitable, functional standard is not considered economically viable.  Alternative 
locations for a replacement gym are not available within this site.  The 
proposed demolition is therefore considered justified and the Conservation 
Officer offers no objection. 
 

28. In terms of the development which would replace the proposed demolished 
building, the proposed replacement structure is marginally larger in height and 
footprint but its overall bulk, impact and relationship to both the original school 
and the quarry cliff setting are very similar to the existing.  The building faces 
into the multi-level play areas and modern rear elevations of the school.  Its 
simple, contemporary design and finishing materials are considered appropriate 
for this setting.  The existing hall can only be glimpsed through a narrow gap to 
the north of the original school building from Dundee Road and has minimal 
visual impact on the historic parts of the school.  The proposed gym will have a 
similar level of inter-visibility and will not be visible over the roof of the main 
building fronting Dundee Road.  The Conservation Officer considers the 
proposed gym to relate sympathetically to its site, to the setting of the listed 
school and to the wider conservation area, and offers no objection. 

 
29. Similarly, the proposed classroom extension relates to the 1950s/60s area at 

the rear of the school.  The temporary portable cabin currently in this location is 
not considered of any architectural or contextual merit, with no objection to its 
removal. The permanent extension solution adopts a contemporary design 
approach suitable to this context and its detailed design reflects the issues of its 
constrained site.  It will not be visible in views of the principal elevations of the 
original school building.  I consider the extension relates successfully to the 
school as a whole and preserves its special character. 

 
30. In summary, it is considered that the proposed demolition has been justified in 

this instance and the replacement building proposals are considered 
appropriate for their location.   

 
PLANNING AUTHORITY WITH AN INTEREST IN THE LAND 
 
31. 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. As this application involves proposals affecting a listed building 
within the Councils ownership, the application will require to be sent to Historic 
Scotland for final determination.  

 
LEGAL AGREEMENTS  
 
32. None required. 
 
DIRECTION BY SCOTTISH MINISTERS 
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33. 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 
 
34. The application must be determined in accordance with the adopted 

Development Plan unless material considerations indicate otherwise. In this 
respect, it is considered that sufficient justification for the demolition has been 
provided and as a consequence the proposal complies with the Adopted Perth 
Area Local Plan 1995. 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 subject to the following conditions 
   
 1 The proposed development must be carried out in accordance with the 

approved drawings and documents, unless otherwise provided for by conditions 
imposed on the planning consent. 

 
Reasons 
 

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

 
B JUSTIFICATION 
 

The proposal is considered to comply with the Development Plan and there are 
no other material considerations that would justify a departure there from. 

 
C PROCEDURAL NOTES 
 

As the application involves work to a Category C(s) Listed Building in the 
Councils ownership, the application requires to be referred to Historic Scotland 
for determination. 

 
D INFORMATIVES 
 
 1 This listed building consent will last only for 3 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 of the Planning etc (Scotland) 
Act 2006. 

 
 2 The applicant is advised that this permission relates solely to application 

12/01238/LBC for the demolition of the hall and retaining wall. 
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 3 An application for Building Warrant may be required. 
 
 
 
 
Background Papers: None 
Contact Officer:  Callum Petrie Ext 75353 
Date: 1 October 2012          
 
 

Nick Brian 
Development Quality Manager 

 
 

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 

Directorate Support Team 
on 

01738 476408 
 

 

 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

12/01238/LBC
Demolition of Hall Building and Retaining Wall
Kinnoull Primary School, Dundee Road, Perth

1:2500
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database right (2012). All rights reserved. Ordnance Survey Licence number 100016971

Perth & Kinross Council
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