NOTICE OF MEETING
A MEETING of the LOCAL REVIEW BODY will be held as a Hybrid Meeting in the
COUNCIL CHAMBERS, OLD VIEWFORTH, STIRLING and by MICROSOFT TEAMS on
THURSDAY 1 DECEMBER 2022 at 2.30 pm
In accordance with Section 43 of the Local Government in Scotland Act 2003 the Chair has
agreed that this meeting will be conducted in such a manner as to allow remote attendance
by Elected Members.
Please note that the meeting will be broadcast live at:
https://stirling.public-i.tv/core/portal/home
A recording of the meeting will also be made available following the meeting.
JULIA McAFEE
Chief Officer - Governance
Clerk to the Council
25 November 2022

AGENDA
1.

APOLOGIES

2.

DECLARATIONS OF INTEREST

3.

APPLICATION FOR REVIEW
CHANGE OF USE OF LAND TO FORM A WEDDING VENUE INVOLVING THE
ERECTION OF A MARQUEE (INCLUDING BAR STORAGE AND CATERING),
DECKING, WC, FENCING, CAR PARKING, COACH PARKING AND
LANDSCAPING (RETROSPECTIVE) – ALTON FARM, FALLIN, FK7 7LX –
AUDREY DAVIDSON
APPLICATION NO: 21/00435/FUL
(a)

Papers submitted by Applicant
Notice of Review received 1 July 2022 (Pages 1 – 108)
Including:
Decision Notice dated 18 May 2022 (Pages 107 – 108)
Report of Handling dated 18 May 2022 (Pages 103 – 106)

(b)

Papers submitted by Planning Authority
Representations from Interested Parties (Pages 109 – 122)

(c)

Further Representations from Planning (Pages 123 – 124)

(d)

Draft Conditions in the event that the Review is upheld (Pages 125 – 126)

(e)

Information on relevant policies (Pages 127 – 128)

(f)

Extract of Minutes of Meeting of Local Review Body held on 18 October 2022
(Pages 129 – 130)

(For further information please contact Sheila McLean on mcleans2@stirling.gov.uk)

WEBCASTING RECORDING NOTICE
Please note: this meeting may be filmed for live and subsequent broadcast via the
Council’s internet site – at the start of the meeting the Chair will confirm if all or part
of the meeting is being filmed.
You should be aware that the Council is a Data Controller under the UK GDPR and
Data Protection Act 2018. Data collected during this webcast will be retained in
accordance with the Council’s retention schedule, including, but not limited to, for the
purpose of keeping historical records and making those records available via the
Council’s internet site.
By entering the Council Chambers and using the press or public seating area, you
acknowledge that you may be filmed and that any information pertaining to you
contained in the video and oral recording of the meeting will be used for webcasting
or training purposes and for the purpose of keeping historical records and making
those records available to the public.
The Council is required to make these meetings publically accessible and in doing so
are processing your personal data, which is necessary for the performance of a task
carried out in the public interest.
If you have any queries about your data protection rights please contact the Data
Protection team at dataprotection@stirling.gov.uk

Item 3a
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STATEMENT IN SUPPORT OF
REQUEST TO REVIEW THE REFUSAL
BY STIRLING COUNCIL OF
PLANNING APPLICATION REFERENCE
21/00453/FUL

8

STATEMENT IN SUPPORT OF
REQUEST TO REVIEW THE REFUSAL
BY STIRLING COUNCIL OF
PLANNING APPLICATION REFERENCE
21/00453/FUL

3 Abbotts Court
Dullatur
G68 0AP
Tel: 07720 700210
E-mail: andrew@andrewbennieplanning.com

June 2022

COPYRIGHT
The contents of this report must not be reproduced in whole or in part without the formal written
approval of Andrew Bennie Planning Limited.
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1.0

INTRODUCTION

1.1

This Statement has been prepared by Andrew Bennie Planning Limited on behalf of Mrs A
Davidson in support of her request that the Planning Authority, under the provisions of
Section 43A(8) of the Town and Country Planning (Scotland) Act 1997 review the decision
of the Appointed Person to refuse planning permission in respect of planning application
reference 21/00435/FUL.

1.2

This Statement should be read in conjunction with the matters set out within the completed
Notice of Review Form.
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2.0

PROPOSALS SUBJECT TO REVIEW

2.1

Under the terms of the planning application which forms the basis of this Request to Review,
retrospective planning permission was sought for the use of land to form a Wedding Venue
involving the erection of a Marquee (including bar, storage and catering space), decking,
WC, fencing, car parking, coach parking and landscaping.

2.2

Whilst the application seeks retrospective permission for the change of use, it is important
to note that although certain aspects of the proposed development have been implemented,
the actual use of the premises as a Wedding Venue has not commenced.

2.3

By way of an explanation as to why this development has been brought forward in advance
of the granting of planning permission Members are advised that the proposed Wedding
Venue was originally conceived as a temporary use of the land, which would not, in the form
that it was envisaged, have required formal planning permission.

2.4

Following the initial works to establish this temporary use it became clear to the applicant
that there was, within the wider Stirling/Central Scotland area, a significant level of unmet
demand for specialist wedding venues and that this unmet demand was anticipated to
continue for the foreseeable future.

2.5

Given this consideration, the decision was taken by the applicant to pursue an application to
secure the permanent us of the site as a Wedding Venue.

2.6

It is also considered important to highlight that this proposed development will bring with it
a range of important job opportunities, which in the first will be targeted towards local
residents.

2.7

In addition to these job opportunities, the applicant has established linkages with Forth Valley
Collage with a view to the venue providing an opportunity for students studying on the
Catering and Hospitality course to gain hands on experience. It is also intended that the
collage will also provide the outside careering services for the venue.
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3.0

REASONS FOR REQUESTING THE REVIEW

3.1

On the basis of the Grounds of Review, which are set out within Section 5.0 of this Statement,
it is submitted that the Appointed Person has failed to provide sufficient reason to reasonably
justify the refusal of this planning application when considered against the relevant
provisions of the development plan.

3.2

It is submitted that the application proposals can be both fully and reasonably justified
against the relevant provisions of the development plan.

3.3

Consequently, this Review is put forward on the basis of the unreasonable and unjustifiable
grounds for the refusal of the planning application in question.
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4.0

REVIEW PROCEDURE

4.1

In addition to consideration of those matters, which are set out within the Notice of Review
Form and this Statement, it is requested that the Local Review Body also carry out an
inspection of the Site prior to their consideration and determination of this Review.

4.2

An inspection of the Site is considered to be necessary in this instance in order that the
members of the Local Review Body can view the nature of the Site and its relationship to
the local network and to allow members to view on Site, the manner in which the proposed
one-way traffic system will be operated and managed.
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5.0

GROUNDS OF REVIEW

5.1

The application which forms the basis of this Request to Review was refused planning
permission by Notice dated 18th May 2022, with the single stated reason for the refusal of
the application being as follows:

“1:

In the opinion of the Planning Authority, the proposed development does

not comply with Policy 1.1(a) of the Stirling Local Development Plan 2018 as it
cannot be safely accessed and the proposed solution cannot be adequately
controlled to the satisfaction of the Planning Authority by planning condition or
Legal Agreement.”
5.2

A full copy of the Decision Notice on this application is provided within the list of documents
lodged in support of this Request to Review.

5.3

Prior to addressing the stated reason for the refusal of this application it is important for
Members to understand position of the Appointed Person as regards the acceptability of the
proposed development itself.

5.4

Within the Report of Handing that has been prepared in respect of this application, a copy
of which is provided within the list of documents lodged in support of this Request to Review,
the Appointed Person confirms that in terms of Policy 2.9 of the Local Development Plan,
the use of the site for the proposed purpose can be supported, with it being further noted
that the proposed development is likely to support the rural economy.

5.5

With regards to specific points of detail regarding the design and layout of the proposed
development, the Report of Handling advises that the design and layout of the proposal is
supported, that the site location and marquee will be attractive to users given its proximity
to the riverside and that in terms of Policy 1.1, it is considered that the siting of the
development will complement and connect with its surroundings and be of a high quality
design.

5.6

In relation to Primary Policy 9, which concerns the landscape impact of developments, the
Report of Handling advises that despite the building having a large footprint, its relatively
low height and design will not appear obtrusive in the landscape and will not result in any
unacceptable impact, with it being further noted that the proposals will not have an adverse
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impact on longer range views to the surrounding landscape and cultural assets such as
Stirling Castle.
5.7

With regards to biodiversity matters, the Report of Handling advises that the key
consideration is the impact on the Firth of Forth SPA and SSI and in respect of these
considerations, it is confirmed that the advice obtained from NatureScot is that the
development is not likely to have a material impact on either of these protected areas.

5.8

Based upon the above noted aspects of the Report of Handling and taking account also of
the terms of the stated reason for the refusal of the application, it is clear that aside from
the matter of the proposed access arrangement to the site, the Appointed Person has no
issues with the nature, form and location of the proposed development and is satisfied that
these aspects of the development comply with the relevant provisions of the Local
Development Plan.

5.9

Consequently, the determining consideration in respect of the assessment of this application
is the question of how the site will be accessed.

5.10 The potential access arrangements to the site were the subject of informal discussions with
the Council’s roads service prior to the submission of the application, these discussions being
taken forward because of the recognition that the geometry of the junction connecting the
existing site access to the main road did not fully meet the required technical standard.
5.11 As part of these discussion, it was suggested that the issues associated with the use of this
sub-standard access could be overcome by the introduction of a one way system traffic
system to serve the proposed venue which would see vehicles access the site via the existing
access and thereafter exit the site by a route heading eastwards from the site and which
connects to the main road via the Bandeath Industrial Estate.
5.12 It was made clear as part of these discussions that the applicant benefited from full and
unrestricted right of access over the eastern “exit route” from the site and that as such, it
would be possible to control the use of this route by way of a suitably worded planning
condition.
5.13 Prior to the submission of the application the Council’s roads service highlighted no particular
issues of concern as regards the proposed solution to the access/egress arrangements for
the proposed wedding venue.
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5.14 On being consulted on the application, the roads service advised that the principle of the
one-way access/egress arrangements was acceptable to them with their only relevant issue
of concern being how the use/operation of the one-way system would be controlled.
5.15 The case officer was advised that as the applicant had full legal rights to use the eastern exit
route and owned the existing access route which connects the farm steading with the main
road, that the use of this one-way access/egress system could be suitably and simply
controlled by way of a planning condition.
5.16 Prior to responding to the Appointed Persons position on this proposed one-way system, it
is considered important that Members gain an appropriate understanding of the level and
unrestricted nature of the usage of the existing two-way access (this being the access which
is deemed to be sub-standard.)
5.17 The existing access to Alton Farm, which is located to the immediate east side of Fallin Parish
Church, serves not only the farm itself but also two further residential properties, the church
and two commercial businesses which operate from the farm.
5.18 With regards to the churches use of the access, this is the sole means of accessing the
church car park and on average sees some 40 vehicles accessing the site every Sunday (in
additional to occasional use during the course of the week). This regular level of usage
significantly exceeds that which is expected to be generated by the proposed wedding venue
which is expected to host on average no more than 2 – 3 events per month.
5.19 In addition to the farming operations associated with Alton Farm, all vehicle movements
associated therewith using this existing access, as noted above, the farm also accommodates
two commercial businesses, the first being a livery business and the second being a metal
fabricating business.
5.20 With regards to the metal fabricating business, which was granted under the terms of
planning permission reference 18/00066/FUL, it is noted that the Council’s roads service
offered no objection to the application and required no conditions to be attached to the
permission.
5.21 This clearly signals the fact that in respect of the establishment of this business venture the
Council in their capacity as roads authority had to concerns as to the use of the existing
access as the sole means of vehicular access to the site.
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5.22 With regards to the livery business, this use involves a range of vehicle movements on a
daily basis, many of which include vehicles towing horse boxes.
5.23 In short, it is evident that the existing access to Alton Farm and the various other properties
and businesses which make use of this access generates a regular and varied range of vehicle
movements and despite the apparent shortcomings of this access it operates safely with
there being no known accidents associated with the use thereof.
5.24 Turning now to the Appointed Persons position on the proposed one-way system, it is noted
that within the Report of Handling it is clearly stated that:

“This is a sensible solution and would resolve road safety concerns by removing the ability
for vehicles to exit the site from the current access.”
5.25 The Report of Handling then advises that the Planning Authority needs a clear mechanism
to require the installation of the one-way system and a way to enforce it, noting that “the

road in question is a private road which severely curtails the ability to require and enforce
this solution”.
5.26 Having considered this matter in detail, the Report of Handling advises that:

“…whilst the principle of the development is acceptable and other matters are deemed
acceptable subject to conditions, the development is unable to show that there will not be a
detrimental impact on road safety in line with Policy 1.1(a) as it cannot be safely accessed.
5.27 In response to this, it is respectfully submitted that contrary to the view of the Appointed
Person, it is precisely because the road in question is privately owned that the Council can
both require and if required enforce the use of the proposed one-way system.
5.28 If the road in question were an adopted road, the Council would require to promote an
appropriate Roads Order to allow for the creation of the one-way system, with it being noted
that the nature of this process is such that the final approval of the Order cannot be
guaranteed.
5.29 Under such circumstances the conclusions reached by the Council would have some degree
of validity.
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5.30 However, as the road in question is privately owned and is unadopted, this scenario does
not apply and as stated above, it is because the road is private that the Council can impose
and enforce the requirement to operate that one-way system.
5.31 In the same way that “standard” planning conditions are used to regulate the development
or use of land which is under the control of the applicant (such conditions covering a wide
and varied range of issues and circumstances) as the access road is owned by the applicant
it is both reasonable and competent for a condition relating to the one-way system to be
used in respect of this application, the terms of this condition covering both the submission
and approval of the details of the traffic management arrangements associated with the
establishment operation and monitoring of the one-way system.
5.32 In essence, the effect of this condition would require simply that vehicles exiting the wedding
venue carpark turn left rather than right and that the car-park is suitably staffed at all times
in order to ensure that this requirement is complied with.
5.33 Full details of the access/egress arrangements will be made known to parties as a part of
the venue booking process with appropriate signage being erected on site (the detail and
location of which could be controlled via condition) to provide a further means of ensuring
that the requirements of the one-way system are complied with.
5.34 Whilst it is our position that the use of such a condition to control and enforce the operation
of the proposed one-way system is sufficient in itself to ensure that safe access and egress
can be gained to/from the proposed wedding venue, if Members are of the view that further
proof is required in order to demonstrate, from an operational perspective, that the one-way
system can be operated in a safe manner, it would be open to the Local Review Body to
grant temporary permission for the proposed development, for a period of say three years
in the first instance.
5.35 The granting of such a temporary permission would allow the Council to monitor the
operational effectiveness of the one-way system and if at the end of expiry of the temporary
planning permission it has been established that the system does not operate as intended,
they could simply refuse to renew the permission.
5.36 If, however it is demonstrated that the system does work and that no road safety issues
have arisen during the period covered by the temporary permission, the Council could at
that point issue a permanent permission for the proposed wedding venue.
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5.37 Given the position of both parties in respect of the application and enforceability of the
suggested condition, the issue of a temporary planning permission would appear to be a
reasonable, balanced and proportionate way forward and one which would address the
suggested non-compliance with Policy 1.1(a).

20
6.0

SUMMARY

6.1

It is our respectful submission that the Council, via the Appointed Person has failed to
provide sufficient information to support and justify the stated reasons for the refusal of
this planning application.

6.2

It is submitted that in terms of the relevant provisions of the adopted Local Development
Plan, the proposed development can be fully and reasonably justified against the various
policies which have been referenced within the stated reason for the refusal of the
application.

6.3

Taking into account all of those matters set out above, I would respectfully
request that the Local Review Body uphold this Review and in so doing, grant
planning permission pursuant to planning application reference 21/00453/FUL

21
APPENDIX 1
Submitted via eplanning
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APPENDIX 2
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SCHEDULE OF REVIEW DOCUMENTS
Document 1

Application Form and associated certificates

Document 2

Location Plan

Document 3

Proposed Site Plan

Document 4

Proposed Site Layout/Fencing Plan

Document 5

Proposed Floor Plan

Document 6

Proposed NW and SE Elevations

Document 7

Proposed SW and NE Elevations

Document 8

Proposed Fencing Detail

Document 9

Transportation Statement

Document 10

Planning Statement

Document 11

Noise Statement

Document 12

PEA Report

Document 13

Flood Risk/Drainage Statement

Document 14

Roads Consultation Response

Document 15

E-mail to Case Officer dated 13 April 2022

Document 16

Report of Handling

Document 17

Decision Notice
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APPENDIX 3
Submitted via eplanning
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PROPOSED EVENT VENUE AT ALTON,
FALLIN
TRANSPORTATION STATEMENT

PO Box 2070, Livingston EH54 0EG
Director: Andrew Carrie BSc CEng FICE FCIHT

March 2021

Tel 07798 646844
www.acarrie.net
Email: ac@acarrie.net
Registered in Scotland No 414163

1.0

Introduction

1.1

Mr John Davidson proposes to submit a planning application for a wedding venue at
Alton Farm, Fallin. The site location is shown in red in Figure 1.

1.2

The site lies to the east of Fallin, and to the north of the A905 Main Street, which is
subject to a 30 miles per hour speed limit as it passes through Fallin.

1.3

The existing farm access joins the A905 at a priority junction. The speed limit changes to
the National Speed Limit immediately to the west of the existing access to the farm. The
farm has a second access that runs north and east to the north end of the Bandeath
Industrial Estate in Throsk.

1.4

The Applicant has appointed Andrew Carrie and Transportation Limited (ACTT) in
February 2021, to examine the site and the surrounding road network, and to prepare
this Report to address the matter of access to the development, to accompany the
application for planning permission.

1.5

This Report has been prepared by Andrew Carrie, Director of Andrew Carrie Traffic and
Transportation Limited, a consultancy based in Livingston, West Lothian. The practice
specialises in the examination of transportation impacts for development proposals.

1.6

Mr Carrie holds a Bachelor of Science (Honours) Degree in Civil Engineering, and is a
Fellow of both the Institution of Civil Engineers and the Chartered Institution of Highways
and Transportation. He has been registered as a Chartered Engineer since 1983. He has
30 years of experience specifically in the field of transportation impacts for a wide
range of residential, retail, commercial, industrial and leisure developments.
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2.0

The Surrounding Road Network

2.1

Main Street is classified as the A905, and continues to Airth and Falkirk to the east, and
to Stirling to the west. The M9 motorway is the main strategic route between those
destinations, however, so the A905 carries mainly local traffic and is therefore very
lightly trafficked. The road carriageway is generally 7.3 metres wide, with a 2 metre
footway generally on both sides.

2.2

Main Street is subject to a 30 miles per hour speed limit which starts immediately to the
west of the existing farm access, and continues through Fallin. There are speed
reduction features along Main Street, in the form of local road narrowings. Along most
of its length, Main Street also has hatched road marking separating traffic in opposite
directions, with a red surface to discourage overtaking and to visually narrow the road
lanes to discourage higher speeds.

2.3

The site is presently occupied by the farm steading. It is proposed that a new marquee
would be erected, capable of accommodating around 150 guests at a time. The
development would be accessed by the existing farm access road.

2.4

This photograph shows the existing access
road to the farm. The access is around 4
metres wide with no footways, and forms
part of the Council’s Core Paths Network.

2.5

This photograph shows the existing access
junction on the A905, and also shows the
edge of the national speed limit. Traffic is
travelling slower than the speed limit at this
point, because it has just left the 30mph
speed limit.

2.6

This access also serves a small car park
behind the adjacent church.

2.7

There is a second access which runs north-east to the Bandeath Industrial Estate.
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2.8

The first section of road accessing the
Bandeath Industrial Estate, between the
A905 and the Gatehouse, is a public road
adopted by Stirling Council for maintenance.
As such, there is a public right of passage
along that length.

2.9

North of the gatehouse, these roads are privately maintained by the Council’s Estates
Department (but not as the roads authority). The gates (albeit rarely closed) may
negate any “public right of passage”, and if so, these roads would not meet the
legal definition of a “road” in the Roads (Scotland) Act 1984.

2.10

The Applicant’s land title, however, specifically grants “servitude rights of
pedestrian and vehicular access and egress to and from the subjects in this title
over the roads and lanes within Bandeath Industrial estate”. The Applicant
therefore has a right to use those roads to access the farm (and hence the
wedding venue).

2.11

From the gatehouse north towards the
farm access, the roads are in a reasonable
condition, and of a reasonable width with
street lighting etc. There are “5 miles per
hour” speed limit signs and speed humps.

2.12

The last 200 metres or so past the edge of
the industrial estate, before the farm
access, is part of a “loop” around the end,
past the old Royal Ordnance magazine
buildings (towards the shore), which is
much narrower, and has no street lighting
as shown in this photograph.

2.13

This photograph shows the access to the
farm on the left, with the road continuing
north towards the shore.
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3.0

Access Proposals

3.1

Junction Visibility
A major factor in determining the suitability of junctions is the availability of adequate
junction visibility splays to the left and right, for traffic emerging from the junction.

3.2

Junction visibility splays are specified in the form “x metres by y metres”, where “y” is the
distance to which visibility should be available in both directions along the main road,
and “x” is the distance along the centre line of the side road, from which the points at
“y” should be visible.

3.3

Derivation of the relevant visibility standard is set out in the Design Manual for Roads
and Bridges (DMRB), in two separate technical directives:
(i)

DMRB CD123 Geometric Design of At-Grade Priority and Signal-Controlled
Junctions (Replaces Td42/95); and

(ii)

DMRB CD109 Highway Link Design (Replaces TD9/93).

3.4

CD123 states that the “y-distance” (ie the length visible along the main road) should be
dependent on the speed of approaching traffic (not necessarily the speed limit unless
no other information is available), and should be sufficient to ensure both that drivers
emerging from the side road are able to safely assess gaps in main road traffic, and
that drivers on the main road are able to recognise the presence of the junction, and
be able to stop safely if the emerging driver makes an error. This distance is therefore
specified as the “Stopping Sight Distance” for the main road traffic, and this in turn is
directly related to the design speed of main road traffic.

3.5

Figure 2 below is extracted from DMRB CD123, and illustrates the format of these
required visibility splays.

Figure 2 – Junction Visibility Splays
3.6

Table 3 of DMRB CD109 sets out appropriate “Stopping Sight Distances” for a range of
design speeds.

3.7

The “design speed” is recommended in CD123 as the 85th percentile speed, that is to
say, the speed exceeded by only 15% of the traffic on that approach.

3.8

The first step in a junction assessment is therefore to ascertain the appropriate Design
Speed, on which junction visibility standards etc are based.
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In theory, traffic should be passing through Fallin at speeds no greater than the speed
limit of 30 miles per hour. In practice, examinations indicate that traffic tends to be
slightly faster to the east of the village, than through the centre itself, and that the
“Design Speed” for at the edge of the speed limit is around 36 miles per hour
westbound and 33 miles per hour eastbound.

3.10

While approximately 60% of traffic is travelling faster than the 30mph speed limit, these
measured speeds are typical of speeds within 30 mph urban areas.

3.11

Taking account of those measured speeds, ACTT have examined the necessary
junction visibility splay.

3.12

Designing Streets includes a table, reproduced below, of recommended visibility
distances (the y-distance) at junctions, for various main road speeds.

Speed

Kilometres/hour
Miles/hour
SSD (metres)

16
10
9

20
12
12

24
15
15

25
16
16

30
19
20

32
20
22

40
25
31

45
28
36

48
30
40

50
31
43

60
37
56

SSD adjusted for
bonnet length

11

14

17

18

23

25

33

39

43

45

59




“Designing Streets” – Forward Visibility and Junction Visibility Splays
3.13

The appropriate visibility distance, for a design speed of 37 miles per hour, is therefore
approximately 56 to 59 metres.

3.14

With regard to the “x-distance” from which this visibility should be available, DMRB
states, in paragraph 3.8 of CD123, that “The minimum distances used to locate point X
and therefore generating the visibility splay shall be:
1) 2 metres for direct accesses;
2) 2.4 metres for simple priority junctions; and
3) 4.5 metres for all other priority junctions.”

3.15

For the purposes of this report, visibility has been primarily assessed from a set-back
distance of 2.4 metres.

3.16

It should be pointed out that a visibility splay from 2.0 metres still allows gaps to be
assessed safely. Larger x-distances can marginally improve the junction’s capacity, by
allowing drivers to assess safe gaps in traffic without necessarily stopping, or permitting
two drivers to more easily accept a single gap, but such a reduction is not detrimental
to road safety.
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Measurement of Available Visibility Splays
3.17 This photograph shows the available visibility
to the right, from a point 2.4 metres back
along the centre of the existing access road.
The yellow line shows the position of a
ranging rod (albeit not visible in this picture),
60 metres to the west of the access centre
line. It can be seen that visibility is restricted
by the corner of the adjacent boundary wall
and railing, to around 35 metres.
3.18 Initially, it was intended that this access be relocated approximately 30 metres to the
east, to improve that visibility splay. It has transpired that the Applicant does not have
full control of the associated land and its associated leases, so this option is no longer
available.
3.19 It is therefore proposed that a one-way system would be introduced for the wedding
venue, so this access would be used only by traffic going inwards to the venue. Traffic
to and from the church car park, and the existing house south of the farm, would still
use this junction as they do now.
3.20 At the venue itself, traffic is controlled by a system of farm gates, which are already
used to control movement of livestock, and to prevent conflict between livestock and
traffic accessing the farm and stables. These gates also presently prevent general
access to Bandeath. It is proposed that, while events are in progress, these gates would
be manned by stewards to ensure that traffic can only enter via the A905, but cannot
leave that way, and would all be directed to leave via Bandeath. Conversely, no traffic
would be allowed to enter via Bandeath.
3.21 This one-way system would mean that no additional traffic would be turning on to the
A905 at the junction at Fallin.
4.0

Trip Generation

4.1

Normally, to predict the impact of a development, it is necessary to monitor the
operation of the road network during the following periods:(i)

traffic peak conditions combined with the predicted generated levels of
traffic from the development at that time, and

(ii)

peak development generation combined with the road network conditions
at that time.

4.2

It is unlikely that this type of development will demonstrate pronounced peak hour traffic
movements given the nature of the development, as those attending an event (most
commonly a wedding) would be likely to arrive over the course of an hour in the
afternoon and an hour in the evening for a reception. However, this is likely to be outwith
any network peak, for example for a 2pm wedding or a 7pm reception.

4.3

It therefore follows that the combination of existing traffic and generated traffic on the
roads is most onerous during the weekends in the summer months of the year. For these
reasons, a full Transport Assessment is not required. It is useful, however, to set out the
number of trips likely to be generated by the proposed development.
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4.4

In general estimation of the probable vehicle trip attraction by a new development is
based on experience and on surveys undertaken at existing similar developments,
related to a common index.

4.5

The venue is expected to have a capacity of around 120 to 130 guests, although for
the purposes of this exercise, a figure of 150 guests has been assumed.

4.6

An assumption has been made that those attending events would all arrive in private
cars, and that few people would be arriving on their own. Most would arrive in groups
of two, three or four people to a car. A trip rate of 0.4 (representing an average of 2.5
people per car)has been used in this case. The resultant total trips are shown in Table 1.
Trip Rate

Trip Gen

Development

Size

In

Out

In

Out

Event Venue

150

0.400

0.400

60

60

Table 1 – Trip Generation for Proposed Development
4.7

In practice, such events normally include one or two coach parties, since many guests
prefer not to drive to and from such social occasions, particularly where there is no onsite accommodation. The above assumption that everyone will travel by car is
therefore a “worst case” for most larger events.

4.8

Nevertheless, even with that assumption, an event would be likely to generate no more
than approximately 60 additional trips arriving and departing for the event over the
course of the day.

4.9

It is likely that the 120 two - way trips are likely to be spread over short activity periods
over the day, e.g. over an hour arriving for a 2pm wedding or for an evening event at
7pm, and most of the exiting trips would be spread over a longer period of 2 or 3 hours,
up to around midnight. Therefore, based on this the arriving trips are likely to take place
over one single hour at worst, and for 60 arriving vehicle trips, this would equate to one
vehicle movement per minute. Departing trips would be likely to be spread over a
longer time, so the impact is likely to be significantly less than this.

4.10

This confirms that the proposed development is unlikely to have a noticeable impact
on the rest of the road network.

5.0

Road Safety

5.1

Road accidents usually occur when one or more road users, whether a driver,
passenger, pedestrian or cyclist, makes an error in a decision relating to speed, layout,
or the position or movement of other road users. These decisions can also be affected
by external factors such as fatigue or alcohol. Vehicle failure can also lead to road
accidents. Such errors or failures can occur at any point on the road network, although,
in general, they tend to be focussed on points where drivers have to make a number of
decisions, such as junctions or bends.

5.2

For these reasons, road safety requires careful consideration and is not readily
quantifiable, in the same way that, for example, junction capacity or design standards
are. Road safety depends on many factors, of which road layout and traffic flow are
only two.
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5.3

Accordingly, no guarantee can ever be given that any junction has been designed in
a way to prevent the occurrence of any road accident over its design life. While it is
regrettable, it is a simple fact of human nature that drivers will make mistakes and that
some of these will lead to road accidents.

5.4

Best practice, therefore, is to design any particular junction to suitable standards, and
ensuring that there are unlikely to be excessive queues which might cause drivers to
become impatient and accept gaps which might not otherwise be suitable.

5.5

The accident record on the surrounding road network has also been examined. The
police are responsible for the collection of statistical data from recorded injury traffic
collisions. Police attending all injury accidents record the relevant information in a
standardised form, which has been agreed nationally as covering the factors important
to road safety. The collected information includes the exact location of the incident,
date and time of day, the number and nature of all casualties, prevailing light and
weather conditions (for example dark / raining), road surface conditions (dry/wet), the
directions of vehicles and/or pedestrians involved, and any other possible causation
factors such as any vehicle skidding, excess speed, etc.

5.6

Although accident data is available over a longer period, it is generally accepted that
the most recent 3-year or 5-year period is the most appropriate for examination, to
determine current accident risk. Older accidents may have had causation factors
which have since been addressed, for example by the introduction of new 20mph
speed limits, enforcement of existing speed limits, introduction of new pedestrian
crossings, or traffic calming or junction improvement schemes.

5.7

The injury accident for the five-year period ending June 2020 has been examined, and
the locations of injury road accidents are shown in Figure 3. The yellow marker tabs
indicate accidents which are recorded as “slight”. No accidents were recorded as
“serious” or “fatal”.

5.8

This demonstrates that three accidents have occurred on the A905 through Fallin over
that 5-year period. All of these occurred on the short length of road between the Church
Hall, past the parade of shops up to the “Tesco Express” convenience store.

5.9

One accident occurred on the A905 at the west end of Throsk.
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5.10

It cannot be denied that, as the number of users of any length of road increases, there
is a greater likelihood that one or more of them will make an error which may lead to
an accident. It would be unreasonable to assume otherwise. That in itself, however,
does not constitute grounds to refuse any application which might lead to increased
traffic flows, however marginal – if it did, it would effectively create a presumption
against any increase in traffic or pedestrian flows, at any junction, anywhere. The test
that must be applied, sensibly, is to ask whether any change in risk to road safety is real
and / or significant.

5.11

While local and national policy aims to reduce the occurrence of injury accidents all
over the road network, the 5-year accident record on the A905 through Fallin, is not
indicative of a particular road safety difficulty.

5.12

This would suggest that road users are exercising the appropriate care in negotiating
the existing road layout, and perhaps supports the argument that drivers are more
aware of their surroundings than an approach based on “road standards” would
suggest.

5.13

In any case, it is unlikely that the proposed development would exacerbate that
situation to an unacceptable degree.

6.0

Car Parking

6.1

Parking provision would normally be assessed in accordance with the Council’s
Supplementary Guidance 14 “Ensuring a Choice of Access in New Developments”,
which states that “For all non-residential development these are maximum guidelines.
Development will not be permitted to have more parking than that shown.”

6.2

It is important to emphasise that the parking numbers set out, are MAXIMUM permissible
spaces, not minimum targets. The objective of national policy, as set out in SPP, is to make
parking less attractive at the trip end, to encourage the use of other transport modes.

6.3

Table 11 indicates that the maximum car parking for “Social Clubs / Function Rooms /
Public Houses / Licensed Clubs / Dance Halls / Discotheques” should be either:
(i) 1 space per 4 guests, plus 1 per 3 members of staff; or
(ii) 1 space per 10 sq m, plus 1 per 3 members of staff.

6.4

The proposed venue can accommodate up to 150 guests, and measures 36m x 15m, so
has an area of 540 square metres. Applying the first of these standards would result in a
maximum provision of 37 spaces, while the second would increase that maximum to 54
spaces for guests.

6.5

The proposed venue includes bar storage and other storage areas, plus food
preparation area and a stage, so it is considered that the appropriate standard should
relate to public floor area (not the gross floor area) or the number of guests.

6.6

It is anticipated that 10 staff would be on site during an event, mainly bar staff and
waiting staff. Food would be prepared off-site and delivered ready to serve. 3 or 4 further
spaces would therefore be permitted for staff.

6.7

Application of this standard would therefore result in a maximum permitted parking
provision of 41 spaces including staff.


Alton Farm, Fallin



Transportation Statement – Page 9

50
6.8



It should be noted that those parking standards take no account of how many arrive by
car as opposed to coaches, so for larger events, the number of cars parked may not be
proportional to the parking demand at smaller events.

6.9

The proposed development will need to be self-contained in parking, with no need to
park on surrounding streets. Taking all of that into account, it is proposed to provide 46car
parking spaces, which is anticipated to cater for the parking demand for the
development.

7.0

Conclusions

7.1

Mr John Davidson proposes to submit a planning application for a wedding venue at
Alton Farm, Fallin, using the existing access road from the A905.

7.2

This report examines the number of vehicle trips likely to be generated by the proposed
development, on the days that events are held, and confirms that the proposed
development is unlikely to have a noticeable impact on the rest of the road network.

7.3

This report examines existing vehicle speeds past the site, and the associated
parameters from Designing Streets Manual for Roads and Bridges, and concludes that
visibility splays at the existing access on to the A905 would not meet the Council’s
standards.

7.4

It is therefore proposed that a one-way system would be introduced, whereby wedding
venue guests would go in along the existing access at Fallin, but would leave to the
east, through the Bandeath Industrial Estate, over which the Applicant has rights of
access. Movement of vehicles would be controlled by stewards using existing farm
access gates to prevent access and egress in the wrong direction.

7.5

This report examines the accident record on the surrounding road network, which
shows that three injury accidents have occurred on the A905 through Fallin , and one
at the west end of Throsk, during the five-year period ending June 2020. This is not
indicative of a particular road safety difficulty, and it is unlikely that the proposed
development would exacerbate that situation to an unacceptable degree.

7.6

Finally, this report examines the Council’s car parking standards, and confirms that
adequate car parking can be provided.
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1.0

INTRODUCTION

1.1

This Planning Statement has been prepared by Andrew Bennie Planning Limited and is
submitted in support of an application for planning permission (partly in retrospect) for
the erection of a purpose-built Wedding Venue on an area of land lying to the north side
of Alton Farm, Fallin.

1.2

This statement provides information on both the Application Site and its surroundings
and sets out an assessment of the policy basis against which the application proposals
require to be assessed.

The statement also provides an outline of the form of

development proposed under this application.
1.3

Should Stirling Council require any further, relevant information in respect of this
proposed development or clarification of any matters relating to these proposals,
Andrew Bennie Planning Limited would be pleased to assist in its timeous provision.
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2.0

THE APPLICATION SITE AND ITS SURROUNDINGS

2.1

The application site, hereinafter referred to as the “Site” comprises an area of land
extending to some 0.894ha in area, which includes the access routes to and from the
main body of the Site where the proposed development will be sited.

2.2

The main body of the Site is located to the north side of the complex of buildings which
comprise Alton Farm, which lies to the immediate east side of the village of Fallin.

2.3

The Site id bounded to the south and east by land falling within the wider boundary of
Alton Farm and to the immediate west by an area of land allocated for residential
development within the terms of the adopted Local Development Plan. The River Forth
bounds the Site along its northern boundary.

2.4

The Site is access via the existing access route off the A905 which serves Alton Farm,
with the Site also benefiting from a further access to the east which leads back to the
A905 via the Bandeath Industrial Estate.
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3.0

PLANNING POLICY BACKGROUND

3.1

The development plan covering the Site comprises the adopted Stirling Local Development
Plan (October 2018).

3.2

The Local Development Plan Proposals Map shows the Site as falling out with, albeit
immediately adjacent to the settlement boundary of the village of Faliin, and within the
boundary of the designated countryside.

3.3

The land lying to the immediate west of the Site is allocated for residential development
purposes (site H077) with the land to the north east of the Site being allocated as a long
term employment site.

3.4

The Plans Overarching Policy states that:

“This Plan supports good quality development, in the right place, that meets the
community’s needs (social, economic and environmental), in order to contribute positively
to the creation of vibrant, mixed and healthy communities. All developments, land use
changes and other proposals, plus related frameworks, masterplans, planning briefs,
strategies, etc, will require to demonstrate the following:
(a) Compatibility with the Spatial Strategy and conformity with the relevant Sustainable
Development Criteria.
(b) A design-led approach, including high standards of design, reinforcement of a sense
of place, integration with neighbouring areas and the wider community.
(c) Appropriate measures for mitigation of and adaptation to climate change which seek
to ensure an area’s full potential for electricity and heat from renewable sources is
achieved.
(d) Appropriate measures for the safeguarding, conservation and enhancement of the
historic and natural environment.
(e) Safeguarding and appropriate management and utilisation of natural resources.
(f) Adherence to the principles of the National Planning Framework proposal for a Central
Scotland Green Network, with relevant contributions to local and national Green Network
and Green Infrastructure objectives.
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In addition, there will be a presumption in favour of development that contributes to
sustainable development, defined as development which meets the following Sustainable
Development Criteria.
Sustainable Development Criteria
1

Improve the overall quality of the built environment.

2

Contribute to reduction in greenhouse gas emissions, in line with or better than
national targets, and encourage energy and heat efficiency, and the use of low
and zero carbon power generation.

3

Reduce the need to travel and reliance on the private car by encouraging active
travel and other more sustainable travel and transport opportunities.

4

Support Zero Waste objectives, and minimise the life-cycle resource
requirements.

5

Avoid areas at risk of flooding and erosion.

6

Protect and enhance the historic and cultural environments, and the natural
environment (including biodiversity and landscape), and responsible access to
such environments.

7

Minimise adverse impacts on water, air and soil quality.

8

Support healthy and safer lifestyles, by improving access to amenities,
promoting access to open space and other recreation opportunities and by
addressing environmental problems.

9

Involve re-use and/or regeneration of previously used land and property,
including derelict and contaminated land, and the re-cycling of construction
materials.

3.5

10

Make efficient use of existing and new infrastructure.

11

Create net economic benefit for the area.”

Supporting Policy 1.1: Site Planning states that:

“All new development, including alterations and extensions to existing buildings, are
required to contribute, in a positive manner, to quality of the surrounding built and natural
environment. All proposals are therefore expected to meet the following criteria (where
relevant):
(a) The siting, layout and density of new development should; contribute towards or
create a coherent structure of streets, spaces and buildings; respect, complement and
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connect with its surroundings; be safely accessed; and create a sense of identity within
the development.
(b) All new development should consider and respect site topography, and any
surrounding important landmarks (built or natural), views or skylines.
(c) The design should be appropriate to both any building to which it relates, and the
wider surroundings in terms of appearance, position, height, scale, massing, and should
use materials, finishes and colours which complement those prevalent.
(d) In urban settings in particular, buildings should be positioned so as to respect an
existing building line, or establish one where none exists. Thereafter, access, uses and
orientation of principal elevations should reinforce the street or areas of open space.
(e) All buildings, streets and open spaces should be considered and designed in a manner
so as to create safe, accessible, inclusive places for people, which are easily navigable,
particularly on foot, bicycle and public transport. Any core path, established rights of way,
and other important access routes should be protected and retained.
(f) It should be demonstrated that buildings and spaces have been designed with future
adaptability in mind wherever possible and appropriate.
(g) Existing buildings, structures and natural features that contribute to local townscape
and biodiversity should be retained and sensitively integrated into proposals.
(h) Consider and plan for how the development will be serviced including the potential for
heat networks and ensuring that adequate space is given to facilitating recycling and the
storage of waste bins.
All new development should comply with SG: Placemaking which supports this policy by
providing detailed guidance on all aspects of site planning and design.”
3.6

Policy 2.9: Economic Development in the Countryside states that:

“(a) In order to support a healthy and vibrant rural economy, developments supporting
rural economic activity in the Countryside* will be encouraged to locate:
(i) In and around the Rural Activity Areas;
(ii) Close to villages, where there is a greater possibility for a realistic choice of access; or
(iii) Where redundant or under-utilised buildings can be used, and particularly where
traditional rural buildings can be restored and re-used, including as part of a mixed used
development (see also Policy 2.8 and SG: Placemaking).
(b) Businesses based on recreational activities that have a site-specific need for a
Countryside location will be encouraged.
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(c) Smaller-scale developments that are compatible with neighbouring residential
properties may be permitted in Building Groups and Infill situations (as defined in Policy
2.10 and SG: Housing in the Countryside) or as part of Farm Steading developments (see
SG: Placemaking).”
3.7

Policy 15.1: Tourism Development including facilities and accommodation states that:
“(a) Proposals for tourism and recreational development including facilities and

accommodation, will be supported where they:
(i) Are commensurate in scale with their location and setting within the built and natural
environment;
(ii) Complement existing tourist facilities and help facilitate the sustainable movement of
tourists at or between major tourist destinations;
(iii) Promote a wider spread of visitors and therefore economic benefits; and
(iv) Promote responsible access to, interpretation of, and effective management and
enhancement of the natural and historic environment, and cultural heritage.
(b) In addition, the following specific types of tourist accommodation will only be
supported in the following circumstances:
(i) The sensitive expansion of existing tourist caravan and campsites will be supported in
preference to the establishment of new sites.
(ii) Proposals for chalet developments and huts (as defined in SG: Chalet and Hut
Development), will be supported where the landscape can accommodate such
development without it being visually prominent. Such proposals must also comply with
SG: Chalet and Hut Developments*.
(c) Planning permission covered by any part of this policy may be subject to conditions
and/ or planning obligations to control use.”
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4.0

THE APPLICATION PROPOSALS

4.1

The proposed development involves the erection of a building to be used as a wedding
venue on that land which comprises the Site.

4.2

The building, which has been partly completed externally but remains incomplete
internally, would measure 36m in length by 15m in with and is positioned on a south west
to north east axis (parallel to the line of the River Forth which lies to the north side of the
Site).

4.3

The building takes the form of a standard marque structure which is constructed around
a steel portal frame, with the external walls and roof being finished in heavy duty canvas
sheeting.

4.4

The entrance to the building would be located on the south west elevation with access
being via a glazed entrance hallway.

4.5

Toilet facilities, bar and catering area are located along the south elevation of the building.

4.6

Whilst a catering area is proposed, there will be no food preparation on site, with all food
being prepared off site with the catering area being for food service purposes only.

4.7

A total of 33 car parking spaces would be created, along with a further 3 disabled parking
spaces and dedicated coach drop off/parking area.

4.8

Access to the Site would be via the existing access track which serves Alton Farm, with
all traffic exiting the Site via an existing track which leads back to the A905 via the
Bandeath Industrial Estate.
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5.0

PLANNING ASSESSMENT

5.1

Section 25 of the Town and Country Planning (Scotland) Act 1997 provides that:
“Where, in making any determination under the planning Acts, regard is to be
had to the development plan, the determination is, unless material
considerations indicate otherwise, to be made in accordance with that plan.”

5.2

Section 37(2) of the Act further provides that in dealing with applications for planning
permission:
“… the Authority shall have regard to the provisions of the development plan,
so far as material to the application, and to any other material considerations.”

5.3

For the purposes of the determination of this planning application, the approved
development plan comprises the adopted Stirling Local Development Plan (October 2018).

5.4

Given the nature of the proposed development, it is perhaps not surprising that the LDP
does not contain any specific policy guidance against which the application can be directly
assessed.

5.5

This being the case, it is considered that of those policies noted within Section 3.0 of this
Statement, Policy 15.1 represents the most appropriate policy test against which the
acceptability of the proposed development should be assessed.

5.6

As noted, Policy 15.1 states that:
“(a) Proposals for tourism and recreational development including facilities and

accommodation, will be supported where they:
(i) Are commensurate in scale with their location and setting within the built and natural
environment;
(ii) Complement existing tourist facilities and help facilitate the sustainable movement of
tourists at or between major tourist destinations;
(iii) Promote a wider spread of visitors and therefore economic benefits; and
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(iv) Promote responsible access to, interpretation of, and effective management and
enhancement of the natural and historic environment, and cultural heritage.
(b) In addition, the following specific types of tourist accommodation will only be
supported in the following circumstances:
(i) The sensitive expansion of existing tourist caravan and campsites will be supported in
preference to the establishment of new sites.
(ii) Proposals for chalet developments and huts (as defined in SG: Chalet and Hut
Development), will be supported where the landscape can accommodate such
development without it being visually prominent. Such proposals must also comply with
SG: Chalet and Hut Developments*.
(c) Planning permission covered by any part of this policy may be subject to conditions
and/ or planning obligations to control use.”
5.7

In general terms, it is considered that the proposed wedding venue can be considered to
constitute a tourist attraction in the sense that it will bring visitors to the Stirling area.

5.8

Whilst these visitors will arrive for a specific purpose, many may choose to stay overnight
in the area, and in this way widen the overall economic benefits that will arise as a direct
consequence of the proposed development beyond those that are directly associated with
the development which will arise from the creation of local employment opportunities and
increased spend within the local area in terms of those supplies and services which will
be required to support the proposed development.

5.9

With specific regards to the assessment criteria set down under this policy, the following
comments are made.
(a) Proposals for tourism and recreational development including facilities and

accommodation, will be supported where they:
(i)

Are commensurate in scale with their location and setting within the built and
natural environment.

5.10 The scale of the proposed building is in keeping with the scale of those existing agricultural
buildings within the existing complex of buildings within Alton Farm, with the building
being sited in an unobtrusive location which does not give rise to any adverse impacts

63
upon the quality or character of the wider area of countryside within which the Site is
located.

(ii)

Complement existing tourist facilities and help facilitate the sustainable
movement of tourists at or between major tourist destinations

5.11 The nature of the proposed development is such that it is likely to give rise to increased
demand for overnight accommodation within the Stirling area which will provide support
for the providers of such accommodation.
5.12 It is also anticipated that once in the area, those using the wedding venue will also chose
to visit other tourist related attractions within the Stirling area and in this sense, the
proposed development is considered to complement existing tourist facilities.

(iii)

Promote a wider spread of visitors and therefore economic benefits.

5.14 The proposed wedding venue is considered likely to attract people to the area who might
otherwise not choose to make such as visit and to this end, will result in the generation
of economic benefits, in terms of spending within the local economy, that would otherwise
not be realised.
5.15 These economic benefits arise not only in relation to operation of the wedding venue
itself, which as noted above will result in the creation of a range of employment
opportunities which in the first instance will be targeted towards local residents, but also
in terms of additional spend within the local area.

(iv) Promote responsible access to, interpretation of, and effective management and
enhancement of the natural and historic environment, and cultural heritage.
5.16 It is not considered that this criterion is of material relevance to the assessment of this
application.
5.17 Part (b) of the Policy is not of material relevance to the assessment of this application
with it being accepted, in line with the provisions of part (c) that any planning permission
issued in respect of this application may be subject to conditions to control the use of the
proposed development.
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5.18 In view of the matters set out above at paragraphs 5.6 to 5.17, it is submitted that the
proposed development can be reasonably justified against the relevant provisions of Policy
15.1 of the LDP.
5.19 Policy 2.9: Economic Development in the Countryside is also considered to be of relevance
to the assessment of the proposed development.
5.20 Part (a) of the Policy states, amongst other things, that:

(a) In order to support a healthy and vibrant rural economy, developments supporting
rural economic activity in the Countryside* will be encouraged to locate:
(i) In and around the Rural Activity Areas;
(ii) Close to villages, where there is a greater possibility for a realistic choice of access.
5.21 The Site is located within the boundary of the designated Countryside and is sited close
to the village of Fallin. Whilst these locational considerations give rise to the possibility of
a realistic choice of different means of accessing the Site, it is considered that due to the
nature of the proposed development, most visitors will choose to access the Site by means
other than by private car, choosing rather to access the Site by means of organised
transport (coaches) or by taxi.
5.22 In more general terms, it is submitted that the proposed development represents a
legitimate opportunity to diversify the agricultural activities which presently take place at
Alton Farm and in so doing provide a means of protecting the long term financial viability
of the farm.
5.23 In view of the matters set out above at paragraphs 5.19 to 5.22, it is submitted that the
proposed development can be reasonably justified against the provisions of Policy 2.9 of
the LDP.
5.24 As is the case for all developments, this application also requires to be assessed against
the terms of the LDPs Overarching Policy.
5.25 When considered against the relevant provisions of this Policy, the following comments
are made.
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(a) Compatibility with the Spatial Strategy and conformity with the relevant Sustainable
Development Criteria.
5.26 The proposed development raises no issues of conflict with the Plans Spatial Strategy and
when considered against the relevant Sustainable Development Criteria the following
additional comments are made.

1 Improve the overall quality of the built environment.
5.27 Whilst this criterion is not held to be of direct relevance to the assessment of the proposed
development it is submitted that the proposals will have no adverse impact upon the
future quality of the built environment which will be associated with the development of
the allocated residential development site which lies to the west side of the Site.

2 Contribute to reduction in greenhouse gas emissions, in line with or better than national
targets, and encourage energy and heat efficiency, and the use of low and zero carbon
power generation.
5.28 The nature of the proposed development is such that it is considered to have a low carbon
footprint, with the issues of energy and heat efficiency not being of direct relevance in
this case.

3 Reduce the need to travel and reliance on the private car by encouraging active travel
and other more sustainable travel and transport opportunities.
5.29 It is anticipated that the majority of those using the proposed wedding venue will arrive
by means of organised coach and that at such, the proposed use of the Site will not be
reliant upon journeys by private car.

4 Support Zero Waste objectives, and minimise the life-cycle resource requirements.
5.30 This criterion is not considered to be of relance to the assessment of the application albeit
that it is of note that the nature of the proposed building on the Site is such that it is
capable of being dismantled and re-used elsewhere.

5 Avoid areas at risk of flooding and erosion.
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5.31 The Site is not identified as falling within an area of flood risk, as identified on the SEPA
Flood Map.

6 Protect and enhance the historic and cultural environments, and the natural
environment (including biodiversity and landscape), and responsible access to such
environments.
5.32 The proposed development will have no adverse impact on any historic or cultural assets
and will have no adverse impacts in respect of either biodiversity or landscape.

7 Minimise adverse impacts on water, air and soil quality.
5.33 The proposed development will have no adverse impacts upon any of these
considerations.

8 Support healthy and safer lifestyles, by improving access to amenities, promoting access
to open space and other recreation opportunities and by addressing environmental
problems.
5.34 This criterion is not considered to be of material relevance to the assessment of this
application.

9 Involve re-use and/or regeneration of previously used land and property, including
derelict and contaminated land, and the re-cycling of construction materials.
5.35 The building which is proposed to form the heart of this development has previously been
used elsewhere and accordingly, its repurposing to form the proposed wedding venue is
considered to meet with spirit of the objective of the re-cycling of building materials.

10 Make efficient use of existing and new infrastructure.
5.36 The proposed development makes appropriate use of the existing infrastructure which
serves Alton Farm.
5.39 In view of the matters set out above, it is considered that the proposed development can
be reasonably justified against the provisions of criterion (a).
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(b) A design-led approach, including high standards of design, reinforcement of a sense
of place, integration with neighbouring areas and the wider community.
5.40 It is considered that the design of the proposed building is wholly in keeping with the
nature of those existing buildings within Alton Farm and that due to the manner in which
it will be presented to visitors in terms of its external finishing and lighting, it will exhibit
a strong sense of place.

(c) Appropriate measures for mitigation of and adaptation to climate change which seek
to ensure an area’s full potential for electricity and heat from renewable sources is
achieved.
(d) Appropriate measures for the safeguarding, conservation and enhancement of the
historic and natural environment.
(e) Safeguarding and appropriate management and utilisation of natural resources.
(f) Adherence to the principles of the National Planning Framework proposal for a Central
Scotland Green Network, with relevant contributions to local and national Green Network
and Green Infrastructure objectives.
5.41 Criterion (c) – (f) are not considered to be of material relevance to the assessment of this
application.

In addition, there will be a presumption in favour of development that contributes to
sustainable development, defined as development which meets the following Sustainable
Development Criteria.
5.42 In the sense that the building proposed under this application has the potential to be reused, and indeed has already be used elsewhere and is being repurposed as part of this
proposed development, the proposed development is considered capable of contributing
towards sustainable development objectives.
5.43 In view of the matters set out above at paragraphs 5.25 to 5.42, it is considered that the
proposed development can be reasonably justified against the provisions of the Plans
Overarching Policy.
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5.44 Finally, as is the case for all applications, this proposed development requires to be
assessed against the provisions of Policy 1.1.
5.45 When assessed against the terms of the criteria detailed under the Policy, the following
comments are made.

(a) The siting, layout and density of new development should; contribute towards or
create a coherent structure of streets, spaces and buildings; respect, complement and
connect with its surroundings; be safely accessed; and create a sense of identity within
the development.
5.46 This criterion is not considered to be of material relevance to the assessment of this
application.

(b) All new development should consider and respect site topography, and any
surrounding important landmarks (built or natural), views or skylines.
5.47 It is considered that in terms of its siting, the proposed building is respectful of local
topography and gives rise to no adverse impacts upon any important landmarks, views or
skylines.

(c) The design should be appropriate to both any building to which it relates, and the
wider surroundings in terms of appearance, position, height, scale, massing, and should
use materials, finishes and colours which complement those prevalent.
5.48 It is considered that the scale and design of the proposed building relates well to its
surroundings and is reflective of the general scale and design of the existing buildings
that comprise Alton Farm.

(d) In urban settings in particular, buildings should be positioned so as to respect an
existing building line, or establish one where none exists. Thereafter, access, uses and
orientation of principal elevations should reinforce the street or areas of open space.
(e) All buildings, streets and open spaces should be considered and designed in a manner
so as to create safe, accessible, inclusive places for people, which are easily navigable,
particularly on foot, bicycle and public transport. Any core path, established rights of way,
and other important access routes should be protected and retained.
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(f) It should be demonstrated that buildings and spaces have been designed with future
adaptability in mind wherever possible and appropriate.
(g) Existing buildings, structures and natural features that contribute to local townscape
and biodiversity should be retained and sensitively integrated into proposals.
5.49 Criteria (d) – (g) are not considered to be of any material relevance to the assessment of
this application.

(h) Consider and plan for how the development will be serviced including the potential for
heat networks and ensuring that adequate space is given to facilitating recycling and the
storage of waste bins.
5.50 The proposed development makes appropriate provision for the recycling and storage of
any waste material that will be generated by the proposed development.
5.51 In view of the foregoing, it is respectfully submitted that the proposed development can
be reasonably justified against the relevant provisions of the adopted LDP.
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6.0

CONCLUSIONS

6.1

In line with the provisions of Sections 25 and 37(2) of the Town and Country Planning
(Scotland) Act 1997, the application proposals fall to be assessed against the terms of the
approved development plan, so far as they are of material relevance to the determination
of the application, and in the light of any other relevant material considerations.

6.2

For the purposes of this application, the approved development plan comprises the and
the adopted South Stirling Local Development Plan.

6.3

The relevant provisions of the adopted Local Development Plan are identified as being the
Plans Overarching Policy, Policy 1.1, Policy 2.9 and Policy 15.1.

6.4

These policies are assessed in detail within Section 5 above, with the overall conclusion
being that the application proposals can be reasonably justified against the provisions of
the adopted Local Plan.

6.5

For the reasons set out within Section 5.0, it is submitted that the application
proposals can be fully and reasonably justified against the provisions of the
approved development plan.

6.6

No other material considerations have been identified which would outweigh
the acceptability, in terms of the development plan, of the application
proposals.

6.7

Accordingly, it is respectfully requested that Stirling Council grant planning
permission pursuant to this application.
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NOISE IMPACT
THE RIVIERA – STIRLING
This Document has been prepared by MM Sound and Lighting Ltd on behalf of The Rivera
Groups Ltd to support a planning application, which seeks permission to erect a marquee for
use as a wedding venue in the land at Alton Farm, Fallin, FK7 7LX. This document considers
the impact of breakout noise from the marquee on any nearby residential dwellings.
Amplified music will be the loudest noise source occurring within the venue. Through
discussions with the client, amplified music will typically run between the hours of 19:00 and
00:00.
The closest residential properties are situated to the north of the River Forth and to the west,
in the village of Fallin. There is a very limited number of residential properties adjacent to the
proposed site with the nearest being over 500 meters away.
It is understood that events would comprise of amplified music and non-amplified music,
which would be held within the marquee and typically take place until 00:00 hours.

Generally the wind in the village of Fallin blows mostly in an easterly direction which would
carry sound towards the nearby industrial estate at Bandeath, of which the majority lies
unoccupied.

Alexa Business Park, Main Street, Fallin, FK7 7HT
Tel: 01324 624598
Website: MMSoundAndLighting.com
Email: Enquiries@MMSoundAndLighting.com
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Proposed Mitigation
It is understood from the proposed plans that shipping containers (or similar) will be used
along the southern side of the marquee in order to provide an area for the bar, catering and
toilets. With the use of a directional PA system, speakers could be pointed towards the
shipping containers, this would mean that the majority of the high frequencies would be
absorbed by these solid structures. This could be further improved upon if the speakers are
suspended from the marquee frame and pointed down, towards the guests and floor of the
marquee.
For any bands with live instrumentation, it is recommended that the amplifiers be situated
inside one of the proposed shipping containers. The shipping container could easily be
soundproofed as they have much better sound insulating possibilities than the marquee itself.
These amplifiers could then be plugged into the sound system and fed back to the band
members via individual ‘In Ear Monitors’. This would allow the band to hear their own
instruments (and others if they desire) at a much great level, without adding any additional
sound into the marquee. With the use of an electronic drum kit instead of an acoustic kit, the
natural volume of the band could be further reduced. This means that the only amplified
noise would be coming from the PA for the wedding guests. This system could be reduced to
an acceptable level, controlled by a professional sound engineer.
MM Sound and Lighting recommend that a sound engineer is present at all functions, in order
to oversee and monitor sound levels.
MM Sound and Lighting recommend that installing a limiter is a valuable form of mitigation to
ensure that the noise levels remain below any agreed criteria. Is it recommend that the venue
contacts the neighbouring properties and provides them with a direct telephone number for
the on duty sound engineer or venue manager who can be reached at all times if there is ever
a concern regarding the volume.

Alexa Business Park, Main Street, Fallin, FK7 7HT
Tel: 01324 624598
Website: MMSoundAndLighting.com
Email: Enquiries@MMSoundAndLighting.com
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Executive Summary
Acorna Ecology Ltd. was commissioned by Bennie Planning in May 2021 to undertake a preliminary
ecological assessment for a development site at Alton Farm, Fallin. The ecological surveys included the
Phase I habitat survey, a desk study, and a walkover protected species survey that considered the
potential presence of roosting bats, Otter, Badger, and breeding birds.
Habitats
None of the habitats within the Development Site were notable for their rarity, quality or extent, and in
summary we consider that habitats and botanical species are therefore not an ecological constraint for
development.
Bats
No trees either within the Development Site or a 30m buffer had any potential roost features. Roosting
bats are therefore not an ecological constraint for the development.
Otters
There was no evidence of Otters in the Development Site but Otter prints were found along the
adjacent watercourse (River Forth) within 30m of the Development Site. Otter is not an ecological
constraint but with the presence of prints nearby the potential presence of Otters passing either
through or close to the Development Site should be considered and best practice measures followed to
minimise the potential for harm to any Otter.
Badgers
There was no evidence of Badgers in the Development Site or buffer area surveyed so this species is
not an ecological constraint.
Water Voles
There was no evidence of Water Voles in the Development Site or buffer area surveyed so this species
is not an ecological constraint.
Breeding Birds
There were no birds exhibiting breeding behaviours in the Development Site, with habitat structure
generally poor for nesting by most species. The Development Site is not known for use by breeding
waders or any other significant ground-nesting bird species. To maintain a high due regard for the
potential for breeding birds to be present within the Development Site we recommend that site
preparation works between mid-March and the end of July should be preceded by a walkover bird
survey to check for any active nests or dependent young, with any found being protected until the
breeding cycle was complete.
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1. Introduction
Acorna Ecology Ltd. was commissioned by Bennie Planning in May 2021 to undertake preliminary
ecological assessment for a development site at Alton Farm, Fallin (NS 84461 92022, Figure 1., Plates).
The Application Site lies to the east/northeast of Fallin and includes two farm access tracks, a section
of an informal car parking and storage area at the farm, and a small area of pasture between the farm
and the river Forth.
2. Scope of Assessment and Survey
The ecological surveys included the Phase I habitat survey, a desk study, and a walkover protected
species survey that considered the potential presence of protected species (Bats and Otters), Badgers,
Water Voles, and breeding birds.
3. Relevant Policy and Guidance
This ecological assessment has been undertaken with regard to the legislative requirements given in
the following:
x

The Conservation (Natural Habitats &c.) Regulations 1994 (The Habitats Regulations);

x

The Conservation (Natural Habitats &c.) Amendment (Scotland) Regulations as amended (2004,
2007, 2008, 2011, and 2012);

x

Nature Conservation (Scotland) Act, 2004;

x

Wildlife and Countryside Act 1981 (and subsequent amendment through The Conservation
(Natural Habitats &c.) Amendment (Scotland) Regulations 2007, 2009, & 2011);

x

Wildlife & Natural Environment (Scotland) Act (2011);

x

Wild Mammals (Protection) Act, 1996;

x

The Convention on the Conservation of European Wildlife and Natural Habitats (The Berne
Convention), 1979;

x

The Land Reform (Scotland) Act, 2003;

x

Scottish Planning Policy (June 2014) replaces NPPG14 and SPP (February 2010);

x

The Stirling Local Biodiversity Action Plan 2012 - 2022;

x

The UK Biodiversity Action Plan (BAP), revised priority list 2007; and the

x

Scottish Biodiversity List 2007

3.1. Biodiversity Status
The UK Biodiversity Action Plan (BAP) is the UK Government's commitment to the Convention on
Biological Diversity signed in 1992. It is comprised of two types of Action Plans developed to set
priorities for nationally and locally important habitats and wildlife:
Habitat Action Plans
x Broad Habitat Statements - summary descriptions of 28 natural, semi-natural and urban habitats
and the current issues affecting the habitat and broad policies to address them; and
x

UK BAP Priority Habitat Action Plans - detailed descriptions for 45 habitats falling within the
Broad Habitat classification and detailed actions and targets for conserving these habitats.

Species Action Plans
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x

Produced for UK BAP Priority Species: information on the threats facing 382 species and action
plan targets to achieve a positive conservation status;

x

Grouped Species Action Plans - common policies, actions and targets for similar species, for
example for Eyebrights, or Commercial Marine Fish. There are nine grouped action plans;

x

Species Statements - overview of the status of species and broad policies developed to conserve
them for two groups of species.

Local Biodiversity Action Plans
Each Local Biodiversity Action Plan (LBAP) partnership, usually but not always at the local authority
level identifies and establishes actions to conserve local priorities and also link this action to the
delivery of national Species and Habitat Action Plan targets wherever possible. Grouped action plans
at this level include bats, and Waders, for example.
Water Voles, Badgers, Leisler’s Bat and Nathusius’s Pipistrelle are on the priority species list for
conservation in the Stirling LBAP.
3.2. Notable Habitats and Plants
Notable habitats in the UK are protected by statutory designation as Special Areas of Conservation if
their value is recognised internationally, Sites of Special Scientific Interest (SSSI) if have a national
value, or as Local Nature Reserves (LNR) if valued within a local authority area. The Wildlife and
Countryside Act 1981 transposes European legislation conferring protection on such habitats: Sections
28 to 33 of Part 2 of the Wildlife and Countryside Act detail the law regarding SSSIs. Sections 34 to 53
deal with other protected areas within Great Britain.
Several plant species are classed as European Protected Species and are listed in Annex IV of the EC
Habitats Directive, and in the UK on Schedule IV of the Conservation (Natural Habitats &c.)
Regulations 1994 (The Habitats Regulations).
In addition, there are a number of species protected by the Wildlife & Countryside Act 1981, which
makes it an offence (subject to exceptions) to pick, uproot, trade in, or possess (for the purposes of
trade) any wild plant listed in Schedule 8, and prohibits the unauthorised intentional uprooting of such
plants. It also contains measures for preventing the establishment of non-native species which may be
detrimental to native wildlife, prohibiting the release of animals and planting of plants listed in
Schedule 9. It also provides a mechanism making any of the above offences legal through the granting
of licences by the appropriate authorities.
The most problematic invasive, non-native plants were listed on Schedule 9 of the Wildlife &
Countryside Act 1981. Under section 14(2) of the Act it was an offence to plant or otherwise cause to
grow any species of plant listed on Schedule 9. Due to identification of a whole host of additional
problematic invasive species a draft list of species for addition to the Schedule was prepared in 2007
and consulted on.
Invasive species presence across ownership boundaries raised issues with liability at many sites where
any scheduled invasive plant species have knowingly been allowed to spread onto neighbouring
properties as it was illegal to allow them to spread thus. The relatively recent Wildlife & Natural
Environment (Scotland) Act (2011) significantly amended the Wildlife and Countryside Act in
Scotland, and has removed ambiguity on liability by simplifying the issue of invasive non-native
species in the wild and avoided the need for addition to a revised list by simply making it an offence
to plant or cause any non-native plant species to grow in the wild. This change in policy has brought
Scotland to the forefront of invasive species and control by demonstrating a high recognition of the
issues invasive plant species are causing including high costs for control and eradication.
Some invasive species are more onerous to deal with than others, for example, Japanese Knotweed
may take three or more years to eradicate, and any waste containing Japanese Knotweed is classed as
controlled waste, and cannot be used for exemptions under Waste Management Licensing. For off-site
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disposal it must be buried in a licensed landfill site at a depth of at least 5m. Section 34 of the
Environmental Protection Act 1990 places a duty of care on all waste producers to ensure that any
wastes are disposed of safely and that a written description of the wastes, and any specific harmful
properties, is provided to the site operator. Failure to appropriately dispose of any material containing
Japanese Knotweed or several other invasive species may lead to prosecution under Sections 33 and 34
of the Environmental Protection Act 1990 and Section 14 of the WCA 1981. The Nature Conservation
(Scotland) Act 2004 increased the penalties available to someone committing a Section 14 offence.
Penalties on summary conviction were increased to include imprisonment for up to six months and/or
a fine not exceeding £40,000. On conviction on indictment, the penalties are an unlimited fine (i.e.
whatever the court feels to be commensurate with the offence) and/or a 2 year prison sentence.
3.3. European Protected Species: The Conservation (Natural Habitats &c.) Regulations 1994 (The
Habitats Regulations)
Full consideration of European Protected Species (EPS) must be given as part of the planning
application process, not as an issue to be dealt with at a later stage.
Several plant species are classed as European Protected Species and are listed in Annex IV of the EC
Habitats Directive, and in the UK on Schedule IV of the Conservation (Natural Habitats &c.)
Regulations 1994 (The Habitats Regulations). Full consideration of European Protected Species (EPS)
must be given as part of the planning application process, not as an issue to be dealt with at a later
stage. The European Protected Species of potential relevance to this survey area were the following
nine species of plant:
Apium repens
Gentianella anglica
Liparis loeselii
Luronium natans
Trichomanes speciosum
Cypripedium calceolus
Najas flexilis
Rumex rupestris
Saxifraga hirculus

Creeping Marshwort
Early Gentian
Fen Orchid
Floating-leaved water Plantain
Kilarney Fern
Lady’s Slipper
Slender Naiad
Shore Dock
Yellow Marsh Saxifrage

The European Protected Species of animal of potential relevance to this survey were bat species found
in the Central Belt of Scotland and Otters.
European Protected Species are protected in Annex IVa in the EC Habitats and Species Directive,
which is transposed into UK legislation by the Conservation (Natural Habitats &c.) Regulations 1994
(Schedule II of The Habitats Regulations). The full details of this legislation can be viewed at:
http://www.opsi.gov.uk/SI/si1994/Uksi_19942716_en_4.htm
This legislation was amended on the 14th February 2007 (The Conservation (Natural Habitats &c.)
Amendment (Scotland) Regulations 2007.), and explanatory guidance on this was published by the
Scottish Government in April 2007. The amendment removed all EPS from Schedule 5 of the Wildlife
& Countryside Act 1981. There are therefore now no defences in the WCA 1981 whatsoever for any
actions impacting on EPS, and protection is afforded by the following legislation only:
Under Regulation 39 of the Conservation (Natural Habitats &c.) Regulations 1994 (The Habitats
Regulations) it is now a criminal offence (subject to specific exceptions) to:
(a) deliberately or recklessly to capture, injure or kill a wild animal of a European protected species;
(only defences are mercy killing, capture for tending a disabled animal or circumstances where the
animal is captive bred and lawfully held).
(b) deliberately or recklessly–
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(i) to harass a wild animal or group of wild animals of a European protected species;
(ii) to disturb such an animal while it is occupying a structure or place which it uses for shelter
or protection;
(iii) to disturb such an animal while it is rearing or otherwise caring for its young;
(iv) to obstruct access to a breeding site or resting place of such an animal, or otherwise to
deny the animal use of the breeding site or resting place;
(v) to disturb such an animal in a manner that is, or in circumstances which are, likely to
significantly affect the local distribution or abundance of the species to which it belongs; or
(vi) to disturb such an animal in a manner that is, or in circumstances which are, likely to
impair its ability to survive, breed or reproduce, or rear or otherwise care for its young;
(c) deliberately or recklessly to take or destroy the eggs of such an animal; or
(d) to damage or destroy a breeding site or resting place of such an animal.
It should be noted that only the offence of damaging or destroying a breeding site or resting place of
an EPS is a strict liability offence. The remaining offences are offences only where they are carried out
“deliberately” or “recklessly”.
In Scotland licenses may be granted by NatureScot to permit certain activities that would otherwise be
illegal due to their potential impact on EPS or their places of shelter/breeding, whether or not they are
present in these refuges. This includes for developmental work. Under Regulation 44 of The Habitats
Regulations, the provisions in Regulation 39 (protection of animals) do not apply to anything done for
any of the purposes defined in Regulation 44 provided that any action is carried out “under and in
accordance with the terms of a licence granted by the appropriate authority”.
Three tests must be satisfied before a development licence for disturbance of an EPS or damage to a
site/destruction of a site used by EPS will be granted. Note: A license application will fail unless all
three tests are satisfied.
x

Test 1 - the licence application must demonstrably relate to one of the purposes specified in
Regulation 44(2). This regulation states that licences may be granted by NatureScot where the
activities to be carried out under any proposed licence are for the purpose of “preserving public
health or public safety or other imperative reasons of overriding public interest including those of
a social or economic nature and beneficial consequences of primary importance for the
environment”;

x

Test 2 - Regulation 44(3)(a) states that a licence may not be granted unless NatureScot is satisfied
“that there is no satisfactory alternative”; and

x

Test 3 - Regulation 44(3) (b) states that a licence cannot be granted unless NatureScot is satisfied
“that the action authorised will not be detrimental to the maintenance of the population of the
species concerned at a favourable conservation status in their natural range”.

Note: Breach of Licensing Conditions
A new regulation 46A came into force on 15th May 2007. This now makes it an offence to breach any
conditions attached to a licence. Licence conditions should therefore be adhered to at all times.
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3.4. Additional Legal Protection
3.4.1. Bats
x

Additional protection is afforded through the Bern Convention (1979), enacted in Scotland
through the Nature Conservation Act (Scotland) 2004;

x

Appendix III, the Convention on the Conservation of Migratory Species of Wild Animals (Bonn,
1980), Appendix 2; and

x

The Bonn Convention’s Agreement on the Conservation of Bats in Europe (London, 1991).

It is also a legal obligation in Scotland to consult with NatureScot before you do anything that might
affect bats or their roosts such as:
x

Removal of hollow, old, or decaying trees;

x

Blocking, filling, or installing grilles over old mines or caves; and

x

Building, alteration, maintenance, or re-roofing

In all cases where bats are found to occupy trees or buildings and there is a developmental issue,
NatureScot must be informed before any development takes place. A licence to permit development
may then be obtained from NatureScot if appropriate.
3.4.2. Otter
x

Listed in Appendix I of the Convention on International Trade in Endangered Species
(CITES), implemented in the UK through EC Directive 3626/82, which prohibits trade in the
species except in exceptional circumstances; and

x

Listed under Annex II of the Bern Convention. Article 2 of the convention which requires that
measure be taken to maintain populations of listed wild flora and fauna, whilst taking account of
economic and recreational requirements. Article 6 seeks to ensure special protection for species
listed in Appendix II. Article 8 prevents the use of indiscriminate means of capture. The Bern
Convention is implemented in England, Scotland, and Wales for EPS by the Conservation
(Natural Habitats, &c.) Regulations 1994.

It is also a legal obligation in Scotland to consult with NatureScot before you do anything that might
impact Otter places of rest, whether currently occupied or not.
3.5. Badger
In the UK, Badgers are protected under the Protection of Badgers Act 1992 (c.51), which repeals the
previous Badgers Acts of 1973 and 1991, and certain sections of other relevant acts such as The Wildlife
and Countryside Act 1981, The Environmental Protection Act 1990, The Animals (Scientific
Procedures) Act 1986, The Natural Heritage (Scotland) Act 1991, and The Criminal Justice Act 1991.
The Protection of Badgers Act 1992 was further amended and strengthened through the Nature
Conservation Act (Scotland) 2004.
The 1992 Act makes it an offence to:
x

Wilfully kill, injure, catch, or take a Badger from the wild (or attempt to);

x

Cruelly ill-treat a Badger, digging for Badgers, using Badger tongs, using a firearm other than
permitted (under the exceptions regarding humane dispatch of an injured animal) within the Act;
7
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x

Damage, destroy or obstruct access to any part of a Badger sett (whether occupied or unoccupied);

x

Disturb a Badger while it is occupying a sett, either by intent or by negligence;

x

Dig a Badger sett;

x

Cause a dog to enter a Badger sett;

x

Sell or offer for sale a live Badger, have possession or control of a live Badger. Be in possession of a
live or dead Badger or any part of one; and

x

Mark a Badger or attach any ring, tag, or other marking device to a Badger.

Note: A Badger sett is defined within the Act as “any structure or place which displays signs
indicating current use by a Badger” where current use means “any sett within an occupied Badger
territory regardless of when it may have last been used”.
It is also a legal obligation to obtain a licence from NatureScot before you do anything that might affect
Badgers or their setts, for example for:
x

Development purposes [as defined under the Town & Country Planning (Scotland) Act 1997]; and

x

Alteration or maintenance of existing buildings where Badgers are found.

It is also a legal obligation in Scotland to consult with NatureScot before you do anything that might
impact Badger setts, whether currently occupied or not.
Despite the above legislative protection, Badgers are not a UK Biodiversity priority species for
conservation and are only considered of UK conservation concern.
3.6. Water Vole
In Scotland, the Water Vole has had limited enhanced statutory protection under Schedule 5, section
9(4) of the Wildlife & Countryside Act 1981 since 1998. This section of the act protects habitat occupied
by the species. Under the Nature Conservation (Scotland) Act 2004, the term “recklessly” has been
added to the legislation, so now the protection makes it an offence to intentionally:
x

“Recklessly” or “intentionally” damage or destroy structures or places used by Water Voles for
shelter or protection; and

x

Disturb Water Voles whilst they are using such a place.

In Scotland, it is not illegal under this Act to kill or injure Water Voles, take them from the wild or sell
them but under animal welfare laws cruelty to Water Voles is an offence. Note: The legislation in
England was amended on the 6th April 2008, and the Water Vole now has full legal protection in that
country.
In Scotland there is now provision under the Wildlife & Countryside Act 1981 for licensing what
would otherwise be offences for the purpose of development, maintenance, or land management.
Licences for development works that would otherwise result in an offence with respect to Water Voles
can only be issued if:
a.

The development will give rise to significant social, economic or environmental benefit (see
Protected Species Licensing: Licences for ‘social, economic or environmental purposes’); and
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There is no other satisfactory solution (see European Protected Species Licensing Test 2 –No
satisfactory alternative).There is a presumption against licensing disturbance or damage /
destruction of burrows while they contain dependent young. Any licensed activity in these
circumstances would have to wait until the Water Voles had finished breeding.

3.7. Breeding Birds
All breeding birds have basic statutory protection under the Wildlife & Countryside Act 1981. In
addition, a number of species that are rare or uncommon are afforded enhanced statutory protection
during the breeding season by inclusion on Schedule One of the Wildlife & Countryside Act 1981,
which protects adults in places of rest, their eggs, and young.
x

All breeding birds in the UK are protected through Sections 1-8 (referring to Schedules 1 to 4) of
the Wildlife & Countryside Act [WCA] (enacting the Bern Convention and the Birds Directive),
and subsequent amendments through the Nature Conservation (Scotland) Act 2004. With certain
exceptions, all wild birds, their eggs and dependent young are protected from intentional killing,
injuring and taking; they cannot be in anyone’s possession, whether live or dead, and nests (whilst
being built or in use) cannot intentionally be taken, damaged or destroyed. A general licence
permits control of some species with landowner consent.

x

Schedule 1 of the WCA is a list of nationally rare breeding birds for which all offences carry special
(higher) penalties. The legislation also makes it an additional offence to intentionally or recklessly
disturb adults or the dependent young of these species, at any stage of their breeding.

x

Schedule 2 is a list of traditionally hunted birds for which protection does not apply outside a
“close season”.

x

European legislation provides additional legal protection as European Protected Species for a
number of species of high conservation concern.

‘The Population Status of Birds in the UK’ was originally produced in 2002, and listed the UK status of
247 species of bird. Of these 40 were “red-listed” and 121 “Amber-listed” as species of conservation
concern, and 86 species “Green-listed”. This listing did not provide additional legal protection for
these species but highlighted those of concern for nature conservation purposes. The lists have been
updated several times and were updated a fourth time in 2015 (Eaton et al. 2015), resulting in redesignation of the UK status of 247 species of bird: 67 are now “red-listed” and 96 “Amber-listed” as
species of conservation concern, while only 81 species are “Green-listed”.
4. Desk Study
A desk-based review of sites designated for their nature conservation interest and for protected species
records was completed in June 2021.
4.1. Sites with Statutory Designation
Interrogation of the Scottish Natural Heritage SiteLink V3 database determined that the Application
Site contained no sites with a statutory nature conservation designation. Three sites designated as Sites
of Special Scientific Interest were approximately 1km from the Application Site, and with one also
designated as a Special Protection Area (Firth of Forth SPA). It is not considered that the proposed
development and subsequent use of it will have any significant impact on any of these designated
areas.
4.2. Sites with Non-statutory Designation
The Local Development Plan 2 (2018) Policy 8 recognises Local Nature Conservation Sites (LNCS)
designated by the local authority by consideration of proposals that may impact LNCS, and is
supported by Supplementary Guidance SG26. The main purpose of LNCS is to flag-up to planners
and developers where there are natural features of some merit. In this way it gives them early
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indication of sensitive sites and potential for opportunities for enhancing the local environment, often
through planning gain. No information is available on proximity of LNCS to the Application Site.
4.3. Protected Species
The NBN Atlas (NBN) was consulted for relevant species records from datasets posted by SNH/JNCC
on (Acorna Ecology has written permission to cite data from SNH data sets (Colin McLeod), and from
the Mammal Society:
The following datasets on the NBN Atlas were checked:
x

JNCC collation of taxon designations" provided by Joint Nature Conservation Committee;

x

SNH Species Repository;

x

Compilation of records of 12 Article 17 terrestrial mammal species in Scotland; and

x

SNH Bat Casework records 1970-2007.

No relevant protected species records were found.
5. Survey Methods
5.1. Notable Plants, Habitats & Scheduled Invasive Plants
A Phase I Habitat walkover survey following the standard methodology and definitions used to map
and describe habitats within the study area as per the Joint Nature Conservancy Committee guidelines
(JNCC, 2010) was completed for the Site. Key locations of botanical interest were identified and target
notes recorded where appropriate.
The objectives of this Phase I survey were to:
i. Provide a baseline assessment of habitat distribution and extent within the boundaries of the area;
ii. Provide a preliminary evaluation of the ecological value of the habitats;
iii. Record any notable species; and
iv. Record any non-native plants listed on Section 14(2) of Schedule 9 of the Wildlife & Countryside
Act 1981.
The extended Phase I habitat survey was completed on 7th June 2021.
6.2. Preliminary Ground Level Assessment of Trees for Bat Roost Potential
All methodology followed Bat Conservation Trust Bat Surveys: Good Practice Guidelines (Collins
2016). Note on the Bat Survey Guidelines from Bat Conservation Trust (January 2016):
“Professional judgement and surveyor experience: The guidelines are not a prescription for
professional bat work. They do not aim to override professional judgement and cannot be used to
replace experience. Deviations from the methods described are acceptable providing the ecological
rationale is clear and the ecologist is suitably qualified and experienced. In some cases it may be
necessary to support such decisions with evidence, particularly if they may lead to legal challenge.”
The aim of this survey was to determine if any trees within the Development Site (or immediately
adjacent to it) had potential value for use by roosting bats or evidence of any actual bat presence by a
detailed inspection of the exterior of the tree from ground level. The survey looked for features that
bats could use for roosting (PRFs) and categorised the trees according to their individual potential
value for use by roosting bats (Table 5.2.). Mature trees within the site were checked for PRFs such as
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crevices, holes, splits, tears, and ivy that could be used by bats to enter roosting sites such as those
listed above, along with field signs of bat occupancy such as urine streaking, grease marks, smooth or
worn surfaces, or droppings caught on bark or on webs. Where appropriate, inspections were made
using binoculars.
Trees with no bat roost potential were not recorded individually.
Table 5.2. Tree/Building suitability assessed according to the Categories listed in the BCT
Guidelines (Collins 2016)
Suitability

Description of Roosting Habitats

Negligible
Low

Negligible habitat features on site likely to be used by roosting bats.
A structure with one or more potential roost sites that could be used by individual bats
opportunistically. However, these potential roost sites do not provide enough space,
shelter, protection, appropriate conditionsa and / or suitable surrounding habitat to be
used on a regular basis or by larger numbers of bats (i.e. unlikely to be suitable for
maternity or hibernationb). A tree of sufficient size and age to contain PRFs but with none
seen from the ground or features seen with only very limited roosting potentialc

Moderate

A structure or tree with one or more potential roost sites that could be used by bats due
to their size, shelter, protection, conditionsa and surrounding habitat but unlikely to
support a roost of high conservation status (with respect to roost type only – the
assessments in this table are made irrespective of species conservation status, which is
established after presence is confirmed).

High

A structure or tree with one or more potential roost sites that are obviously suitable for
use by larger numbers of bats on a more regular basis and potentially for longer periods
of time due to their size, shelter, protection, conditionsa and surrounding habitat.

a For example, in terms of temperature, humidity, height above ground level, light levels or levels of disturbance.
b Evidence from the Netherlands shows mass swarming events of common pipistrelle bats in the autumn followed by mass
hibernation in a diverse range of building types in urban environments (Korsten et al., 2015, in Collins 2016). This
phenomenon requires some research in the UK but ecologists should be aware of the potential for larger numbers of this
species to be present during the autumn and winter in large buildings in highly urbanised environments.
c This system of categorisation aligns with BS 8596:2015 Surveying for bats in trees and woodland (BSI, 2015).

5.3. Otter
The Otter survey followed NRA (1993), RSPB et al. (1994), and Chanin (2003) methodologies. Field
evidence of Otter was looked for during the Phase I walkover. Otters are usually found in riparian
habitats that include rivers, burns, ditches, lochs, ponds, marshes, and canals. They are often nocturnal
to avoid disturbance, so the best way to survey for them is to look for field signs:
x

Sign heaps are usually small piles of sand or earth scraped up, and can often be found with
spraints (droppings) on top of them;

x

Anal jelly is a thick mucus secretion usually found on rocks in or by the water, and rapidly dries to
a sticky blackish mess after a few hours. Really fresh signs of this and of spraint may have wet
footprints and tail marks where the Otter has crouched and deposited them;

x

Spraints are the most often encountered signs of Otters. They have a pleasant oily fresh fish aroma
if less than a few weeks old, and if a few hours or less old have a mucous/watery fluid on and
around them, which as the spraint ages becomes drier and slightly sticky to the touch. They
usually have small fish scales and bones visible in them. They are often found in prominent places
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such as on rocks/boulders in water, by water or some distance from it, on ledges under bridges,
and on fallen/overhanging tree limbs/roots, or on the ground by the water. They tend to be used
traditionally over a number of months/years but with varying seasonal use. Higher numbers of
spraint in a sprainting location are a good indication of the presence of a nearby holt or couch site;
x

Shelters used by Otters that may be at the water’s edge or some distance from it especially in
woodland by water courses. They are often enlarged rabbit burrows, may be in Badger setts or Fox
holes or may be cavities under tree roots or fallen trees. Rock piles and cavities under bridges may
also be used;

x

Couches are resting places above ground, usually in dense vegetation but they may also be found
under bridges or in sheltered open cavities amongst tree roots;

x

Feeding signs are usually either the turned out skins of frogs, sometimes with a number being
brought back to the one location, or partially eaten fish kills. Otters will kill waterbirds, and again
will turn the prey inside out as with frogs; and

x

Footprints are very easy to recognise being rounded yet asymmetrical, which is one of the best
identifiers for incomplete prints. Although Otters have five toes the footprints may only show
four, dependent on the ground conditions.

With the proximity of the Development Site to the River Forth the survey suite included a survey for
signs of Otter as they may travel overland and even holt more than 100m from water. Due to access
restrictions for collection of data for commercial purposes a survey buffer of only 30m was established.
5.4. Badgers
Field survey methodology followed Harris et al. (1989). Badgers leave many different signs of their
occurrence, so are relatively easy to detect, these include:
x

Badger setts may be large networks of connected tunnels and chambers with several entrances that
are usually shaped like a flattened arch and 20-30cm high and 25-35cm across, or have a single
entrance to either a small burrow or large network of tunnels. Bones in and around the entrance,
usually indicate Fox activity (rank fox smell may be noticeable). Fox earths have smaller entrances,
but foxes may occupy Badger setts even when Badgers are in residence;

x

Scraps of fresh bedding that have been dragged in (often grassy material) may be found around
the sett entrance. There may also be scraps of old bedding that has been dragged out;

x

Day nests are piles of bedding above ground that are used by Badgers occasionally;

x

Badgers are clean animals and create spoil heaps outside the main sett, which may contain old
bedding, bits of fur, and perhaps small bones. They also use latrines, and will have one or more
that are used until the hole is full, and then they start another;

x

Badger droppings are very varied depending on the diet (black and slimy means a diet rich in
worms, but cereal grains, seeds, and hard parts of insects may be seen). The smell and texture are
very distinctive; as is the usual deposition in small oblong latrines either by the sett or at strategic
locations on the territory boundary (different individuals have different home ranges within the
clan territory). Occasionally droppings are not deposited in latrines but left lying on the ground;

x

Clear footprints will show a prominent central pad, either four or five toes and claw marks, and
may be found leading to and from the sett, as well as on Badger trails. The front foot usually has
longer claws than the back foot, and the prints may overlap, with the back print partially
obscuring the front;

x

Badger Hairs may be found caught on fences, on brambles or other thorny plants as well as in old
bedding outside setts. The guard hairs are 7.5-10cm long, distinctly wiry to the touch, and are
mainly white/off-white with a distinctive black band near the white tip. Shorter belly hairs may
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also be found but are finer and less wiry so are harder to confirm as Badger unless guard hairs or
another field sign is found;
x

Scratch marks on trees and rocks, fence-posts, wooden greenhouses, barns, or even garden
furniture. Scratch marks often show a series of four or five parallel deep gouges, but sometimes
lighter parallel lines of scratches are left where Badger claws have clipped something they have
scrambled over (such as logs obstructing a Badger trail);

x

Badgers have their own traditional networks of regularly used trails both through woodland and
across fields that may have been used for many years, and may be worn to a clearly visible rut in
the soil, with any new plant growth flattened. Prints may be evident on these trails and where
boundary features or obstacles cross the route, Badger hairs may be found caught (for example, on
barbed wire, low thorny branches, wooden fences, etc. Closer to the sett, these trails may be
muddy through constant use;

x

Ground disturbance from foraging Badgers may include round/oval snuffle holes a few cm deep
when they forage for worms (50% of lowland Badger diet (especially on lawns and golf-courses).
Signs of digging for roots, bulbs such as pignut, and tubers. Beetles and grubs may also be eaten,
and the remains of wasp nests torn out of the ground are a sign of Badgers in an area. Badgers
usually dig down through the top to avoid getting stung. Bark ripped from rotting logs or tree
trunks may also be signs of foraging and grub extraction; and

x

On cold, still, winter days, steam may rise from active Badger sett entrances.

Land within the Development Site and an adjacent 30m buffer was searched for evidence of Badgers
during the Phase I habitat survey.
5.5. Water Voles
The main survey season for the presence of Water Voles is March–October (Strachan et al. 2011) when
they are most active but field signs are easier to detect in early spring and late autumn, and the species
remains active through the winter but with lower levels of activity. Signs of Water Voles were looked
for along the drainages and adjacent watercourse during the walkover survey for Otter but the survey
also took a high regard for the potential for any fossorial Water Voles to be present.
Typical signs looked for included:
x

Runs;

x

Latrines on stones or debris in the water or on muddy shorelines with droppings approximately
10mm long and 4-5mm wide and blunt ended like a “tic tac”;

x

Burrows with entrances approximately 80mm wide are often apparent in burn margins occupied
by Water Voles, although they will construct nests in vegetation where they are found in nonlinear habitat or where the water table level remains at or near the surface of the ground most of
the year;

x

Footprints are not completely diagnostic for this species and may be confused to a degree with
those of immature rats but are a useful supporting field sign in conjunction with other signs;

x

Feeding lawns are distinctive areas often around burrow entrances where the voles graze the
vegetation short early in the active season before vegetation growth increases too rapidly for this
to be noticeable;

x

Feeding stations are areas where the voles like to eat undisturbed and may leave lengths of cut
vegetation approximately 80-100mm lying;

x

Above-ground nests in wetlands where a high water table would prevent burrow excavation; and
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Actual sightings of Water Voles or distinctive audible records (plopping sound as they dive).

5.6. Breeding Birds
The survey was completed during the core breeding bird season. A variety of cues may be used to
assess residency and breeding based on the British Trust for Ornithology Common Bird Census and
Breeding Bird Survey methodologies (http://www.bto.org/birdtrends2004/), although the reduced
version of CBC commonly used for proposed development sites and for general baseline data sets is
more appropriate for use than the recently developed Breeding Bird Survey (BBS). The locations of all
singing birds observed or heard during the Phase I survey were mapped, any evidence of actual
breeding behaviour noted, and a list of species present recorded. Only birds physically using the
proposed development site, or close enough at boundaries to use the site were recorded, those flying
over were omitted. The survey day was selected to follow survey method guidance, with weather
conditions dry, and with light/no wind to optimise count data.
Class
Possible Breeding

Category of Evidence
Species observed in breeding season in possible nesting habitat
Singing males present or breeding calls heard in breeding season –
The number of singing males taken to be indicative of the number of
breeding pairs
Collection of nest material

Probable Breeding

Pairs observed in suitable nesting habitat in breeding season
Permanent territory presumed through registration of territorial
behaviour (song etc.) on at least two different days, a week apart, at
the same place
Display and courtship
Visiting probable nest site
Agitated behaviour or anxiety calls from adults
Building nest or excavating nest hole

Confirmed Breeding

Nest containing eggs
Used nest or egg shells found (occupied or laid within the survey
period)
Nest with young seen or heard
Adults carrying food for young or faecal sacs
Distraction display/injury feigning/alarm calling by adults

5.7. Limitations
We do not consider that there were any significant constraints on any element of the survey suite as
completed.
6. Results
6.1. Phase I habitats
The survey area had six Phase I habitat types present (Figure 1.). A total of 67 species of plants were
noted (Appendix 1.).
x

B4

Improved grassland – intensively grazed pasture area adjacent to the River Forth;

x

C3.1

Tall ruderals – patches along access road margins;

x

J1.3

Ephemeral;
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x

J2.3.2

Defunct hedge with trees

x

J4

Bare ground (along access tracks); and

x

J5

Other habitat: access tracks/gateways
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6.2. Bats
No trees either within the Development Site or a 30m buffer had any potential roost features.
6.3. Otters
There was no evidence of Otters in the Development Site but Otter prints were found along the
adjacent watercourse (River Forth) within 30m of the Development Site.
6.3. Water Voles
No evidence of Water Voles was found within the area surveyed.
6.4. Breeding Birds
The Development Site had negligible value for breeding birds and none were detected during the
survey.

7. Conclusions
7.1. Phase I habitats
None of the habitats within the study area were notable for their rarity, quality, or extent, and in
summary we consider the habitats to be unremarkable and common. Habitats and botanical species
are therefore not an ecological constraint for development at this site.
It is considered that soft landscaping for the proposed development will actually enhance the
Development Site for biodiversity in the long-term through tree establishment, hedgerows, amenity
lawns where birds and invertebrates may feed, and theres good scope for biodiversity enhancement
around the proposed SUDs area including use of species-rich native grassland mixes, pollinator mixes,
hedgerow foot mixes, short-turf species-rich mixes, and wildflower meadow mixes (all available from
Scotia Seeds), and use of species-rich native mixes of shrubs and trees for any scrub and woodland
plantings in open space.
7.2. Bats
No trees either within the Development Site or a 30m buffer had any potential roost features. Roosting
bats are therefore not an ecological constraint for the development.
7.3. Otters
Otter is not an ecological constraint but with the presence of prints nearby the potential presence of
Otters passing either through or close to the Development Site should be considered and best practice
measures followed to minimise the potential for harm to any Otter:
7.4. Badgers
There was no evidence of Badgers in the Development Site or buffer area surveyed so this species is
not an ecological constraint.
7.5. Water Voles
There was no evidence of Water Voles in the Development Site or buffer area surveyed so this species
is not an ecological constraint.
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7.6. Breeding Birds
There were no birds exhibiting breeding behaviours in the Development Site, with habitat structure
generally poor for nesting by most species. The Development Site is not known for use by breeding
waders or any other significant ground-nesting bird species. To maintain a high due regard for the
potential for breeding birds to be present within the Development Site we recommend that any site
preparation works between mid-March and the end of July should be preceded by a walkover bird
survey to check for any active nests or dependent young, with any found being protected until the
breeding cycle is complete.
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Figure 1. Boundary of Application Site
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Figure 2. Phase I Habitats in main area of Application Site
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Appendix 1. Plant species list
Common name

Scientific name

Common name

Scientific name

Annual Meadow-grass

Poa annua

Hawthorn

Crataegus monogyna

Bittercress

Cardamine hirsuta

Herb-robert

Geranium robertianum

Bramble

Rubus fruticosus agg.

Horse Chestnut

Aesculus hippocastanum

Broad-leaved Dock

Rumex obtusifolius

Impatiens sp.

Impatiens sp.

Broad-leaved Willowherb

Epilobium montanum

Larch

Larix decidua

Brome sp.

Bromopsis sp.

Lesser Burdock

Actium minus

Cleavers

Galium aparine

Lilac

Syringa

Cock's-foot

Dactylis glomerata

Meadow Foxtail

Alopecurus pratensis

Coltsfoot

Tussilago farfara

Meadow Vetchling

Lathyrus pratensis

Common Hogweed

Heracleum sphondylium

Perennial Rye-grass

Lolium perenne

Common Knapweed

Centaurea nigra

Pineapple Weed

Matricaria discoidea

Common Mouse-ear

Cerastium fontanum

Pine sp.

Pinus sp.

Common Nettle

Urtica dioica

Red Dead-nettle

Lamium purpureum

Common Poppy

Papaver rhoeas

Red Fescue

Festuca rubra

Common Reed

Phragmites australis

Rhododendron

Rhododendron ponticum

Common Sorrel

Rumex acetosa

Ribwort Plantain

Plantago lanceolata

Common Vetch

Vicia sativa

Rosebay Willowherb

Chamerion angustifolium

Cow Parsley

Anthriscus sylvestris

Rowan

Sorbus aucuparia

Creeping Buttercup

Ranunculus repens

Scentless Mayweed

Tripleurospermum inodorum

Creeping Thistle

Cirsium arvense

Silver Birch

Betula pendula

Crested Dog's-tail

Cynosurus cristatus

Sheep’s Fescue

Festuca ovina

Curled Dock

Rumex crispus

Smooth Sow-thistle

Sonchus oleraceus

Daisy

Bellis perennis

Spear Thistle

Cirsium vulgare

Dandelion

Taraxacum officinale agg.

Sycamore

Acer pseudoplatanus

Dog Rose

Rosa canina

Timothy

Phleum pratense

Elder

Sambucus nigra

White Clover

Trifolium repens

False Oat-grass

Arrhenatherum elatius

White Dead-nettle

Lamium album

Field Forget-me-not

Myosotis arvensis

White Willow

Salix alba

Field Horsetail

Equisetum arvense

Wild Angelica

Angelica sylvestris

Goat Willow

Salix caprea

Wild Mustard

Sinapis arvensis

Great Willowherb

Epilobium hirsutum

Wood Avens

Geum urbanum

Greater Plantain

Plantago major

Wych Elm

Ulmus glabra

Ground-elder

Aegopodium podagraria

Yorkshire-fog

Holcus lanatus

Hairy Tare

Vicia hirsuta
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Appendix 2. Plates
Plate 1. View northwards from near southern end of western access track

Plate 2. View northwards along western access
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Plate 3. Main area of Application Site

Plate 4. View westwards from eastern end of eastern access track
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ALTON FARM, FALLIN
PLANNING APPLICATION REFERENCE 21/00435/FUL
Statement addressing Flood Risk and Drainage
This Statement has been prepared in support of planning application reference 21/00453/FUL and
addresses the points raised within the Council’s letter of 20th May 2021 regarding Flood Risk and
Drainage.
Flood Risk
The SEPA Flood Map shows clearly that the application site is not subject to any form of flood risk from
either river, surface water or coastal water sources.
The Flood Map clearly shows that the section of the River Forth which lies to the immediate north of
the application site has the potential to overflow on its northern bank onto the lower lying fields which
form the natural flood plain at this locale, with the application site lying at a higher level than those
fields which form the flood plain.
As an indication of potential flood risk drawn from the terms of the SEPA Flood Map is considered to
represent the basis upon which a request for the provision of a Flood Risk Assessment can be
reasonably founded, the absence of any identifiable flood risk in this instance can be taken as a clear
indication that such an assessment is not required to allow the Council to properly and fully assess the
merits of this planning application.
In further support of our position on this matter, it is of note that the application site has not been
subject to any historic incidents of flooding from the River Forth. As incidents of flooding along the
course of the River Forth are well documented, the absence of any records of flooding affecting the
application site is of significance.
Furthermore, the nature of the proposed development, which does not involve any permanent
occupation of the site, is such that even in the hypothetical scenario that the application site were
subject to any form of potential risk of flooding, it would be possible to either cancel events if it were
deemed appropriate to do so in response to any actual risk of flooding or to quickly and safely evacuate
the site should a risk of flooding arise during those limited periods when the site is actually in use.
In view of the matters set out above, it is respectfully submitted that this application does not require
to be supported by a Flood Risk Assessment.
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Drainage
With regards first of all to the means by which surface water discharge will be dealt with it is advised
first of all that all car parking and hardstanding areas within the site boundary will be finished in
permeable materials and as such, the proposed development will not alter the current drainage
arrangements which relate to these areas.
With regards to the proposed building on the site, rainfall from the roof area will be collected and
channelled to the existing network of field drains which drain the existing roof surfaces which comprise
the complex of buildings at Alton Farm.
These existing drains as porous and operate on a filtration basis, with the surface water that they deal
with being discharged along the length of the drains. These drains ultimately lead to the River Forth,
where they discharge at a point above the high tide mark.
In terms of the foul drainage arrangements, it is advised that all foul drainage from the toilet facilities
which will be provided as part of the proposed development will be collected in a single large storage
tank, with an approximate capacity of 5,000 ltrs, which will be emptied as and when required by suitably
qualified private contractors for safe disposal off site at a licenced facility.
As a consequence of this arrangement, the proposed development will not require to connect to any
external foul drainage infrastructure.
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Hi Ritchie,
I refer to the above planning application, upon which comments from the Transport Development
Team have been requested, and which are detailed below.
The application proposes the erection of a marquee for the purposes of hosting weddings. The
proposed venue can accommodate up to 150 guests, and measures approximately 540sqm in area.
46 car parking spaces are to be provided as part of the proposals. I understand that this is a
retrospective planning application.
A Transport Statement (TS) has been submitted in support of the application (prepared on behalf of
the applicant by their transport consultant Andrew Carrie Traffic and Transportation Ltd). The TS has
considered the development proposal within the existing road and transport networks, with
particular focus on the access arrangements, trip generation, road safety and car parking.
Access to the site is proposed via the existing priority junction off the A905 adjacent to the church,
which sits just outside of the eastern 30mph speed restriction for the village, and thereafter via a
private track which links directly to the site. The track doubles as a core path (route code
9078Po/18). The TS has assessed vehicle speeds on the A905 in the vicinity of this junction and
found that vehicles are travelling in excess of the signed speed limit, these being, 36 mph westbound
and 33 mph eastbound. The corresponding visibility splay requirements for this junction, as set out
in Designing Streets, are 2.4m x 59m. The TS has assessed the available splays afforded at the
junction and found that a splay in the region of 2.4m x 35m is available to the west, as a result of the
church boundary wall and railing. Given the substandard nature of this junction it is proposed that a
one-way system be implemented whereby access to the site would be via the existing access track
which serves Alton Farm (via the priority junction with the A905), with all traffic exiting the site via
an existing track which leads back to the A905 via the Bandeath Industrial Estate.
Whilst the principle of a one-way arrangement is acceptable to the Transport Development Team, I
have noted following a site visit that the track which leads from the site to the Bandeath Industrial
Estate access road is in need of upgrade (suggest pothole infill with type-1 or similar would be
sufficient), with visibility splay improvements also needed along the route. There is no lighting along
this track to guide drivers. Having received comments from the Estates Team I understand that
further discussions would be required to ensure an appropriate agreement be reached which ensure
suitable upgrades of the access track, along with a contribution to future maintenance of the council
owned sections of this route be concluded. I also believe that the Industrial Estate is sometimes
closed by a barrier overnight for security purposes, and again this would need to be discussed with
the Estates Team to ensure egress was available when required.
The biggest concern regarding the one-way system is how its use would be enforced to ensure all
vehicles attending a wedding utilise this route. I understand that a planning condition to this effect is
not considered reasonable. If there is no mechanism through the planning process that would allow
the one-way system to be enforced, there is a risk that use of the substandard junction onto the
A905 (adjacent to the Church) will increase as a direct result of this proposal. Unless this issue can be
resolved I am unable to support this application.
I’d be happy to discuss this further with yourself if considered beneficial.
Regards
Neil
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Neil Pirie, Senior Development Control Officer
Infrastructure | Stirling Council | Teith House | Stirling FK7 7QA
T: 01786 233452 | M: 07876 877006 | E: pirien@stirling.gov.uk | W: stirling.gov.uk
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Report of Handling
Application determined under Delegated Powers. The Council’s Scheme of Delegation can be viewed
at https://www.stirling.gov.uk/council-democracy/politicians-elections-democracy/council-constitutionstanding-orders/

REFERENCE NO

21/00435/FUL

PROPOSAL

Change of use of land to form a Wedding Venue involving the
erection of a Marquee (including bar storage and catering),
decking, WC, fencing, car parking, coach parking and
landscaping (Retrospective)

SITE ADDRESS

Alton Farm, Fallin, FK7 7LX,

RECOMMENDATION

Refuse

AGREED BY

Appointed Officer

DATE

18 May 2022

Reason for Report
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. 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.
Development Plan Considerations:
The decision has been made with consideration to the following policies and guidance in the Stirling
Local Development Plan:Policy 1.1: Site Planning
Policy 2.9: Economic Development in the Countryside
Policy 8.1: Biodiversity Duty
Primary Policy 9: Managing Landscape Change

Other Material Considerations
SG: Biodiversity and Landscape /SG28
Summary of Representations
7 letters of support have been received.
Summary of Consultation Responses
NatureScot: No objection and note no adverse impact on the Firth of Forth SPA/SSI.
Roads: Do not support the proposal if proposed one way system cannot be enforced.
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Environmental Health: No comments.
Flooding: No objection.
Previous History
16/00243/NAG Erection of agricultural building APP
18/00066/FUL Change of use of agricultural shed to workshop APP
Officer Assessment
Proposal
The proposal seeks consent to change the use of land at Alton Farm to a wedding venue and would
include the erection of a marquee for bar storage and catering, decking, toilet facilities, car and coach
parking and related fencing and landscaping.
The marquee will have a footprint of approx. 43m by 15m and will extend to a maximum height of 5m.
The Car park will consist of 33 car parking spaces and space for a coach drop off. The plans show
landscaping and a fence height of 2.4m.
Site Description
The site is currently farmland within the countryside just outside the settlement of Fallin. The site
borders the River Forth and the Firth of Forth SPA/SSI.
Assessment
Principle:
In terms of Policy 2.9, the use of the site for the proposed purpose can be supported. Policy 2.9
supports economic development in the countryside, particularly closer to existing towns and villages.
Whilst the use is not strictly required to have a countryside location, it is considered a suitable use for
a countryside location and likely to support the rural economy.
Design and layout:
The design and layout of the proposal is supported. The site location and marquee will be attractive
to users given its proximity to the riverside and the layout is designed to take advantage of this
location. In terms of Policy 1.1, it is considered that the siting of the development will complement
and connect with its surroundings and be of a high quality design. Although it is considered that
further details of materials and landscaping could be secured by condition.
Primary Policy 9 states that outwith designated landscape areas developments must demonstrate
capacity of the local landscape to absorb the development. SG: Landscape and Biodiversity notes
that the site is within character area L1 (Carse East of Stirling). This landscape is noted as having
high sensitivity to changes in landscape character due to role and importance of the open landscape
in the setting of key natural and cultural heritage features; sensitivities which are heightened south of
the river around Fallin and Throsk; and that cumulative effects of smaller developments are of as
much concern as individual large-scale developments in terms of eroding the distinct identity and
quality of the landscape.
Despite the building having a large footprint, its relatively low height and design will not appear
obtrusive in the landscape. It is therefore considered that when read cumulatively with adjoining
developments it will not result in an unacceptable impact. Due to its scale and position, it is also not
considered to have a detrimental impact on longer range views to the surrounding landscape and
cultural assets, such as Stirling Castle.
Biodiversity:
The key consideration in relation to biodiversity is impact on the Firth of Forth SPA and SSI. The
advice from NatureScot is that the development is not likely to have a material impact on these
protected areas.
A Preliminary Ecological Appraisal was also requested from the applicant. The submitted appraisal
C:\USERS\MCFARL~1\APPDATA\LOCAL\TEMP\UFM4_REPORT_OF_HANDLING.RTF

105
concluded that none of the habitats within the study area were notable for their rarity, quality, or
extent, and it considered the habitats unremarkable and common.
Habitats and botanical species are therefore not an ecological constraint for development at this site.
The conclusion of the appraisal notes that it is considered that soft landscaping for the proposed
development will actually enhance the Development Site for biodiversity in the long-term through tree
establishment, hedgerows, amenity lawns where birds and invertebrates may feed, and there is good
scope for biodiversity enhancement around the proposed SUDs area including use of species-rich
native grassland mixes, pollinator mixes, hedgerow foot mixes, short-turf species-rich mixes, and
wildflower meadow mixes, and use of species-rich native mixes of shrubs and trees for any scrub and
woodland plantings in open space. The Planning Authority agrees with this conclusion and as noted
above would seek to secure further detail of all proposed landscaping by condition.
It is also noted from the appraisal that it is recommended that a pre-construction walk over is carried
out with respect to breeding birds; again this could be covered by condition.
Access:
Access to and from the site is a key issue in determining the acceptability of the development. The
existing access is considered substandard and due to practical issues, it cannot be upgraded to the
required standard. There is concern that whilst access can be taken from this junction, it is not
suitable as an exit point. To resolve this the applicant has proposed a one way system to enter the
site from the A905 and exit the site via the Bandeath Industrial Estate. This is considered a sensible
solution and would resolve road safety concerns by removing the ability for vehicles to exit the site
from the current access.
This solution, whilst sensible, has practical limitations in its implementation. Notwithstanding issues
surrounding legal rights of access through the industrial estate, which is not a planning matter, the
Planning Authority requires a clear mechanism to require installation of the one way system and a
way to enforce it. However, the road in question is a private road, which severely curtails the ability to
require and enforce such a solution. A negative suspensive condition and Legal Agreement have
been explored in conjunction with the applicant and the Council's legal advisors, however, it has been
concluded that these mechanisms are not able to provide the Planning Authority with adequate
control.
The applicant has provided further information and this has been considered by the Roads Officers,
however, the information does not address the concerns related to this development and how this can
be satisfactorily mitigated. The issue therefore remains unresolved with the Planning Authority unable
to address the issue of the substandard access and impact on road safety.
In summary, whilst the principle of the development is acceptable and other matters are deemed
acceptable subject to conditions, the development is unable to show that there will not be a
detrimental impact on road safety in line with Policy 1.1(a) as it cannot be safely accessed.
Conclusion
Overall, the proposal is not considered to comply with Policy 1.1(a) as it cannot be safely accessed
and no material considerations indicate otherwise.
Summary of Main Issues Raised In Respect of:
Any Environmental Statement submitted.
Any assessment under Conservation (Natural Habitats &c.) Regulations 1994 carried out.
Any Design Statement or Design and Access Statement submitted.
Any report on impact or potential impact of the proposed development (e.g. retail, transport, noise or
risk of flooding) submitted.
Not Applicable.
Section 75 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
C:\USERS\MCFARL~1\APPDATA\LOCAL\TEMP\UFM4_REPORT_OF_HANDLING.RTF
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None.
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.
Local Application
This application is classified as a 'local application' and as such is processed under delegated powers,
unless one of the below criteria is met
- Ward member referral within 25 days of validation or marker set within 25 days and member referral
following recommendation - NO
- Recommendation to approve where there are five or more objections - NO
- Council financial interest and proposal contrary to Development Plan - NO
- The application is made by a member of the Planning Authority - NO
- Recommendation to approve where the proposal is a significant departure from the Local
Development Plan - NO
- The application requires to be notified to Scottish Ministers - NO
Schedule of Plans Determined
Stirling Council
Plan No.

Name

Ref on Plan

Status

01

Location Plan

Decision

02

Site Plan

Decision

03

Site Plan

Decision

04

Floor Plans

Decision

05

Elevations

Decision

06

Elevations

Decision

07

Details

Decision

Equalities Impact Assessment
This application was assessed in terms of equality and human rights. Any impact has been identified
in the Consideration/Assessment section of this report.
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abc

Decision Notice

APPLICATION NUMBER

Mrs Audrey Davidson
per Andrew Bennie Planning Limited
3 Abbotts Court
Dullatur
G68 0AP

21/00435/FUL
DECISION LEVEL

Delegated

Refusal of Planning Permission
Stirling Council refuses Planning Permission for the proposals described below, on the application form and on
the accompanying plans.
Description of the proposed development
Change of use of land to form a Wedding Venue involving the erection of a Marquee (including bar storage and
catering), decking, WC, fencing, car parking, coach parking and landscaping (Retrospective)
Location of the proposed development
Alton Farm Fallin FK7 7LX
The Council’s reasons for refusal are:1

In the opinion of the Planning Authority, the proposed development does not comply with Policy 1.1(a) of
the Stirling Local Development Plan 2018 as it cannot be safely accessed and the proposed solution
cannot be adequately controlled to the satisfaction of the Planning Authority by planning condition or
Legal Agreement.

Date 18 May 2022

Service Manager
Planning & Building Standards

Schedule of Plans Refused - Plans can be viewed online at www.stirling.gov.uk/onlineplanning
Stirling Council
Plan No.

Name

Ref on Plan

Status

01

Location Plan

Decision

02

Site Plan

Decision

03

Site Plan

Decision

04

Floor Plans

Decision

05

Elevations

Decision

06

Elevations

Decision

07

Details

Decision

Stirling Council, Planning, Teith House, Kerse Road, Stirling FK7 7QA. Tel: (01786) 233660
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Reason for Decision
Overall, the proposal is not considered to comply with Policy 1.1(a) as it cannot be safely accessed and no
material considerations indicate otherwise.
This Decision Notice is issued under the Town and Country Planning (Scotland) Acts. It should be read, together
with the accompanying plans; if any details differ, then the Decision Notice takes priority.
This Decision Notice neither gives nor implies a decision on a Building Warrant or under any other legislation.

Your Rights of Appeal
Town and Country Planning (Scotland) Act 1997
1.

If the applicant is aggrieved by the decision of the Planning Authority:(a)
(b)
(c)

To refuse planning permission for the proposed development;
To refuse approval, consent or agreement required by a condition imposed on a grant of planning
permission;
To grant planning permission or any approval, consent or agreement subject to conditions,

the applicant may require the Planning Authority to review the case under Section 43A of the Town and
Country Planning (Scotland) Act 1997 within three months beginning with the date of this Notice. The
Notice of Review can be made online at www.eplanning.scot or forms can be downloaded from that
website and sent to Head of Legal Services, Stirling Council, Old Viewforth, Stirling, FK8 2ET.
2.

If permission to develop land is refused or granted subject to conditions and the owner of the land
claims that the land has become incapable of reasonably beneficial use in its existing state and cannot
be rendered capable of reasonably beneficial use by the carrying out of any development which has
been or would be permitted, the owner of the land may serve on the Planning Authority a purchase
notice requiring the purchase of the owner of the land’s interest in the land in accordance with Part 5 of
the Town and Country Planning (Scotland) Act 1997.
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Item 3b

Hi Ritchie,
I refer to the above planning application, upon which comments from the Transport Development
Team have been requested, and which are detailed below.
The application proposes the erection of a marquee for the purposes of hosting weddings. The
proposed venue can accommodate up to 150 guests, and measures approximately 540sqm in area.
46 car parking spaces are to be provided as part of the proposals. I understand that this is a
retrospective planning application.
A Transport Statement (TS) has been submitted in support of the application (prepared on behalf of
the applicant by their transport consultant Andrew Carrie Traffic and Transportation Ltd). The TS has
considered the development proposal within the existing road and transport networks, with
particular focus on the access arrangements, trip generation, road safety and car parking.
Access to the site is proposed via the existing priority junction off the A905 adjacent to the church,
which sits just outside of the eastern 30mph speed restriction for the village, and thereafter via a
private track which links directly to the site. The track doubles as a core path (route code
9078Po/18). The TS has assessed vehicle speeds on the A905 in the vicinity of this junction and
found that vehicles are travelling in excess of the signed speed limit, these being, 36 mph westbound
and 33 mph eastbound. The corresponding visibility splay requirements for this junction, as set out
in Designing Streets, are 2.4m x 59m. The TS has assessed the available splays afforded at the
junction and found that a splay in the region of 2.4m x 35m is available to the west, as a result of the
church boundary wall and railing. Given the substandard nature of this junction it is proposed that a
one-way system be implemented whereby access to the site would be via the existing access track
which serves Alton Farm (via the priority junction with the A905), with all traffic exiting the site via
an existing track which leads back to the A905 via the Bandeath Industrial Estate.
Whilst the principle of a one-way arrangement is acceptable to the Transport Development Team, I
have noted following a site visit that the track which leads from the site to the Bandeath Industrial
Estate access road is in need of upgrade (suggest pothole infill with type-1 or similar would be
sufficient), with visibility splay improvements also needed along the route. There is no lighting along
this track to guide drivers. Having received comments from the Estates Team I understand that
further discussions would be required to ensure an appropriate agreement be reached which ensure
suitable upgrades of the access track, along with a contribution to future maintenance of the council
owned sections of this route be concluded. I also believe that the Industrial Estate is sometimes
closed by a barrier overnight for security purposes, and again this would need to be discussed with
the Estates Team to ensure egress was available when required.
The biggest concern regarding the one-way system is how its use would be enforced to ensure all
vehicles attending a wedding utilise this route. I understand that a planning condition to this effect is
not considered reasonable. If there is no mechanism through the planning process that would allow
the one-way system to be enforced, there is a risk that use of the substandard junction onto the
A905 (adjacent to the Church) will increase as a direct result of this proposal. Unless this issue can be
resolved I am unable to support this application.
I’d be happy to discuss this further with yourself if considered beneficial.
Regards
Neil
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Neil Pirie, Senior Development Control Officer
Infrastructure | Stirling Council | Teith House | Stirling FK7 7QA
T: 01786 233452 | M: 07876 877006 | E: pirien@stirling.gov.uk | W: stirling.gov.uk
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From:Amy Thorogood
Sent:Thu, 4 Nov 2021 13:29:55 +0000
To:planning support
Subject:FW: 21/00435/FUL
From: Kirsty Cheape <cheapek@stirling.gov.uk>
Sent: 04 November 2021 11:40
To: EHplanningconsultations <EHplanningconsultations@stirling.gov.uk>
Cc: Amy Thorogood <thorogooda@stirling.gov.uk>
Subject: 21/00435/FUL

In response to the consultation for the change of use of land to form a wedding venue involving the
erection of a marquee (including bar storage and catering), decking, WC, fencing, car parking, coach
parking and landscaping (retrospective) at Alton Farm, Fallin, FK7 7LX, I have no adverse comments to
make.

Regards

Kirsty Cheape, Environmental Health Officer
Regulatory Services | Stirling Council | Endrick House | Stirling FK7 7SZ
T: 01786 233652 | M: 07464 988 648 | E: cheapek@stirling.gov.uk | W: stirling.gov.uk

Please note my working days are Mon, Wed, Thurs and Fri.
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Amy Thorogood
Stirling Council
Planning
Teith House,
Kerse Road
Stirling,
FK7 7QA

Environment and Place
Stirling Council
Roads and Land
Kerse Road
Stirling
FK7 7SZ
Senior Manager: Bruce Reekie
Tel: 01786 404040
Email: flooding@stirling.gov.uk
Planning Ref: 21/00435/FUL
Council Ref: 551
Date: 5 November 2021

Dear Amy Thorogood
Planning Consultation Response 21/00435/FUL, Change of use of land to form a
Wedding Venue involving the erection of a Marquee (including bar storage and
catering), decking, WC, fencing, car parking, coach parking and landscaping
(Retrospective) | Alton Farm Fallin FK7 7LX
Thank you for the consultation. This site lies out with flood risk zones according to the SEPA
flood maps and Stirling Council hold no records of flooding in this area. Permeable surface
materials are also being constructed to reduce the risk from surface water flooding. Therefore
we recommend no objection to this development.
This information is based on the accuracy and completeness of information supplied by the
applicant or those working on their behalf. SEPA have a role to play as statutory consultee.
Yours sincerely,
Ryan Allan Campbell
Assistant Flood Officer

*
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From:
Sent:
To:
Subject:

Megan Jones
14 Jun 2021 15:08:40 +0000
planningconsultations
NatureScot response RE: 21/00435/FUL-RG - Planning Application Consultation

Dear Ritchie
Thank you for consulting NatureScot in relation to the retrospective (in part) planning application for a
marquee wedding venue at Alton Farm, Fallin.
The marquee is located to the east of Fallin, just over 1km from the Firth of Forth Special Protection Area
(SPA) and Site of Special Scientific Interest (SSSI) which are classified for their over-wintering and
passage populations of waders and waterfowl. There are natural heritage interests of international
importance on the site, but in our view, these will not be adversely affected by the proposal.
Our advice is that this proposal is likely to have a significant effect on the qualifying interests of the SPA /
SSSI. Consequently, Stirling Council, as competent authority, is required to carry out an appropriate
assessment in view of the site’s conservation objectives for its qualifying interests. To help you do this we
advise that based on the location and scale of the proposals, and the information provided, our
conclusion is that the proposal will not adversely affect the integrity of the site. The appraisal we carried
out considered the impact of the proposals as follows:






It is likely with a marquee event venue that the greater proportion of events will be held in the
summer. The qualifying species of the SPA and SSSI are overwintering and passage populations,
and as such will not be present during peak event times. Given this, should events take place
while birds are present;
One of the main negative pressures on the bird populations is disturbance by visitors and dog
walkers who approach feeding areas directly. There is no direct access from the marquee area to
approach any feeding grounds, and at over 1km distant and with no footpath etc. people
attending events here are unlikely to walk to the SPA.
Light and sound – wedding parties may have music, and sound can cause disturbance. However,
as the venue is on open ground sound will disperse rather than be directed to the north-east.
There are several farms and industrial installations in the vicinity, which will produce a level of
background noise to which any birds in the vicinity will be habituated. The level of sound likely to
reach the SPA from the venue location will not exceed this background level. Similarly with
lighting, viewing the venue from the direction of the SPA will have the town of Fallin in the
background, therefore the venue will not stand out.

Based on this assessment our advice is that there will be no adverse effect on the integrity of the Firth of
Forth SPA / SSSI.
If you would like any further information or to discuss this further please contact me,
Kind regards
Megan
Megan Jones | Area Officer
NatureScot | Strathallan House | Castle Business Park | Stirling | FK9 4TZ | 01738 458676
nature.scot | @nature_scot | Scotland’s Nature Agency | Buidheann Nàdair na h-Alba
Working hours |Monday |Thursday | Friday
This advice is provided by Scottish Natural Heritage, acting under its operating name NatureScot
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-----Original Message----From: planningconsultations@stirling.gov.uk <planningconsultations@stirling.gov.uk>
Sent: 01 June 2021 16:16
To: FORTH <FORTH@nature.scot>
Subject: 21/00435/FUL-RG - Planning Application Consultati on
Please note that documents may not be available immediately Please leave at least 24 hours before
trying to access them Thank you for your patience

This email and any attachments are intended solely for the individual or organisation to which they are
addressed and may be confidential and/or legally privileged. If you have received this email in error
please let us know at info@stirling.gov.uk and then delete it. Please check this email and any
attachments for the presence of viruses as Stirling Council accepts no liability for any harm caused to the
addressees' systems or data. Stirling Council may monitor its email system. Stirling Council accepts no
liability for personal emails.
Stirling Council.<http://www.stirling.gov.uk>

[Living Wage Employer]
NatureScot is the operating name of Scottish Natural Heritage.
-**********************************************************************
This email and any files transmitted with it are confidential and
intended solely for the use of the individual or entity to whom they
are addressed. If you have received this email in error please
notify the system manager or the sender.
Please note that for business purposes, outgoing and incoming
emails from and to NatureScot may be monitored.

Tha am post-dealain seo agus fiosrachadh sam bith na chois
dìomhair agus airson an neach no buidheann ainmichte amhàin. Mas e gun d’ fhuair sibh am post-dealain seo le
mearachd, cuiribh fios dhan manaidsear-siostaim no neachsgrìobhaidh.
Thoiribh an aire airson adhbharan gnothaich, ‘s dòcha gun tèid
sùil a chumail air puist-dealain a’ tighinn a-steach agus a’ dol amach bho NatureScot.
*************************************************************
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Comments for Planning Application 21/00435/FUL
Application Summary
Application Number: 21/00435/FUL
Address: Alton Farm Fallin FK7 7LX
Proposal: Change of use of land to form a Wedding Venue involving the erection of a Marquee
(including bar storage and catering), decking, WC, fencing, car parking, coach parking and
landscaping (Retrospective)
Case Officer: Ritchie Gillies
Customer Details
Name: Ms Sarah Reid
Address: 2 Longstone Grove, Edinburgh EH14 2BU
Comment Details
Commenter Type: Member of Public
Stance: Customer made comments in support of the Planning Application
Comment Reasons:
Comment:A comment in support from a member of the public who works with the industry and
local area.
A change of use would be positive for the local economy and would help to bring much needed
business into the wedding, hospitality and hotel industries within the area. The venue is situated
away from any boundaries so as not to bother surrounding neighbours. The venue is not imposing
and compliments whilst also highlighting the local landscape.
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Comments for Planning Application 21/00435/FUL
Application Summary
Application Number: 21/00435/FUL
Address: Alton Farm Fallin FK7 7LX
Proposal: Change of use of land to form a Wedding Venue involving the erection of a Marquee
(including bar storage and catering), decking, WC, fencing, car parking, coach parking and
landscaping (Retrospective)
Case Officer: Ritchie Gillies
Customer Details
Name: Mrs Nicola Mackenzie
Address: 23 Munnoch Way, Plean FK7 8GA
Comment Details
Commenter Type: Member of Public
Stance: Customer made comments neither objecting to or supporting the Planning Application
Comment Reasons:
Comment:I support this proposal, this opportunity will create jobs and also give crucial business to
small local suppliers as the venue are committed to using local produce from the stirling area, this
will help them to come out the difficult year caused by the pandemic.
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From:Wendy Holt
Sent:10 Jun 2021 14:30:42 +0100
To:planning
Subject:Alton Farm change of use of land to wedding venue
Dear Planning Committee,
I write in support of the change of use of land at Alton Farm for a variety of reasons:Like many over the past 15 months the applicants income suffered and they looked to find a way to
strengthen their income stream and diversify….as many other farms with land have had to do.
The wedding venue area is not close to other residences, access is via a private road, the marquee is
screened from the village with an existing tree/hedge line and would therefore not adversely affect local
people.
The wedding venue will benefit the local area by providing revenue to the suppliers for the
occasions…florists, vehicle hire, personal grooming businesses, food and drink supply companies, waiting
and bar staff, cleaning companies, photographers, musicians, lighting.
I hope that this retrospective application will be looked upon favourably.
Yours faithfully,
Wendy Holt
Mallard Cottage
FK77LL

Sent from my iPad
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Comments for Planning Application 21/00435/FUL
Application Summary
Application Number: 21/00435/FUL
Address: Alton Farm Fallin FK7 7LX
Proposal: Change of use of land to form a Wedding Venue involving the erection of a Marquee
(including bar storage and catering), decking, WC, fencing, car parking, coach parking and
landscaping (Retrospective)
Case Officer: Ritchie Gillies
Customer Details
Name: Mrs Anne Tarr
Address: Anglesey, 7 Upper Glen Road, Bridge Of Allan, Stirling FK9 4PX
Comment Details
Commenter Type: Member of Public
Stance: Customer made comments in support of the Planning Application
Comment Reasons:
Comment:Having seen the plans for this wedding venue and event centre, I can only say what a
wonderful opportunity for the people of Fallin to encourage tourism and hospitality within the
surrounding area and offer employment to the local community. Such a picturesque and unique
setting, it will be a credit to Forth Valley and provide jobs in leisure and hospitality to locals and
much needed employment for bands, DJs and wedding/events entertainers.
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Comments for Planning Application 21/00435/FUL
Application Summary
Application Number: 21/00435/FUL
Address: Alton Farm Fallin FK7 7LX
Proposal: Change of use of land to form a Wedding Venue involving the erection of a Marquee
(including bar storage and catering), decking, WC, fencing, car parking, coach parking and
landscaping (Retrospective)
Case Officer: Ritchie Gillies
Customer Details
Name: Mrs Louise Murray
Address: Easter Cornton Grange, Easter Cornton Road, Causewayhead, Stirling FK9 5PB
Comment Details
Commenter Type: Member of Public
Stance: Customer made comments in support of the Planning Application
Comment Reasons:
Comment:This is a stunning location for Weddings - by developing this site, many more people will
be able to enjoy the beautiful view across the river to the Ochil Hills which remains hidden at the
moment. It may also provide a Covid -safe venue for social gatherings and celebrations, which will
provide employment in an area where jobs are needed.
The improvements to the access road will also improve the local area.
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Comments for Planning Application 21/00435/FUL
Application Summary
Application Number: 21/00435/FUL
Address: Alton Farm Fallin FK7 7LX
Proposal: Change of use of land to form a Wedding Venue involving the erection of a Marquee
(including bar storage and catering), decking, WC, fencing, car parking, coach parking and
landscaping (Retrospective)
Case Officer: Ritchie Gillies
Customer Details
Name: Mr Lee Duncan
Address: 2 Longstone Grove, Edinburgh EH14 2BU
Comment Details
Commenter Type: Member of Public
Stance: Customer made comments in support of the Planning Application
Comment Reasons:
Comment:I am commenting as a member of the public that works in the wedding industry, mainly
in the central belt, with couples and different wedding venues.
A wedding venue in the area would be positive for the local economy and would help to bring
much needed business into the wedding, hospitality and hotel industries who have suffered so
much over the last 18 months. This venue would be very attractive to my clients as it has beautiful
surrounding area and is not imposing on the local landscape. The venue itself provides lots of
flexibility, especially in a post covid world.
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Comments for Planning Application 21/00435/FUL
Application Summary
Application Number: 21/00435/FUL
Address: Alton Farm Fallin FK7 7LX
Proposal: Change of use of land to form a Wedding Venue involving the erection of a Marquee
(including bar storage and catering), decking, WC, fencing, car parking, coach parking and
landscaping (Retrospective)
Case Officer: Ritchie Gillies
Customer Details
Name: Mr Matthew Masterson
Address: Alexa Business Park, Main Street, Fallin, Stirling FK7 7HT
Comment Details
Commenter Type: Neighbour
Stance: Customer made comments in support of the Planning Application
Comment Reasons:
Comment:I wish to add my support for this planning application. I feel it would be a fantastic
addition to the local economy, helping to bring jobs to the area for local people and businesses at
a time when this kind of initiative is greatly required! I would expect the jobs would be likely to
include bar and waiting staff, cleaners, gardeners, catering companies and very large list of
suppliers, as well as a great deal more.
There is nothing like it in the Stirling area with much of this work being lost to neighbouring
districts. I would imagine it is likely to bring a large amount of visitors to the City whilst they attend
weddings and events here.
The setting looks extremely picturesque and allows visitors the chance to see the beautiful
countryside and landscapes that Stirling has to offer. It appears to be a good distance from the
neighbouring farm and residencial properties which is likely to allow wedding guests to enjoy the
peaceful and tranquil setting.
It's a great feeling to see people thinking outside the box and being creative at a time when the
country needs all the help it can get to get back on it's feet.

122

123

,WHPF

Further Representation – Planning

Officers would like to make members of the LRB aware that discussions took place between
the case officer and colleagues from the Council’s legal team in order to address the road
safety issue. As per the Report of Handling, there is no mechanism that exists that would
enable the Council to retain satisfactory control of, or the ability to monitor, the road safety
issue associated with the proposed development.
An appropriately worded condition could not be found that would enable any condition to be
reasonable, enforceable or competent. The issue of being reasonable, enforceable and
competent is the same for a Section 75 mechanism.
It is on this basis, as per the Report of Handling, that the application was refused due to the
unacceptable road safety impact and inability for this to be mitigated.
As per LRB procedures, draft conditions have been requested from officers in the event that
Members are minded to approve the development. A draft condition has been provided,
however, it is recommended that Members seek advice on the competency of such a
condition prior to reaching their decision.

Michael Mulgrew
Development Management Team Leader
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Draft Conditions
1.

Further Details: Prior to the commencement of work on site the following additional
details shall be submitted to and approved in writing by the Planning Authority:a)

Details of all external facing materials, including colour and finish.

b)

Details of all hard and soft landscaping, including all boundary treatments

Following the approval of the above required additional details, these works shall be
implemented concurrently with the remainder of the development and completed
prior to the development being brought in to use (or other phasing agreed in writing
with the Planning Authority) and thereafter retained, maintained, or reinstated, to the
satisfaction of the Planning Authority.
2.

Breeding Birds: Any site works during the breeding bird season (March – July) shall
be preceeded by a walkover bird survey. The outcome of this survey shall be
submitted for the written approval of the Planning Authority prior to any works taking
place. Should any active nests or dependent young be found, they must be protected
until the breeding cycle is complete.

3.

Traffic: Details of how wedding venue traffic is to be managed and details of how any
one-way system will be implemented, enforced and traffic prevented from exiting to
the A905 via the existing access track shall be submitted to, and approved in writing
by, the Planning Authority, in conjunction of the roads authority, prior to the
implementation of this consent.
Following the approval of the above required additional details, these works shall be
implemented concurrently with the remainder of the development and completed
prior to the development being brought in to use (or other phasing agreed in writing
with the Planning Authority) and thereafter retained, maintained, or reinstated, to the
satisfaction of the Planning Authority.

Reasons
1.

To ensure that adequate details are submitted covering these matters in the interests
of ensuring that the development, when implemented, is of the highest quality.

2.

In the interests of protecting any breeding birds that may be present on the site.

3.

In the interests of road safety due to the existing substandard access to the site from
the A905.
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Policy 1.1: Site Planning
All new development, including alterations and extensions to existing buildings, are required
to contribute, in a positive manner, to quality of the surrounding built and natural
environment. All proposals are therefore expected to meet the following criteria (where
relevant):
(a) The siting, layout and density of new development should; contribute towards or create a
coherent structure of streets, spaces and buildings; respect, complement and connect with
its surroundings; be safely accessed; and create a sense of identity within the development.
(b) All new development should consider and respect site topography, and any surrounding
important landmarks (built or natural), views or skylines.
(c) The design should be appropriate to both any building to which it relates, and the wider
surroundings in terms of appearance, position, height, scale, massing, and should use
materials, finishes and colours which complement those prevalent.
(d) In urban settings in particular, buildings should be positioned so as to respect an existing
building line, or establish one where none exists. Thereafter, access, uses and orientation of
principal elevations should reinforce the street or areas of open space.
(e) All buildings, streets and open spaces should be considered and designed in a manner
so as to create safe, accessible, inclusive places for people, which are easily navigable,
particularly on foot, bicycle and public transport. Any core path, established rights of way,
and other important access routes should be protected and retained.
(f) It should be demonstrated that buildings and spaces have been designed with future
adaptability in mind wherever possible and appropriate.
(g) Existing buildings, structures and natural features that contribute to local townscape and
biodiversity should be retained and sensitively integrated into proposals.
(h) Consider and plan for how the development will be serviced including the potential for
heat networks and ensuring that adequate space is given to facilitating recycling and the
storage of waste bins.
All new development should comply with SG: Placemaking which supports this policy by
providing detailed guidance on all aspects of site planning and design.
Policy 2.9: Economic Development in the Countryside
(a) In order to support a healthy and vibrant rural economy, developments supporting rural
economic activity in the Countryside* will be encouraged to locate:
(i) In and around the Rural Activity Areas;
(ii) Close to villages, where there is a greater possibility for a realistic choice of access; or
(iii) Where redundant or under-utilised buildings can be used, and particularly where
traditional rural buildings can be restored and re-used, including as part of a mixed-used
development (see also Policy 2.8 and SG: Placemaking).
(b) Businesses based on recreational activities that have a site-specific need for a
Countryside location will be encouraged.
(c) Smaller-scale developments that are compatible with neighbouring residential properties
may be permitted in Building Groups and Infill situations (as defined in Policy 2.10 and SG:
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Housing in the Countryside) or as part of Farm Steading developments (see SG:
Placemaking).
[SG: Housing in the Countryside and SG: Placemaking support this policy by providing
locational and siting guidance for economic development in the countryside].
[*Countryside is defined by the Countryside Policy Boundary shown on the Proposals Maps].
Policy 8.1: Biodiversity Duty
(a) All development proposals will be assessed for their potential impact upon biodiversity.
This may be a specific impact on species or habitats at the proposed site, or cumulative
impact if the species or habitats have a restricted distribution.
(b) Developments likely to lead to a significant loss of biodiversity (relative to the Stirling
Biodiversity Action Plan, the Scottish Biodiversity List and ‘Natural Heritage Futures’) will
only be supported if the Planning Authority is satisfied that adequate provision can be made
on or off site to maintain species populations and / or create or enhance comparable habitats
such that overall biodiversity is maintained.
[SG: Landscape and Biodiversity supports this policy by outlining what the general
biodiversity interest is in the area, and provides guidance on surveying for biodiversity and
links to natural heritage information].
Primary Policy 9: Managing Landscape Change
(a) The integrity, character and special qualities of key areas of nationally and locally valued
landscapes will be protected. Elsewhere, landscape and visual impacts will be important
considerations in determining all proposals for development and land use change. A
principle of facilitating positive change, including repairing past damage, will be followed. All
development proposals should comply with the following:
(i) Recognise the reasons for any special landscape designation that applies, and take
account of guidance as to the types and scales of development that may be acceptable (see
Policy 9.1 and SG: Landscape and Biodiversity).
(ii) Outwith designated landscape areas (including areas of wild land) demonstrate that the
capacity of the local landscape to accommodate new development of the type and scale
envisaged has been take into account, with reference to the guidance included with the
landscape character assessments (see SG: Landscape and Biodiversity).
(iii) Avoid adverse cumulative effects on landscape character and visual amenity.
(iv) Include appropriate provision for landscape and planting works to maintain or enhance
landscape quality and contribute to enhancing the Green Network.
(b) Large-scale development or land-use change delivering proven public benefits, but
otherwise at variance with existing landscape character, should make provision for the
creation of new, high quality landscapes with their own distinctive character.
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EXTRACT of MINUTES of MEETING of the LOCAL REVIEW BODY held on TUESDAY 18
OCTOBER 2022

LR10 APPLICATION FOR REVIEW
CHANGE OF USE OF LAND TO FORM A WEDDING VENUE INVOLVING THE
ERECTION OF A MARQUEE (INCLUDING BAR STORAGE AND CATERING),
DECKING, WC, FENCING, CAR PARKING, COACH PARKING AND
LANDSCAPING (RETROSPECTIVE) – ALTON FARM, FALLIN, FK7 7LX –
AUDREY DAVIDSON
APPLICATION NO: 21/00435/FUL
Members considered a Notice of Review submitted by the Applicant’s Agent, seeking
a review of the decision by the Appointed Officer of the Council to refuse planning
permission for the change of use of land to form a wedding venue and associated
infrastructure at Alton Farm, Fallin.
The Planning Adviser described the proposal, the reasons for the Appointed Officer’s
decision and the grounds for the Notice of Review. He provided a visual presentation
which included location details and photographs of the site.
The Local Review Body agreed:1.

that there was insufficient information before it to decide the matter without
further procedure;

2.

that a site visit take place;

3.

that the matter be duly referred to a future meeting of the Local Review Body.
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