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PROPOSAL:  
 

Mixed use development comprising alterations to 
church, relocation of memorial, erection of community 
centre with sport/education facilities, offices, 
community cafe, formation of replacement MUGA, 
landscaping, parking and associated works 
    

LOCATION:  Land 30 Metres West Of St Columba's Episcopal 
Church 19 Perth Road Stanley   

SUMMARY: 
 
This report recommends refusal of the application as the development is considered 
to be contrary to the relevant provisions of the Development Plan and there are no 
material considerations apparent which justify setting aside the Development Plan. 
 
BACKGROUND AND DESCRIPTION OF PROPOSAL 
 
Full planning permission is sought for a mixed use development comprising 
alterations to the St Columba's Episcopal Church and the erection of a community 
centre with sport/education facilities, offices, community cafe, formation of 
replacement mixed use games area (MUGA), landscaping, parking and associated 
works.  The application site is located on the western side of Perth Road, the main 
thoroughfare through Stanley.   
 
The initial submission involved the demolition of the category C listed Stanley War 
Memorial to accommodate a car park for the site.  Following concerns being 
identified by the Planning Authority regarding the demolition of this listed structure a 
set of revised plans have been submitted which now seek to retain the war 
memorial, albeit with the intention to remove part of the listed walls and fencing to 
accommodate an access into the site.  Therefore, this report is based upon the 
revised proposals to retain the war memorial. 
 
The proposal involves the partial demolition of the St Columba’s church to 
accommodate the community centre and an associated listed building consent 
application (ref:22/02244/LBC) has been submitted to demolish the church hall which 
is located to the rear (south west) of the main church.  The remainder of the church 
is to be retained. 
 
The community centre building is to sit behind and to the west of the church and war 
memorial and is bound by a bowling green to the south, playing fields and children's 
play park to the west and three dwellinghouses at West Park to the north.  The site 
of the community centre is currently occupied by two derelict tennis courts which will 



be replaced with the MUGA which is to be located to south west of the community 
centre within the existing playing fields. 
 
An access from Perth Road is proposed to be formed between the church and the 
war memorial which will provide a pedestrian and vehicular access to the community 
centre.  Three disabled parking bays are proposed to the frontage (east) of the 
community centre building along with space for service/delivery vehicles. 
 
The community centre is building is proposed to have a square footprint with a small 
projection on the east elevation to accommodate the entrance area and offices which 
will site directly behind the listed church.   
 
The community centre is proposed to provide a single building to provide a variety of 
flexible and accessible spaces to support community life.  The supporting statement 
indicates that the development will be "providing a civic presence at the heart of the 
village that is open and welcoming. The accommodation is to meet contemporary 
expectation for public facilities and be capable through the range and arrangement of 
spaces, of providing for all manner of community interaction and activity. This means 
that at any one time there can be sporting activity taking place alongside social 
activity". 
 
The building is to be open to all members of the community, becoming a destination 
for existing and new clubs, associations and groups. This includes the adjacent 
bowling club, football team, former tennis club and the current activities taking place 
in the town hall. 
 
The development is proposed to accommodate: 
 
1 - Multipurpose Hall (subdivisible) 
2 - Community Café (with soft play) 
3 - Multipurpose meeting rooms x3 (subdivisible) 
4 - Gymnasium 
5 - Changing facilities 
6 - Administration/office base 
7 - Catering kitchen 
8 - Lettable office accommodation 
9 - Ancillary space: toilets, storage, plant 
10 - MUGA 
 
The site of the building is a relatively flat area of ground occupied by the former 
village tennis courts.  The building has been laid out so that the largest space, the 
main hall is in the middle and the height of the building is dictated by the sporting 
activity which will take place within the hall (badminton).  The hall element is to be 
two storeys extending to 9m in height.  The remainder of the building is proposed to 
be single storey (4.3m).  The roof of both the hall and single storey elements are to 
be flat.  The ground floor external walls are proposed to be clad in pre cast concrete 
with extensive glazed areas with the upper level external wall of the hall to be clad in 
diamond shaped tiled metal facade panels.  The building is to be surrounded by 
permeable paving. 
 



In order to accommodate the footprint of the community centre the category C listed 
connecting church hall of the St Columba's Episcopal church is proposed to be 
demolished.  The hall is part of the listed church and therefore listed building consent 
is required for the proposed partial demolition (ref:22/02244/LBC).  The church dates 
from 1898 and comprises the rectangular plan timber church with gable fronting onto 
Perth Road and the rectangular church hall dated 1907.  The church hall is to be 
demolished in its entirety with the rectangular church building to be retained and 
sitting immediately to the front (east) of the proposed community centre. 
 
The application has been subject to pre application discussions where the Planning 
Authority identified significant concerns with the impact which the proposed scale 
and siting of the development would have on the setting of the neighbouring listed 
church and listed war memorial.  Significant concerns were also expressed regarding 
the proposed demolition of the listed church hall. 
 
SITE HISTORY 
 
02/01182/FUL Erection of a fence with integral gate at 16 September 2002 
Application Approved 
 
10/01052/FLL Siting of a temporary portacabin for use as changing rooms 
27 September 2010 Application Approved 
 
13/01786/FLL Siting of a temporary portacabin/clubhouse (for 5 years) 22 November 
2013 Application Approved 
 
15/00916/LBC Partial demolition 28 September 2015 – Application returned 
 
22/00189/LBC Alterations to building 11 March 2022 Application Withdrawn 
 
22/02244/LBC Alterations and part demolition - pending decision 
 
23/01473/LBC Alterations to pier and boundary wall – pending decision  
 
PRE-APPLICATION CONSULTATION 
 
Pre application Reference: 19/00501/PREAPP 
 
DEVELOPMENT PLAN 
 
The Development Plan for the area comprises National Planning Framework 4 
(NPF4) and the Perth and Kinross Local Development Plan 2 (2019) (LDP2).  
 
National Planning Framework 4  
 
The National Planning Framework 4 (NPF4) is the Scottish Government’s long-term 
spatial strategy with a comprehensive set of national planning policies.  This strategy 
sets out how to improve people’s lives by making sustainable, liveable and 
productive spaces.   
 



NPF4 was adopted on 13 February 2023. NPF4 has an increased status over 
previous NPFs and comprises part of the statutory development plan. 
 
The Council’s assessment of this application has considered the following policies of 
NPF4 : 
 
Policy 3: Biodiversity 
 
Policy 6: Forestry, Woodland and Trees 
 
Policy 7: Historic Assets and Places 
 
Policy 13: Sustainable Transport 
 
Policy 14: Design, Quality and Place 
 
Policy 15: Local Living and 20 Minute Neighbourhoods 
 
Policy 21: Play, Recreation and Sport 
 
Policy 22: Flood Risk and Water Management 
 
Policy 23: Health and Safety 
 
Policy 25: Community Wealth Building 
 
Perth and Kinross Local Development Plan 2 – Adopted November 2019 
 
The Local Development Plan 2 (LDP2) is the most recent statement of Council policy 
and is augmented by Supplementary Guidance. 
 
The principal policies are: 
 
Policy 1A: Placemaking 
 
Policy 1B: Placemaking 
 
Policy 2: Design Statements 
 
Policy 5: Infrastructure Contributions 
 
Policy 14A: Open Space Retention and Provision: Existing Areas 
 
Policy 16: Social, Cultural and Communities Facilities 
 
Policy 17: Residential Areas 
 
Policy 27A: Listed Buildings 
 
Policy 27B: Demolition of Listed Buildings 
 



Policy 40B: Forestry, Woodland and Trees: Trees, Woodland and Development 
 
Policy 41: Biodiversity 
 
Policy 53B: Water Environment and Drainage: Foul Drainage 
 
Policy 53C: Water Environment and Drainage: Surface Water Drainage 
 
Policy 55: Nuisance from Artificial Light and Light Pollution 
 
Policy 56: Noise Pollution 
 
Policy 60B: Transport Standards and Accessibility Requirements: New Development 
Proposals 
 
Statutory Supplementary Guidance 
 

- Supplementary Guidance - Developer Contributions & Affordable 

Housing (adopted in 2020) 

- Supplementary Guidance - Flood Risk and Flood Risk Assessments 

(adopted in 2021) 

- Supplementary Guidance - Forest & Woodland Strategy (adopted in 

2020) 

- Supplementary Guidance - Green & Blue Infrastructure (adopted in 

2020) 

- Supplementary Guidance - Landscape (adopted in 2020) 

- Supplementary Guidance - Open Space Provision for New 

Developments (adopted in 2021) 

- Supplementary Guidance - Placemaking (adopted in 2020) 

 
OTHER POLICIES 
 
Non Statutory Guidance 
 

- Planning Guidance - Planning & Biodiversity 

- Planning Guidance - Ancillary & Annex Accommodation 

- Supplementary Guidance - Renewable & Low Carbon Energy (draft) 
 
Historic Environment Policy for Scotland (HES 2019)  
 
HEPS is a national policy statement which defines how decisions should be made in 
relation to management and protection of the historic environment.  
 
NATIONAL GUIDANCE 
 
The Scottish Government expresses its planning policies through The National 
Planning Framework, Planning Advice Notes, Creating Places, Designing Streets, 
National Roads Development Guide and a series of Circulars.   

https://www.pkc.gov.uk/ldp2developercontributions
https://www.pkc.gov.uk/ldp2developercontributions
https://www.pkc.gov.uk/ldp2floodrisk
https://www.pkc.gov.uk/ldp2trees
https://www.pkc.gov.uk/ldp2greeninfrastructure
https://www.pkc.gov.uk/ldp2landscape
https://www.pkc.gov.uk/ldp2openspace
https://www.pkc.gov.uk/ldp2openspace
https://www.pkc.gov.uk/ldp2placemaking
https://www.pkc.gov.uk/ldp2biodiversity
https://www.pkc.gov.uk/ldp2ancillary
https://www.pkc.gov.uk/ldp2renewables


Planning Advice Notes 
 
The following Scottish Government Planning Advice Notes (PANs) and Guidance 
Documents are of relevance to the proposal:  
 

• PAN 40 Development Management 

• PAN 51 Planning, Environmental Protection and Regulation 

• PAN 61 Planning and Sustainable Urban Drainage Systems 

• PAN 68 Design Statements 

• PAN 69 Planning and Building standards Advice on Flooding 

• PAN 75 Planning for Transport 

• PAN 77 Designing Safer Places 
 
Creating Places 2013 
 
Creating Places is the Scottish Government’s policy statement on architecture and 
place. It sets out the comprehensive value good design can deliver. It notes that 
successful places can unlock opportunities, build vibrant communities and contribute 
to a flourishing economy and set out actions that can achieve positive changes in our 
places. 
 
Designing Streets 2010 
 
Designing Streets is the policy statement in Scotland for street design and changes 
the emphasis of guidance on street design towards place-making and away from a 
system focused upon the dominance of motor vehicles. It was created to support the 
Scottish Government’s place-making agenda, alongside Creating Places.  
 
National Roads Development Guide 2014 
 
This document supports Designing Streets and expands on its principles and is 
considered to be the technical advice that should be followed in designing and 
approving of all streets including parking provision. 
 
CONSULTATION  RESPONSES 
 
INTERNAL 
 
Commercial Waste Team – no objection and waste storage is acceptable 
 
Biodiversity/Tree Officer – following receipt of updated ecology information the 
ecological impact is considered to be acceptable subject to conditions. 
 
Conservation Team – objection due to impact on setting of listed St Columba’s 
Church and listed Stanley War Memorial 
 
Transportation And Development – no objections given location of site and 
accessibility via sustainable means of transport in accordance with requirements of 
NPF4. 
 
Structures And Flooding – no objection 



Environmental Health (Noise Odour) – no objections subject to conditional control 
(referenced in detail within appraisal below) 
 
Development Contributions Officer – no contributions necessary given community 
nature of project.  
 
EXTERNAL 
 
Scottish Water – no objections but connection to their assets will require separate 
application 
 
Perth And Kinross Heritage Trust – objects due to proposed loss of historic building, 
however should planning permission be granted a detailed historic building survey 
should be undertaken (secured via condition) 
 
REPRESENTATIONS 
 
A total of 228 representations have been received on the application over two public 
consultation periods.  One when the application was initially submitted in 
February/March 2023 and then again in November /December 2023 following 
submission of amended plans and amended supporting statements. 
 
There were 21 objections to the application and 207 letters of support.   
 
The comments made in the letters of objection may be summarised as follows: 
 
• Adverse effect on visual amenity/scale/height  
• Inadequate design 
• Inappropriate land use 
• Lack or loss of car parking 
• Light pollution  
• Loss of open space 
• Noise pollution 
• Out of character with area 
• Over intensive development 
• Overlooking 
• Road safety 
• Traffic congestion 
• Removal of war memorial 
• Impact on setting of church and war memorial 
• Demolition of church hall not justified 
• Contrary to Development Plan 
• Title deed/land ownership restrictions 
• Anti social behaviour 
• Opening hours  
• Lack of public consultation 
• Impact on bio diversity 
 
The comments made in the letters of support may be summarised as follows: 
 
• Enhances character of area 



• Supports economic development 
• Provides community space for village 
• Improves availability of sports facilities for clubs and community groups 
• Needed for village 
• Provides employment 
• Supports growing population and new housing development 
• Addresses lack of community provision in Stanley 
 
The above issues are addressed within the appraisal section below. 
 
Additional Statements Received: 
 

Screening Opinion  Not Required 

Environmental Impact Assessment (EIA): 
Environmental Report 

Not applicable 

Appropriate Assessment under Habitats 
Regulations 

Habitats Regulations AA Not 
Required 

Design Statement or Design and Access 
Statement 

Submitted 

Report on Impact or Potential Impact eg Flood 
Risk Assessment 

Submitted 

 
APPRAISAL 
 
Sections 25 and 37 (2) of the Town and Country Planning (Scotland) Act 1997 
require that planning decisions be made in accordance with the development plan 
unless material considerations indicate otherwise.  The Development Plan comprises 
NPF4 and the Perth and Kinross Local Development Plan 2019.  The relevant policy 
considerations are outlined in the policy section above and are considered in more 
detail below.  In terms of other material considerations, involving considerations of 
the Council’s other approved policies and supplementary guidance, these are 
discussed below only where relevant.   
 
In this instance, section 14(2) of the Planning (Listed Buildings and Conservation 
Areas) (Scotland) Act 1997 places a duty on planning authorities in determining such 
an application as this to have special regard to the desirability of preserving the 
building or its setting or any features of special architectural or historic interest which 
it possesses.  Section 64(1) of the Planning (Listed Buildings and Conservation 
Areas) (Scotland) Act 1997 is relevant and requires planning authorities to pay 
special attention to the desirability of preserving or enhancing the character or 
appearance of the designated conservation area.  
 
The determining issues in this case are whether; the proposal complies with 
development plan policy; or if there are any other material considerations which 
justify a departure from policy. 
 
Principle 
 
The principle of a new community hub/centre to serve the residents of Stanley is 
supported by the Planning Authority.  The principle of the provision of a community 



centre meets the aims of both the Perth and Kinross Local Development Plan 2019 
and NPF4 both of which seek to support development which serves the local 
community.  Policies 16 and 17 of the LDP2 are applicable which relate to social, 
cultural and community facilities and residential areas.  These seek to support the 
provision of local community facilities provided where they improve the character and 
environment of the village. 
 
The proposal for a community centre is also considered to meet the requirements of 
Policy 14: Design, Quality and Place and Policy 15: 20 Minute Neighbourhoods of 
NPF4 as the site is well connected to the village of Stanley and is located within 
walking distance of the majority of properties in Stanley.  The proposed location 
meets the general requirement of these policies in relation to sustainability by 
enabling the people of Stanley to "live, play, work and stay in their area".  The 
proposal also supports the 20 minute neighbourhood ethos and supports local living 
by providing access to play facilities, particularly in the context of the current 
expansion and housing development taking place in Stanley. 
 
Furthermore, policy 25 refers to Community Wealth Building and states that 
proposals which are consistent with local economic priorities will be supported 
particularly where this involves community led proposals.  Therefore, the general 
principle of a community centre in Stanley is considered to comply with the relevant 
provisions of NPF4. 
 
In terms of the site specifically, it is located within the settlement boundary of Stanley 
and is designated as open space within the Perth and Kinross Local Development 
Plan 2019 
 
Policy 14A of the LDP2 is applicable. This states that areas of open space and 
recreational/amenity woodland should be retained except in specific circumstances 
which are as follows:  
 
o Where the development is ancillary to the recreational use of the land  
o The proposed development is a minor part of the site which would not affect 
its continued use as a recreational or amenity resource. 
 
Policy 21 of National Planning Framework 4 (NPF4) contains similar criteria and 
states that development proposals will only be supported where they are ancillary to 
the principal use of the site and that the proposal involve a minor part of the facility 
and would not affect its use. 
 
The formation of a community centre is considered to be directly linked to the use of 
the adjacent open space.  Whilst the community centre building is to be located on 
the site of two existing tennis courts these will effectively be replaced with the 
proposed MUGA area to the south west.   
 
The principle of erecting a community centre and MUGA on this designated area of 
open space is therefore considered to be acceptable as the development is 
considered to involve a relatively minor area of the wider open space designation.  
There is also considered to be a clear relationship between the use of the community 
centre and the open space given the club and community group which would likely 
utilise both spaces.  As such the proposal is considered to meet the criteria outlined 



within policy 14A of the LDP2 and policy 21 of NPF4 as it does not affect the 
continued use of the playing field as a recreational resource for Stanley. 
 
Therefore, as outlined above the Planning Authority is supportive of the principle of a 
community centre in Stanley.  There are, however, other relevant planning 
considerations relating to cultural heritage, trees, ecology, drainage, traffic and 
transport and others which will be considered in more detail below. 
 
Cultural Heritage 
 
As outlined above the proposed development is to the west of the category C listed 
St Columba's Episcopal Church, requiring its partial demolition and to the west of the 
category C listed Stanley War Memorial which is now proposed for retention. 
 
Demolition of Listed Church Hall 
 
The demolition of the listed church hall will be considered under the associated listed 
building consent application (ref:22/02244/LBC) and an assessment of that is 
provided in the Report of Handling for that application which can be found on the 
planning portal.  In summary the demolition of the church hall is considered to be 
contrary to planning policy and has not been sufficiently justified as required by 
national, regional and local policy.   
 
Impact on Setting of Listed Buildings/Structures 
 
NPF4 states that development proposals affecting the setting of a listed buildings 
should preserve their character and their special architectural or historic interest. 
This is also stated within Policy 27A of the LDP2.  
 
The proposed community centre is in very close proximity to the church and war 
memorial and would form a prominent backdrop to key views of the listed buildings 
from the east.  The community centre is only 3.2m from the rear of the church at its 
closest point.  The hall for the community centre is proposed to extend to 9 metres in 
height which is substantially higher than any building in the immediate vicinity.  The 
church building is only 7m in height.  The proposed hall for the community centre will 
therefore completely dominate the church building and the adjacent war memorial.  
The church and war memorial currently benefit of a natural backdrop containing 
trees and planting associated with the open space to the west.  This would be 
entirely lost as a result of the proposal with the 30 metre length of the eastern 
elevation of the community centre becoming the backdrop to the listed buildings.   
Given the scale of this eastern elevation and the height of the hall, the building would 
become the dominant feature in this view. The adverse visual impact resulting from 
the loss of the church hall and the scale of the new development, would be 
significant.     
 
While retention of the war memorial is welcomed, the amendments and additional 
information submitted do not adequately address the concerns raised by the 
proposals in relation to the adverse impact on listed buildings.  
 
The revised Design Statement and Heritage Assessment specify that the proposed 
new development would not harm the special interest of the church and war 

https://planningapps.pkc.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=RNAK1VMKM9O00


memorial, and in fact the removal of the church hall would enhance the church. The 
Planning Authority does not share these conclusions. 
 
As part of pre application correspondence the Planning Authority highlighted 
significant concerns regarding the impact which the proposed development would 
have on both the listed war memorial and the listed church given its close proximity 
and proposed scale.  It was indicated that it was considered to be difficult to see how 
a building of the scale required could be accommodated on this site without 
detrimentally impacting on the setting of the listed buildings.  Despite these concerns 
an application was formally submitted. 
 
Ultimately the proposal involves the demolition of the listed church hall and the 
justification for this demolition is not appropriate and does not accord with the 
requirements of NPF4, the Council's Local Development Plan or guidance from 
Historic Environment Scotland (a full assessment is provided under application 
22/02244/LBC).  There are also substantial concerns regarding the impact which the 
proposal would have on the setting of the listed church and listed war memorial.  The 
Council's Conservation Officer and Perth and Kinross Heritage Trust have both 
objected to the application. 
 
The applicant was advised that further consideration requires to be given to 
amalgamating the listed structures into the proposed development of the site and 
consideration of a substantial reduction in scale of the proposal to limit the impact on 
the setting of listed structures and to enable their retention.  There is no indication of 
what detailed alternatives to the current proposal have been considered and given 
the policy concerns outlined above the applicant was provided with an opportunity for 
this to be actioned and amendments made to the proposal.  It is acknowledged that 
this could be challenging given the difficulty in obtaining access to the site.  The 
Planning Authority acknowledged the difficulty in proposing an acceptable 
development on this site in the original pre application response where it was made 
clear that an alternative site for the development should be sought.  Whilst the war 
memorial is now proposed to be retained the original concerns with the demolition of 
the listed church hall and the impact on the setting of listed buildings/structures 
remain.  These were concerns identified in pre application correspondence in 2019 
and throughout the assessment of this application and have not been addressed in 
the submission.  Whilst the community benefit of the development is considered to 
be significant, these are not considered to outweigh the cultural heritage policy 
considerations identified above. 
 
For the avoidance of any doubt the proposals for the MUGA alone are considered to 
be acceptable but the development requires to be considered as a whole. 
 
Listed Walls and Fencing 
 
The proposed access into the site requires the moving of the listed war memorial 
garden's south boundary wall.  This requires listed building consent in its own right 
and is subject to a separate application (23/01473/LBC).  An assessment of this is 
undertaken in the associated Report of Handling for that application and these 
alterations are also considered to be contrary to policy. 
 
  



Residential Amenity 
 
Policy 1A and B and 56 of LDP2 and Policy 14 (c) and 23 of NPF4 require any 
development to not detrimentally impact on residential amenity. 
 
Odour 
 
As the proposed community centre will include café facilities, it will be necessary to 
install and maintain an effective ventilation system commensurate with the type of 
cooking to be undertaken to ensure odours do not adversely affect neighbouring 
residential properties. This could be secured by condition if any planning permission 
is granted. 
 
Plant Equipment 
 
The community centre is proposed to include an air source heat pump and air 
conditioning and extract system and as such there is potential for noise from this 
equipment to impact on residential amenity.  Environmental Health have been 
consulted and are content with these element of the proposal subject to a plant noise 
condition if any permission is granted. 
 
Opening Times 
 
At this stage the applicant is unsure as to what the exact operational hours will be, 
as this will be based on customer demand but does acknowledge that operational 
hours of the MUGA will be shorter than internal sports facilities, so as to avoid 
potential noise nuisance to neighbouring properties. 
 
Deliveries 
 
The Design Statement makes reference to deliveries taking place out with opening 
hours so that car parking spaces are not impacted, however it should be noted that 
the standard delivery hours condition should be applied if any permission is granted 
to protect residential amenity.  There is also space within the parking area for 
delivery vehicles and turning. 
 
Lighting 
 
The submission includes a lighting design and layout including floodlighting for the 
MUGA.  It provides a lighting contour map which shows that no residential properties 
will be within the 1 lux contour and as such would meet the guidance values for light 
intrusion for all environmental zones both pre and post curfew. It is also assumed 
that no light fixtures will be on post curfew hours (2300). It is therefore unlikely that 
lighting will affect residential amenity of neighbouring properties, however the 
applicant would require to ensure that fittings are correctly positioned and directed 
and as such this could be covered by an appropriately worded condition should any 
planning permission be granted.  The building of a structure of this scale with the 
number of windows proposed will clearly result in a change to the environment in 
terms of lighting compared to the existing levels in the area and alter the character of 
this part of Stanley to some degree but the change in lighting characteristics which 



would result are not considered to be so significant to merit being a reason for 
refusal. 
 
MUGA 
 
Given the proximity to residential properties there is the potential of this development 
to impact on residential amenity.  Whilst it is acknowledged that the area has 
previously been used as a sport ground (tennis club) and the uses of adjacent land, 
the introduction of an all-weather sports pitch with floodlighting may intensify the use 
of the area.  There is no information on times of operation so it is assumed that the 
pitch will be available for community use throughout the year, at weekends and into 
the evening period like other developments of this nature. 
 
Environmental Health hav dealt with a number of noise complaints from the use of 
similar all-weather pitches throughout the Perth & Kinross area and as such it will be 
necessary for the applicant to ensure that noise is adequately controlled. 
 
Noise can arise from users of the area as well as impact noise from balls against 
fencing/kickboards etc.  It may therefore be necessary should the development go 
ahead for mitigation measures such as lining of goal boxes, noise barriers etc and 
noise reduction measures such as the installation of rubber inserts, rubber/turf 
applied to kickboards, noise reduction plastic clips etc on any proposed fencing, as 
well as good management of the site. 
 
Overlooking 
 
The formation development has the potential to result in overlooking and 
overshadowing to neighbouring dwellings and garden ground.  There is a need to 
secure privacy for residential neighbours.  Planning control has a duty to future 
occupiers not to create situations of potential conflict between neighbours.   
 
The Council's guidance generally seeks to ensure there is a minimum distance of 9m 
from windows to boundaries in order to mitigate overlooking from new development.  
There are residential properties located to the north at West Park.  There are limited 
windows/openings on the north elevation of the building and the openings which are 
proposed to serve hallways.  Therefore, there are no overlooking concerns to the 
properties on West Park to the north.  The windows on the south, east and west 
facing elevations look towards the play area, bowling green and the church and war 
memorial.  As such there are not considered to be overlooking concerns from these 
elevations.  There are therefore not considered to be any overlooking concerns to 
the neighbours.  
 
Overshadowing 
 
Although overshadowing is not a matter specifically referred to in ministerial 
guidance, the protection of neighbouring developments from unreasonable loss of 
light is a well-established proper planning consideration.  
 
The Council's adopted Supplementary Guidance relating to Placemaking includes 
specific information on how the issue of overshadowing can be assessed.  This is 
known as the 25 degrees rule.  Any proposed development should maintain and 



allow for a reasonable amount of natural daylight to the internal living space of 
neighbouring residential properties.  Established practise determines that 25 degrees 
is a suitable maximum obstruction path which should be afforded directly to a front or 
rear aspect.  In this instance the proposal, given its location relative to neighbours is 
not considered to result in overshadowing.  Whilst the building will alter the view from 
the properties to the north this is not a material planning consideration. 
 
The proposal, subject to conditional control is therefore considered to accord with 
Policy 1A and B and 56 of LDP2 and Policy 14 (c) and 23 of NPF4. 
 
Traffic and Transport 
 
Policy 60B of LDP2 and Policy 13 of NPF4 seeks safe access, egress and 
appropriate car parking and to encourage the use of sustainable transport.  As 
outlined above the community centre is proposed in an easily accessible location 
within the village, generally within walking distance.  It is therefore considered to be 
the requirements of Policy 13 of NPF4 relating to sustainable transport provision. 
 
As mentioned the original intention was to relocate the war memorial and for this part 
of the site to accommodate a car park for a total of 11 spaces.  These have now 
been omitted to accommodate the retention of the war memorial.   
 
The revised plans are for a shared cycle/pedestrian/vehicle route created between 
the church and the war memorial, approximately 10 meters south of the previous 
proposed entrance.  The proposed access will be 4.2metres in width which is 
considered to be appropriate for the level of traffic which will enter the site.  The 
applicant had discussed taking access from West Park, but an agreement has not 
been possible from the residents as this is a private road.  At the proposed vehicle 
access onto he B9099, there is streetlighting infrastructure, in particular the 
streetlighting cable will need to be lowered to a depth of at least 750 mm.  In the 
footway there is a culvert, which will also need to be strengthened to accommodate 
vehicle access to the site.  The vehicle access shall be formed prior to any 
construction works commencing to avoid damage to the culvert and streetlighting 
infrastructure.  This could be secured by condition should any permission be 
granted.  
 
Parking will be provided on site for 4 vehicles.  There will be three accessible spaces 
and one minibus space for drop offs and pickups.  The centre is located centrally to 
the community and most local residents are within an 800m walking radius of the site 
which is considered to be acceptable.  Transportation and Development consider 
this to be acceptable and to accord with the requirements of NPF4 in seeking to 
encourage the use of sustainable means of transport.  There is considered to be 
sufficient space within the parking area to the frontage of the building to enable 
turning of vehicles. 
 
Cycle parking will be provided for 8 spaces located beneath the canopy at the 
entrance to the hub, a further 10 on the main terrace overlooking the bowling green 
and 4 for staff outside the enclosure for ancillary facilities.  All of these spaces will be 
either overlooked from within the building or covered by CCTV meeting the 
requirements of Policy 13(b)(v) of NPF4 to ensure the supply of safe, secure and 
convenient cycle parking. 



The proposal in terms of access and parking is considered to be acceptable.  Whilst 
the number of parking spaces have been reduced, Transportation and Development 
have confirmed that this is acceptable given the location of the site relative to the 
community of Stanley.  Furthermore, the site would be well served by sustainable 
means of transport meeting the requirements of Policy 13 of NPF4. 
 
Trees 
 
The Council will apply the principles of the Scottish Government Policy on Control of 
Woodland Removal and there will be a presumption in favour of protecting woodland 
resources. Where the loss of woodland is unavoidable, mitigation measures in the 
form of compensatory planting will be required.   
 
The Council will seek to protect and enhance all wildlife and habitats, whether 
formally designated or not, considering natural processes in the area. Planning 
permission will not be granted for development likely to have an adverse effect on 
protected species unless clear evidence can be provided that the ecological impacts 
can be satisfactorily mitigated.  This is referenced in both Policy 41 of the LDP2 and 
Policy 3 of NPF4. 
 
There were initial concerns with the tree survey being out of date but this has now 
been updated to reflect current conditions on the site.  The submitted Arboricultural 
Impact Assessment details that two birch trees (ref 81, 82) and one alder tree (ref 
89) will be felled to allow this development to proceed. It is unclear if the mixed 
mature hedge will be removed. Trees and hedgerows should be retained and 
incorporated into the design in line with the mitigation hierarchy.   
 
The submitted report states that two semi-heavy standard native trees will be planted 
to compensate for the loss of the two birch trees. Oak is a good choice as they are 
very long lived and great for local biodiversity in urban areas. This should be 
increased to three to compensate for the three trees. In this instance, one heavy 
standard for each tree removed would be accepted as compensation. 
 
A detailed landscaping plan and planting schedule is required indicating species, 
location, tree stock size, type, planting spec, maintenance, vermin and weed control.  
This could be secured by condition if any permission is granted. 
 
The proposal is therefore considered to accord with requirements of Policy 41 of the 
LDP2 and 3 of NPF4. 
 
Ecology 
 
The Council will seek to protect and enhance all wildlife and habitats, whether 
formally designated or not, considering natural processes in the area. Planning 
permission will not be granted for development likely to have an adverse effect on 
protected species unless clear evidence can be provided that the ecological impacts 
can be satisfactorily mitigated.  This is referenced in both Policy 41 of the LDP2 and 
Policy 3 of NPF4. 
 
The development involves demolition of the church hall and felling of some trees.  
There are bat records within 1km of the property.  There is favourable habitat 



including trees and grassland within proximity to the site.  The church hall has a 
traditional slate roof and there is a potential for bat roost potential and a bat survey is 
required.  This is as per the Council's PKC Bat Survey Guidance. 
 
Additional information has been submitted to address initial concerns identified by 
the Council's Bio Diversity Officer.   
 
The submitted Ecological Impact Assessment (Tay Ecology, May 2023) is in 
accordance with best practice and surveys were undertaken at the correct time of 
year. The Report provides comprehensive impact assessments of the proposed 
development on protected habitats, species, and wider biodiversity. 
 
All methods in the submitted Bat, Bird and Protected Species Survey Report are in 
accordance with best practice. Dusk and dawn surveys carried out in 2023 confirmed 
the presence of bats. 
 
Due to the presence of bat roosts, no works can be undertaken before a derogation 
licence from NatureScot (formerly Scottish Natural Heritage) has been issued. The 
submitted Bat, Bird and Protected Species Survey Report contains sufficient 
information for the planning authority to be satisfied that all three tests are likely to be 
met. The same tests need to be passed in order for NatureScot to issue a licence. 
 
Biodiversity Enhancement 
 
NPF4 requires local planning applications to include appropriate measures for 
biodiversity enhancement that are proportionate to the nature and scale of the 
development. 
 
The submitted Ecological Impact Assessment details biodiversity enhancement 
suggestions in section 6 that are in line with the PKC Planning for Nature 
Supplementary Guidance. These should be provided to ensure biodiversity 
enhancement is delivered as part of the proposed development. A suitable condition 
to ensure these measures are provided should be added to any consent. 
 
The proposal is therefore considered to accord with the above policies and 
appropriate mitigation measures could be secured by condition should any planning 
permission be granted. 
 
Drainage 
 
Policy 53B of the LDP2 and Policy 22 of NPF4 requires new development to be 
served by a private drainage system where there is no public system available.  The 
proposal is to connect to the public drainage network which is considered to be 
acceptable. 
 
Surface water drainage requires to be collected via a SUDS system as required by 
Policy 53C and Policy 22(c) of the LDP2.  A detailed drainage strategy has been 
provided for the site which includes the provision of SUDS to cater for the increased 
hardstanding proposed on site.  This is in the form of rainwater harvesting and 
permeable paving prior to discharge.  The details are considered to be acceptable 
and address the requirements of the above policies. 



Land Ownership/Title Deeds 
 
Any concerns regarding land ownership or title deeds are a private civil matter and 
are not material to the assessment of this application. 
 
Public Consultation 
 
Concerns are expressed in letters of representation regarding the public consultation 
exercise undertaken by the applicant.  There is no statutory public consultation 
requirement for a development of this scale and therefore the Planning Authority has 
no statutory involvement in the degree or type of public consultation which is 
undertaken. 
 
Anti Social Behaviour 
 
Any perceived concerns regarding anti social behaviour which are considered to 
potentially result from the development would be a police matter and not a material 
planning consideration. 
 
Developer Contributions 
 
The proposal is for a Community Hub project by the Stanley Development Trust. The 
cost of delivering the Community Hub project receives funding via Section 75 
Agreement developer contributions from Muir Homes, and possibly other developers 
in future. It is therefore considered that applying a contributions requirement for this 
proposal is not necessary. 
 
Economic Impact 
 
The economic impact of the proposal is likely to be significant and of substantial 
benefit to the community but this is not considered to outweigh the policy concerns 
identified in this report. 
 
VARIATION OF APPLICATION UNDER SECTION 32A  
 
This application was varied prior to determination, in accordance with the terms of 
section 32A of the Town and Country Planning (Scotland) Act 1997, as amended.  
The variations incorporate changes to the layout of the site, including retention of the 
war memorial and removal of the car park.  A number of associated supporting 
statements were also submitted.  This additional information was subject to re-
advertisement. 
 
PLANNING OBLIGATIONS AND LEGAL AGREEMENTS 
 
None required.   
 
DIRECTION BY SCOTTISH MINISTERS 
 
None applicable to this proposal. 
 
  



CONCLUSION AND REASONS FOR DECISION 
 
Whilst it is noted that there is some community support for this proposal it is 
fundamental that the proposal complies with the relevant national, regional and local 
planning policies and the proposal in its current form does not and requires to be re-
considered.  The policy concerns raised above were also raised in the Council's pre 
application response to this proposal in 2019 and throughout the assessment of this 
application but have not been addressed fully or satisfactorily to enable a positive 
recommendation.  The Planning Authority supports the principle of a community 
sports centre in Stanley, however there are policy concerns with this particular 
proposal with regard to impact on cultural heritage which have not been addressed 
despite this being highlighted as a concern on a number of occasions.  The 
community benefit of this project and the supporting information submitted with the 
application is not considered to outweigh the policy concerns above.   
 
To conclude, the application must be determined in accordance with the 
Development Plan unless material considerations indicate otherwise.  In this respect, 
the proposal is considered to be contrary to the Development Plan.  Account has 
been taken of the relevant material considerations and none has been found that 
would justify overriding the Development Plan. 
 
Accordingly the proposal is refused on the grounds identified below. 
 
Reason for Refusal 
 
The proposed scale, mass and location of the community centre is considered to 
have a significant detrimental impact on the setting of the Category C Listed St 
Columba's Episcopal Church and the Category C Listed Stanley War Memorial and 
will form a prominent backdrop to key views of the listed structures from the street to 
their detriment. 
 
The proposal is therefore contrary to National Planning Framework (NPF4) Policy 
7(c) Historic Assets and Places and Policy 28A of Perth and Kinross Local 
Development Plan 2019 which seek to preserve the character, special architectural 
or historic interest and setting of listed buildings. 
 
Justification 
 
The proposal is not in accordance with the Development Plan and there are no 
material reasons which justify departing from the Development Plan. 
 
Informatives 
 
None 
 
Procedural Notes 
 
Not Applicable. 
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