
NOTICE OF MEETING 

A MEETING of the PRE-DETERMINATION HEARING COMMITTEE will be held 
as a Virtual Meeting by MICROSOFT TEAMS on THURSDAY 10 MARCH 2022 at 
11.00 am 

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 held via Microsoft Teams and will be broadcast 
live via the Stirling Council YouTube page at:  
https://www.youtube.com/user/stirlingcouncil  

A recording of the meeting will also be made publicly available on the Council’s 
YouTube page following the meeting. 

JULIA MCAFEE 
Chief Officer – Governance 

Clerk to the Council 

4 March 2022 

A G E N D A

1. APOLOGIES

2. DECLARATIONS OF INTEREST

3. ERECTION OF NEW SUBSTATION COMPOUND, WITH ASSOCIATED WORKS 
INCLUDING EQUIPMENT BASES, ASSOCIATED STRUCTURES AND HV 
EQUIPMENT, THE INSTALLATION OF TWO GRID TRANSFORMERS, A 
CONTROL ROOM BUILDING, WATER SUPPLY BOREHOLE AND UPGRADE OF 
EXISTING ACCESS TRACKS.  AT LOCHAY POWER STATION, KILLIN, FK21 
8UA - SCOTTISH HYDRO ELECTRIC TRANSMISSION PLC - 21/00570/FUL 
Report by Senior Manager - Infrastructure (Pages 1 – 30)

(For further information contact: 
Karen Swan, Committee Officer on swank@stirling.gov.uk, 01786 233081 or 

David McDougall, Governance Officer on mcdougalld@stirling.gov.uk, 01786 233068) 



 
 



Stirling Council  Agenda Item No. 3 

Pre Determination Hearing 
Committee  

Date of 
Meeting:  10 March 2022 

Not Exempt 

Erection Of New Substation Compound, With Associated Works 
Including Equipment Bases, Associated Structures And HV 
Equipment, The Installation Of Two Grid Transformers, A 
Control Room Building, Water Supply Borehole And Upgrade 
Of Existing Access Tracks. At Lochay Power Station, Killin, 
FK21 8UA - Scottish Hydro Electric Transmission Plc - 
21/00570/FUL 

 

Purpose & Summary  
Full planning permission is sought for a new electricity substation compound, with 
associated works including: equipment bases, associated structures, equipment, the 
installation of two grid transformers, a control room building, water supply borehole and the 
upgrade of existing access tracks on land adjacent to the existing Lochay Power Station, 
Killin.  The site is owned and managed by Scottish Hydro Electric Transmission PLC.  The 
application also seeks (under Section 58 of the Town and Country Planning (Scotland) Act 
1997 (as amended)) to extend the period of consent to five years.  This is to allow sufficient 
time to proceed with the detailed design and to allow for any alterations or changes in the 
programme for delivery of the proposed Development. 

The size of the replacement and relocation of the grid transformers falls under the National 
Planning Framework 3 Annex 3 description of High Voltage Electricity Transmission 
Network, and is therefore categorised as ‘National Development’ under the Town and 
Country Planning (Hierarchy of Development) (Scotland) Regulations 2009 (The Hierarchy 
Regulations).  National developments require determination by Full Council in accordance 
with the Council’s Scheme of Delegation for determining planning applications.  
Furthermore, applications going to Full Council are required to be considered by a Pre- 
Determination Hearing Committee.  

This report forms the Report of Handling for the planning application in compliance with the 
Town and Country Planning (Development Management Procedure) (Scotland) Regulations 
2013. 

 

Recommendations  
The Pre Determination Hearing Committee is asked to: 

1. hear the submissions from the participants in the Hearing; 

2. to note that the application will be reported to Full Council for determination; and 
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3. to note that the officer recommendation to the Full Council will be that Council 
approves the application subject to the conditions set out at Appendix 1.  

 

Resource Implications  
Not applicable. 

 

Legal & Risk Implications  
Not applicable  

 

1. Background  
1.1. Not applicable. 

 

2. Considerations 
The Site 

2.1 Site Location:  The application site is located on greenfield land directly 
north and east of the existing Lochay hydro Power Station, approximately four 
kilometres west of Killin, within Glen Lochay.  The River Lochay runs from 
west to east and sits to the south of the site. 

2.2 Site Context:  The area within the red line boundary extends to 
approximately 1.37 Hectares and is bounded to the north and east by a public 
road, to the south/west by an existing access road and the Lochay Hydro 
Power Station, and to the west/north-west by semi-improved grassland and 
woodland.  Existing vegetation is present within and adjacent to the site and 
with the surrounding land slopes upwards to the north and downwards to the 
south. 

2.3 Landscape Character:  The site is located within the landscape character 
area of Glen Lochay (5) which forms part of the River Valleys Lowland 
Landscape Type (LLT).  This is referred to as Wooded Glen in the Landscape 
Character Assessment (LCA) Supplementary Guidance.  There are no 
national landscape designations within the study area.  It is noted that the 
edge of the ‘Loch Lomond and Trossachs National Park’ is approximately two 
kilometres to the south, and the ‘Loch Rannoch and Glen Lyon National 
Scenic Area’ is located to the northeast of the Hydro Station outside the two 
kilometres study area used for the submitted Landscape Visual Impact 
Assessment.  The wider area is primarily rural, comprising rough grazing 
land, forestry, woodland and scattered dwellings.  The nearest settlement is 
Killin, comprising residential properties and small businesses, which is 
located approximately four kilometres south east of the proposed 
development.  There are individual properties to the east, and south west, 
with the closest located approximately four hundred and thirty metres to the 
south west of the Proposed Development. Electricity and transmission 
infrastructure including Lochay Power Station, overhead power lines with 
steel lattice towers and wood poles, and the Killin substation are present 
adjacent to the proposed development and within the wider area. 
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2.4 Site Selection:  The application site has been taken forward for the proposed 
development, because it provides adequate space for the substation to be 
housed to meet relevant safety specification and standards whilst benefitting 
from existing tree screening on the periphery, it sits adjacent to the existing 
Lochay Power Station, it reduces the risk of adverse effects on the River 
Lochay Special Area of Conservation (SAC), it can accommodate a sufficient 
drainage scheme and is located on land owned by the Power Station 
operator. 

2.5 Built and Cultural Heritage:  There are no designated heritage assets within 
the proposed site.  There are no World Heritage Sites, Inventoried Historic 
Battlefields, Inventoried Gardens and Designed Landscapes or Conservation 
Areas located within two kilometres of the site.  The heritage assets within 
two kilometres of the site include: one Category A Listed building, one 
Category C Listed Building and 3 Scheduled monuments.  Also an earthwork 
bank of uncertain date identified during a site walkover survey, is likely to be 
removed during the construction of the Proposed Development.  There is 
potential for impacts during construction on unknown buried archaeological 
features in the study area. 

2.6 Natural Heritage:  Habitats in and surrounding the site are identified as 
broadleaved semi-natural woodland, coniferous plantation woodland and poor 
semi-improved grassland which are of low conservation value.  The River Tay 
Special Area of Conservation (SAC) lies approximately one hundred metres 
south west from the site.  The qualifying interest features of the River Tay 
SAC are Atlantic Salmon, River Lamprey, Brook Lamprey, Sea Lamprey and 
Otter.  The SAC is also designated for clear-water lochs. 

2.7 Infrastructure:  During construction and operation, access to the proposed 
development is to be taken from the existing C90, public road to the Lochay 
Power Station.  During construction, heavy goods vehicles (HGVs) and light 
traffic are predominantly anticipated to approach the site from the south using 
the A827 before completing the journey on the C90.  An upgrade to an 
existing access track will be required, where it branches off the existing 
access track to the Hydro Power Station.  The access road will be suitable for 
transportation of electrical plant items, maintenance vehicles and to 
accommodate any emergency vehicles which may need to access the site. 

The Proposal 

2.8 The Proposed Development comprises the following elements:  

2.8.1 Construction of a new substation compound, including equipment 
bases, associated structures and equipment.  

2.8.2 Installation of two grid transformers within the new substation 
compound.  

2.8.3 A single storey control room building to house welfare, protection, 
batteries, metering and communications.  

2.8.4 Installation of a water supply borehole; and the upgrade of existing 
access tracks. 
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2.9 The maximum height of the new control building will be 4.34 metres.  The 
maximum height of new equipment and plant within the substation will be 
eight metres and the height of the gantry will be 10.5 metres.  The new 
substation site will have a footprint of approximately 0.32 hectares.  
Floodlights are to be installed within the new substation area and are only to 
be used in the event of a fault during the hours of darkness or during the 
over-run of planned works.  There will also be a permanent free-standing 
diesel generator at the site for use in emergency situations. 

2.10 Upgrade to an existing access track is also shown, where it branches off the 
existing access track to the Hydro Station.  A survey of the public road 
leading up to the Development will be undertaken to determine the road 
condition and any improvements that may be required.  To enable 
construction of the proposed development, a number of mature trees will 
need to be removed within the substation boundary.  Landscape mitigation 
measures are proposed to compensate for proposed trees being removed, 
including the protection of adjacent existing trees during construction, and 
new tree planting to offset losses and provide screening.  

Previous History 

2.11 None of relevance.  

Consultations 

Scottish Natural Heritage (SNH): 

2.12 No Objection.  This proposal is likely to have a significant effect on the 
qualifying interests of the River Tay SAC.  Consequently, Stirling Council, as 
competent authority, is required to carry out an appropriate assessment (set 
out within assessment) in view of the site’s conservation objectives for its 
qualifying interests.  However, based on the information provided, SNH 
conclude that this proposal will not adversely affect the integrity of the River 
Tay SAC. 

Historic Environment Scotland: 

2.13 No Objection.  

Bridge & Flood Maintenance: 

2.14 No Objection subject to conditions relating to the provision of a detailed 
drainage and SUDS strategy. 

Roads Development Control: 

2.15 No Objection subject to conditions. 

Environmental Health: 

2.16 No objection subject to conditions.  

Scottish Environment Protection Agency (East):  

2.17 No Objection, subject to a condition which will require the submission to 
SEPA of details of the internal drainage in advance of works commencing on 
site.  It is also noted that there is a Private Water Supply (PWS) within the site 
which would normally require further assessment, however it is noted that the 
PWS in question is owned by the owner and operator of the site and therefore 
it is the own risk of the owner and operator of the site if the PWS is impacted 
adversely because of their own proposal. 

 

4



Transport Scotland: 

2.18 No Objection subject to conditions. 

Sustainable Development Manager (Biodiversity Officer): 

2.19 No Objection subject to further survey conditions. 

Representations 

2.20 Three representations have been received in objection to the proposals and 
the issues raised are summarised below:  

2.21 This proposed development, due to its location, design and scale, will 
adversely affect the integrity of the Glen Lochay Local Landscape Area and 
will seriously impact this already recognised area of both scenic value and 
cultural importance. 

2.22 Response:  See assessment part of report below.  

2.23 Aspects of the landscape character are underplayed in the submissions, such 
as an enclosed and unified glen hidden within and strongly overshadowed by 
the strongly moulded mountain ridgeline to the north and south. 

2.24 Response:  See assessment part of report below. It is considered that the 
agreed mitigation will sufficiently mitigate landscape effects.  

2.25 The current proposals significantly impact on the sense of seclusion and 
isolation through proposing an overpowering, oversized industrial substation.  
Furthermore, they represent linear man made features that go against what is 
advised within the guidance.  

2.26 Response:  See assessment part of report below.  It is considered that the 
agreed mitigation will sufficiently mitigate landscape effects.  

2.27 The Landscape and Visual Impact Assessment (LVIA) does not provide a true 
impact of the proposals and fails to show the most impactful areas.  

2.28 Response:  See assessment part of report below. 

2.29 These proposals will adversely impact on the cultural heritage of the area, 
such as the Bronze Age Axe factory but also the complete Tarmachan ridge 
which includes Ben Lawers. 

2.30 Response:  See assessment part of report below. 

2.31 The use of materials and design of the substation building as shown is 
industrial in nature and does not tie in with the architectural effort made for 
the power station building.  The location of the substation so close to the 
original power station heightens the impact of such an unsightly building.  
This building should be required to be more in keeping with the vernacular 
style of the other buildings in the glen. 

2.32 Response:  The conditions require the use of stone finish for the new 
building elevations.  

2.33 The proposed screening and landscaping will not mitigate the impacts. 

2.34 Response:  See assessment part of report below. 

2.35 There will be a significant loss of trees in this development.  

2.36 Response:  The tree loss is necessary and not considered to be significant. 
The applicant is replanting more trees than are being removed.  

2.37 The proposals will adversely impact on protected species and the Teith SAC.  
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2.38 Response:  See assessment part of report below. 

2.39 These proposals do not reinstate the now unpassable walkway to view the 
fish heading upstream to the general public which was a requirement when 
the original power station was installed.  

2.40 Response:  This is a legal matter and not a requirement of this application.  

2.41 The proposals would adversely impact on people’s enjoyment of the 
landscape including recreationists and tourists.  

2.42 Response:  See assessment part of report below. 

2.43 The applicants failed to properly notify of the public consultation process and 
carried out inadequate consultation.  

2.44 Response:  The public consultation was considered to meet minimal 
requirements and acceptable to validate this application.  

Local Development Plan 

2.45 Section 25 of the Town and Country Planning (Scotland) Act 1997 (as 
amended) indicates that in making any determination under the Planning 
Acts, regard is to be had to the Development Plan.  The determination shall 
be made in accordance with the plan unless material considerations indicate 
otherwise.  The Adopted Local Development Plan is the adopted Stirling 
Local Development Plan October 2018 (henceforth Local Development Plan).  
The following provisions of the Local Development Plan are considered 
relevant to the consideration of this application: 

2.46 Primary Policy 1: Placemaking; Policy 1.1: Site Planning; Primary Policy 2: 
Supporting the Vision and Spatial Strategy; Primary Policy 3: Provision of 
Infrastructure; Policy 3.1: Addressing the Travel Demands of New 
Development; Policy 3.2: Site Drainage; Primary Policy 4: Greenhouse Gas 
Reduction; Primary Policy 5: Flood Risk Management; Primary Policy 6: 
Resource Use and Waste Management; Primary Policy 8: Conservation and 
Enhancement of Biodiversity; Policy 8.1: Biodiversity Duty; Primary Policy 9: 
Managing Landscape Change; Policy 9.1: Protecting Special Landscapes; 
Policy 9.2: Landscaping and Planting in association with Development; 
Primary Policy 10: Forests, Woodlands and Trees; Policy 10.1: Development 
Impact on Trees and Hedgerows; Primary Policy 12: Renewable Energy and 
Policy 12.2: Other Renewable and Low Carbon Energy Developments.  

Other Planning Policy/Material Considerations 

2.47 National Policy: Scottish Planning Policy 2014, sets out national planning 
policies which reflect Scottish Ministers’ priorities for operation of the planning 
system and for the development and use of land.  As a statement of Ministers’ 
priorities it carries significant weight in the determination of planning 
applications.  Relevant to this application is to create successful, sustainable 
places by supporting the creation of well-designed, sustainable places and 
sustainable economic growth. 

2.48 SG 27 – Protecting Special Landscape Areas: in relation to the Glen 
Lochay Local Landscape Area. 

SG27 states that the purpose of the Local Landscape Areas (LLAs) is to:  

2.48.1 safeguard and enhance the character and quality of landscapes, 
which are important or particularly valued regionally or locally.  

2.48.2 promote understanding and awareness of the distinctive character and 
special qualities of local landscapes; and  
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2.48.3 safeguard and promote important settings for outdoor recreation and 
tourism locally. 

2.49 Draft Supplementary Guidance April 2019: Biodiversity & Landscape 

Within Section 3 Local Landscape Areas (LLA) of the above draft guidance 
the following is included: Scottish Planning Policy (SPP) states the purpose of 
Local Landscape Areas (LLA) should be to:  

2.49.1 Safeguard and enhance the character and quality of a landscape 
which is important or particularly valued locally or regionally; or  

2.49.2 Promote understanding and awareness of the distinctive character 
and special qualities of local landscapes; or  

2.49.3 Safeguard and promote important local settings for outdoor recreation 
and tourism. 

Submitted Assessments/Reports – Summary of Main Issues Raised 

2.50 In assessing and reporting on a planning application the Council is required to 
provide a summary of the main issues raised by any statement, assessment 
or report submitted as set out in Schedule 2, paragraph 4(c) (i) to (iv) of the 
Development Management Regulations. 

2.51 The Pre- Application Consultation (PAC):  The PAC report is a statutory 
requirement for all ‘Major and National’ planning applications.  This report 
outlines the community engagement undertaken by the applicant during the 
pre-application consultation period, and how the development proposal takes 
them into consideration.  The PAC Report provides a summary of the issues 
raised as part of the consultation exercise and details how each of these 
issues will be/has been addressed. 

2.52 Design and Access Statement:  The Design and Access Statement (DAS) 
is a statutory requirement for all Major/National planning applications.  The 
DAS provides the applicant’s approach to the design and layout and access, 
having regard to the Local Development Plan design policies and guidance.  
The report demonstrates that the applicant undertook consideration of the 
location and design of the proposal giving regard to the 
environmental/locational constraints, proximity to dwellings and health and 
safety considerations.  This involved detailed assessment of the site, as well 
as consideration of alternative sites, and public consultations to provide an 
acceptable scheme prior to submission of an application.  It is accepted that 
due to the inherent design characteristics of an electricity substation and for 
health and safety that there will be no requirement for access for those with 
disabilities onto the site.  The Design and Access Statement is in compliance. 

2.53 Noise Impact Assessment (NIA):  The NIA considers the potential impacts 
of the proposed development on existing noise sensitive receptors within and 
surrounding the site as a result of increased noise levels from the 
development and its construction.   

2.54 Ecological Appraisal:  The report details the habitat survey methodology 
used to record vegetation and wildlife across the site, including targeted 
protected species surveys.  The report includes consideration of the potential 
impacts associated with the development, and mitigation/recommendations 
required to address potentially harmful impacts.  
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2.55 Protected Species Survey:  The survey reports detail the method and 
results of protected species surveys to accompany the submission of the 
planning application.  The report addresses, amongst other things, habitat 
suitability and evidence relating to each of the protected species surveyed.   

2.56 Screening Opinion:  A screening request to Stirling Council was made under 
the Town and Country Planning (Environmental Impact Assessment) 
(Scotland) Regulations 2017.  Stirling Council confirmed in February 2021 
that the proposed Development is unlikely to result in effects on the 
environment which are sufficiently significant to require the submission of an 
Environment Impact Assessment Report. 

2.57 Assessment 

2.58 The drawings and supporting documents, including the Cultural Heritage, 
Ecological and Landscape and Visual Impact Assessment submitted with the 
application have been considered in detail, against the policies and 
supplementary guidance/material considerations outlined above and it is 
concluded that this application accords and can be supported, subject to 
conditions, for the reasons which follow.  The main considerations in the 
determination of this application relate to: 

2.58.1 The principle of the proposed development; 

2.58.2 Visual amenity & landscape character; 

2.58.3 Place making and design 

2.58.4 Biodiversity, and nature conservation; 

2.58.5 Built heritage interests; 

2.58.6 Fluvial environment; 

2.58.7 Impact on roads infrastructure; and  

2.58.8 Residential amenity. 

2.59 A key part of this assessment has been the responses of the consultees, the 
conclusions of which are also assessed within the following paragraphs. 

2.60 Principle of Development:  As set out above,  the proposals fall under the 
National Planning Framework 3, Annex 3 description of High Voltage 
Electricity Transmission Network and is therefore categorised as ‘National 
Development’ under the Town and Country Planning (Hierarchy of 
Development) (Scotland) Regulations 2009 (The Hierarchy Regulations).  
These classes of development are needed to support the delivery of an 
enhanced high voltage electricity transmission grid, which is vital in meeting 
national targets for electricity generation, statutory climate change targets, 
and security of energy supplies.  Whilst national development status 
establishes the need for this project and seeks Planning Authorities to meet 
that need, it does not grant development consent.  
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2.61 As the application relates to a site situated within the rural area and Local 
Landscape Area the principle of this type and scale of development proposed 
must be considered having regard to the policies and policy documents 
specified above.  Primary Policy 2 supports and sets out that development 
that will provide significant economic and social support to the rural area will 
be encouraged in appropriate circumstances.  Policy 12.2 part (a) states that:  

“Hydro power developments, including enhanced output from existing 
installations will be supported, subject to detailed environmental assessment 
and appropriate mitigation of potentially adverse environmental impacts, 
including visual and landscape impacts”   

2.62 The provisions of the adopted policies and supplementary guidance including 
existing SPP all point to supporting, this type of development.  However, it is 
clear that applications such as this need to be considered with weight given to 
the impacts of the development on the environment, including landscape and 
visual impacts.  Therefore, the key and considerations in determining this 
planning application are directed by the assessment below under Policies: 
Primary Policy 8; Policy 8.1; Primary Policy 9; Policy 9.1; Policy 9.2; Primary 
Policy 10; 10.1 of the Adopted LDP.  With the necessity to strike a balance 
between the economic growth this type of development will assist and 
protection of environment.  

2.63 Conclusions on the Principle of Development:  The application proposes a 
development, the principle of which can be acceptable in this location, 
provided the detail shown integrates well with its setting, environment and 
respects the rural/Local landscape Area character and is appropriately 
designed.  Ensuring appropriate mitigation of potentially adverse 
environmental impacts, including visual and landscape impacts, which is all 
assessed below in the following paragraphs.   

2.64 Landscape and Visual Impact Assessment: National Policy and Guidance:  
Scottish Planning Policy (A Natural, Resilient Place) sets out that Developers 
should seek to minimise adverse impacts through careful planning and 
design, considering the services, the natural environment and maximising the 
potential for enhancement.  

2.65 Local Development Plan and Associated Guidance:  Primary Policy 9 
(Managing Landscape Change) requires development to demonstrate that the 
capacity of the local landscape to accommodate new development of the type 
and scale proposed has been taken into account, avoiding an adverse 
impacts and including appropriate provisions for planting works to maintain or 
enhance landscape quality.  Furthermore, Primary Policy 1 requires 
development to have regard to the relevant landscape character 
Supplementary Guidance.  

2.66 A Landscape and Visual Impact Assessment (LVIA) was included with the 
application.  The appraisal was carried out following the guidance included in 
the ‘Guidelines for Landscape and Visual Assessment’, Third Edition, 2013 
(GLVIA 3).  The landscape and visual appraisals are separate, but linked 
processes and consider the potential effects of the proposal on:  

2.66.1 The landscape as a resource in its own right (caused by changes to 
the constituent elements of the landscape, its specific aesthetic or 
perceptual qualities and the character of the landscape).  

2.66.2 Views and visual amenity as experienced by people (caused by 
changes in the landscape).  
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2.67 A two kilometre radius study area was considered appropriate for the 
appraisal of landscape and visual effects.  This was informed by previous 
experience of similar projects, fieldwork and the production of a Zone of 
Theoretical Visibility.  GLVIA 3 states that the sensitivity of receptors should 
be appraised in terms of the susceptibility of the receptor to the type of 
change proposed, and the value attached to the receptor.  The magnitude of 
the effects on each receptor should be assessed in terms of its size and 
scale, geographical extent, duration and reversibility.  Judgments on 
sensitivity and magnitude are combined to form a judgment regarding the 
overall level of effect. 

2.68 The site is located within the character area of Glen Lochay which forms part 
of the River Valleys Low land Landscape Type (LLT), as defined within the 
Central Region Landscape Character Assessment (referred to as Wooded 
Glen (LLT6) in the Landscape Character Assessment (LCA) plan. Key 
characteristics of this LCA that are relevant to the site include:  

2.68.1 Narrow flat bottomed valley with a fast flowing river;  

2.68.2 The quantity of woodland along the valley sides and floor is a 
prevailing feature;  

2.68.3 Farmsteads strung out along the single track road which twists along 
the valley, bridging the river at several points;  

2.68.4 Intimate, secluded landscape hidden within and overshadowed by the 
strongly moulded craggy mountains ridgelines to the north and south; 
and  

2.68.5 Sensitively designed hydro station, fitting into the landscape and 
situated at the broader end of the valley to the east. 

2.69 The LVIA considered the potential effects of the addition of the proposed 
development to the existing landscape, against a baseline and identified five 
specific view points for assessment.  It has examined the potential effects of 
the Development on the landscape and views across a two kilometre radius 
study area, concluding that:  

“the construction period of the proposed development is likely to result in a 
minor effect on the character of the local landscape that immediately 
surrounds the proposed site; beyond one kilometre, the magnitude of change 
is likely to be low to imperceptible and to give rise to a minor to negligible 
level of effect.  Furthermore it concludes, once the proposed development is 
operational the level of effect of the proposed development is considered to 
be minor reducing to negligible beyond one kilometre.  The appraisal of visual 
effects considers that during the construction phase there will be minor effects 
on views from elevated areas close to the summit of Meall Clachach and 
moderate and minor effects from public roads adjacent to the Development.  
Once the proposed development is operational, the level of effects on these 
views is considered to be moderate and minor at year one and year twelve.” 
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2.70 Following consideration of this and its conclusions, which were not wholly 
accepted, an Integrated Landscape Analysis and Strategy Plan for the 
Proposed Development was requested.  Its purpose was to ensure 
examination of the wider and local context of the Lochay Glen within which 
the proposed substation is located and present and analyse baseline 
characteristics and features.  This document presents the planting mitigation 
measures taking into consideration engineering constraints and potential 
visual effects.  This planting mitigation responds to views where visual effects 
are predicted within the constraints of the site and the proposed development, 
setting out the following:  

2.70.1 Screen tree planting is proposed to the north of the site adjacent to the 
road to mitigate effects on road users and pedestrians.  There is a 
large area of woodland planting proposed which will ultimately provide 
screening.  

2.70.2 Screen tree planting is also proposed along the south eastern 
boundary to mitigate views from the adjacent road.  Below and 
adjacent to the new overhead line, the ultimate height of planting 
would be restricted, managed and maintained on a regular basis to 
avoid negative impact on the overhead line.  

2.70.3 Further screen tree planting is proposed adjacent to the existing 
entrance to the Lochay power station to mitigate views from the road.  
The extent of this is severely limited by the positioning of the SUDs 
provision and the field drain.  

2.70.4 Finally screen tree planting is proposed between the Lochay power 
station and the Proposed Development.  This planting will assist in 
mitigating views from higher ground to the south and west.  It is 
intended that the mitigation planting as a whole will integrate the 
Proposed Development into the landscape over the long term. 

2.71 Furthermore, consideration has been given to the colour and finish of the 
substation building both in terms of elevation and roofing.  During 
consideration of this application it was concluded that the materials indicated 
did not fully integrate the building into the landscape, therefore a condition is 
set out at Appendix 1 to agree alterative finishes including stone for the 
elevations, which will help with preserving the landscape character and 
setting.  

2.72 The content, assessment and conclusions of the submitted Landscape and 
Visual Appraisal combined with the requested Integrated Landscape Analysis 
and Strategy Plan are now generally accepted and agreed.  This acceptance 
and agreement is primarily based upon the extent of mitigation now proposed 
and set out within the Integrated Landscape Analysis and Strategy Plan, the 
detail of planting required is covered by condition at Appendix 1 to this report.  
The LVIA acknowledges that there will be visual impacts and considers that 
the degree of impact upon landscape character will vary, dependent on the 
location and position the proposed development is experienced.  For which 
mitigation measures are required.    
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2.73 There is no doubt, these proposals will adversely alter, particularly at a local 
level and during the construction phase, the character of the area removing 
green space, mature vegetation and erecting industrial style buildings.  
However, the proposed mitigation agreed with the applicant, such as the 
careful use of materials and proposed planting, once established will ensure 
the development becomes integrated within the wider landscape and will 
minimise impacts at the local level.  This conclusion is predicated upon a 
development approach that introduces substantial additional planting and 
implements a new management and maintenance regime.  Through the 
establishment of new planting/structure planting of the site development, the 
scale and form of development will with time reduce impacts at local levels 
and ensure limited impacts on the wider landscape setting.  It is also agreed 
that upon maturity, the structure planting will become a positive feature within 
the landscape and improve biodiversity.   

2.74 Conclusions on the LVIA: The Planning Authority accepts that with 
appropriate mitigation in place, the potential impacts of the development on 
the environment can be appropriately mitigated through careful and improved 
planting proposals.  Overall, it is considered that whilst the design and scale 
of the proposed build will result in a development that will offer a relatively 
abrupt and stark change to the landscape at a local level.  This is something 
that can be mitigated through additional landscaping and planting and the use 
of appropriate building materials.  Therefore, set out at Appendix 1 to this 
report are conditions requiring full detailed structural planting proposals for 
along the development edges and samples of all proposed building materials, 
including the use of more stone for the building elevations.   

2.75 Residential Visual Amenity Assessment:  A Residential Visual Amenity 
Assessment was also included with the application.  The methodology for this 
assessment follows the guidance included in the document Technical 
Guidance Note 2/19 RVAA produced by the Landscape Institute, March 2019 
and the document produced by SSEN Transmission - Approach and 
Methodology for Residential Visual Amenity Assessment, 2018.  This was 
prepared on the basis that there is a residential property within five hundred 
metres of a 400/275kV overhead line included in the project.  This buffer is 
effectively the study area.  Whilst there is no right to a view within planning 
legislation this document was considered as part of the application 
assessment to ensure the residential amenity of this property was being 
respected by the proposals.  Amenity on the basis the proposals will not 
dominate this property through being oppressive, overbearing or 
overwhelming.  

2.76 This report concludes that the level of impact on residential amenity would be 
small.  The development would be appreciable in views from a small number 
of key locations but would not be prominent.  As a consequence of the 
development, the property at Murlaganmore will not experience pervasive, 
oppressive, overbearing or overwhelming impacts on residential amenity, 
which is agreed by the Planning Authority.  

2.77 Placemaking and Design:  Primary Policy 1 (Placemaking) of the adopted 
Local Development Plan requires development of all scales to contribute to 
achieving the Council’s Placemaking objectives.  It requires development to 
not only be designed and sited with reference to their own specifications, but 
also in relation to the character and amenity of their wider location.  
Development is expected to take account of any relevant design or landscape 
guidance and safeguard and enhance built and natural heritage.   
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2.78 Policy 1.1 (Site Planning) requires all new development to contribute, in a 
positive manner, to the quality of the surrounding built and natural 
environment.  To do so, it sets a series of more detailed design criteria 
relative to design and site planning which development is expected to meet.  
This includes working with site topography and skylines, ensuring delivery of 
buildings of an appropriate size, scale and design. 

2.79 The first step in assessing the proposals against the design and placemaking 
policies and aspirations set out above, is consideration to assessment of the 
detailed plans and supporting information having regard to the adopted policy 
framework outlined above. As highlighted above the application has been 
submitted in ‘Full’ and categorised as a ‘National’ planning application.  As 
such, under planning legislation, and Policy 1.2 the submission of a Design 
and Access Statement (D&AS) was required.  The legislation also sets out a 
minimum requirement in terms of the content, which is reiterated and 
explained within Supplementary Guidance 01: Placemaking.  This includes 
the requirement for such statements to consider and explain how the 
development has taken account of any Development Plan design policies. 

2.80 Overall, it is considered that the D&AS can be viewed in accordance with 
Policy 1.2, demonstrating a good understanding of the context of the site.  
The submitted Planning Statement provides a relatively detailed assessment 
of the development against a number of the Local Development Plan policies 
and Supplementary Guidance.   

2.81 Building Design and Appearance: Whilst it is acknowledged, that by their 
very nature, transformers and other apparatus, pylons and the like, are of 
utilitarian design and appearance, discussion took place on the finishing 
materials for the linear building within the site, which sits close to the 
boundary.  Through these discussions effort has been made and agreement 
reached on the use of finishing materials for this building, which recognise the 
unique high quality landscape setting and design ethos of the existing power 
station building that successfully harmonises with its Highland surroundings, 
through extensive use of random rubble whinstone.  The palette of materials 
(to be finalised through condition) are now considered to fit within the context 
of development currently found.  The use of stone materials on this building 
are appropriate in terms of attempts to help assimilate the building somewhat 
into the landscape.  Conditions are set out at Appendix 1 to this report 
requiring the submission and approval of all intended building materials 
relative to external elevations and roof.  

2.82 Landscaping:  As detailed above in principle this is supported, and 
considered to align with policy.  This support however is predicated upon the 
detail of all planting proposals being submitted through the conditions and 
confirmed as appropriate and acceptable.    

2.83 Conclusions on Placemaking and Design:  The Planning Authority accepts 
that with appropriate mitigation in place, the potential impacts of the 
development on the environment can be appropriately mitigated through 
careful use of materials and improved planting proposals.  

2.84 Sustainable Urban Drainage (SuDS):  The siting, layout and design of 
SuDS is embedded within the principles of good urban design and 
placemaking.  In line with policy and guidance the proposals indicate the use 
SuDS features as an integral part of the development. SEPA in their 
consultation response note the intended use of SuDS features in certain 
areas of the site and offer no objections, subject to conditions, as does the 
Council’s Flood Officer.  
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2.85 Traffic and Transport:  The impact of the development on the operational 
efficiency and safety of the strategic transport network is an important 
material consideration in the assessment of the application.  Given the nature 
of the application, it is anticipated that all significant increases in vehicular 
traffic will be associated with the construction phases of the proposed 
development.  As such, no formal Transport Assessment has been requested 
or submitted in relation to the works, and there is not considered to be any 
long-term impact on the wider public road network once construction works 
are complete.  A Swept Path exercise has been undertaken which 
demonstrates that the largest component of the substation (a transformer) 
can safely negotiate the local roads.  The only issue identified is the 
requirement for some parking restrictions to ensure the abnormal load 
delivery route is kept free which is not a planning matter and the applicant will 
require to discuss this further with the Councils Traffic Management Team.  

2.86 In order to ensure any detriment caused to the public road network by 
vehicles associated with the proposed development is mitigated and resolved, 
a condition survey is (conditioned and set out at Appendix 1) to be 
undertaken, prior to the commencement of any works, with the applicant 
accepting responsibility for the repair of any dilapidation, throughout and upon 
completion of the works.  The extents that the survey should cover shall be 
agreed with the Transport Development Team prior to the commencement of 
any works.  

2.87 In order to encourage construction traffic to route safely Roads have also set 
out a condition for a Construction Traffic Management Plan (CTMP) as 
mitigation in the interests of highway safety and amenity.  The CTMP will set 
out high-level principles of best practice for the appointed contractor to follow 
during the construction period.  This will cover aspects of the construction 
relating to construction traffic routing and the timing of site deliveries, and 
measures to encourage multi-occupancy of vehicles used by construction 
workers.  Conditions to this effect have been attached at Appendix 1 to this 
report.  It is important to note however that planning conditions are not an 
appropriate means of controlling the right of passage over public highways as 
they are difficult to enforce effectively.  Where it is essential to prevent traffic 
from using particular routes, the correct mechanism for doing so is an Order 
under the Road Traffic Regulation Act 1984 as stated in Circular 4/1998: The 
Use of Conditions in Planning Permission. 

2.88 Transport Scotland was also consulted on this application as the route to the 
site involves Trunk Roads. They too have raised no objections and similar 
conditions requested are set out at Appendix 1.  

2.89 Climate Change:  Scottish Planning Policy and Stirling Council Adopted 
Policy seeks to promote successful sustainable places with a focus on low 
carbon place; a natural, resilient place; and, a more connected place.  The 
development proposal complies with these policies through seeking to reduce 
the demand for fossil fuel-based energy, by increasing and upgrading an 
existing renewable energy source.  

2.90 Air Quality:  Whilst there is no stand-alone policy on air quality within the 
Adopted Local Development Plan, Primary Policy 1 (Placemaking) states 
development must have minimal adverse impact on air quality as a 
requirement of the Council’s placemaking objectives.  The requirement to 
minimise adverse impacts on air quality is also referenced in relation to 
sustainable development criteria within both the Local Development Plan and 
Scottish Planning Policy. 
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2.91 With regard to the construction process, potential impacts arising from dust 
and construction traffic would require to be mitigated through the adoption of 
best practice measures and in accordance with the agreed terms of a 
Construction Environmental Management Plan (CEMP).  Conditions to this 
effect have been attached to the recommendation accordingly. 

2.92 The Scottish Environment Protection Agency (SEPA), in their consultation 
response, do not raise any objection to the development in terms of air quality 
impacts.  Consultation with the Council’s Environmental Health also 
highlighted no objections. 

2.93 Conclusions on Air Quality:  The overall impact of the development on air 
quality will not be significant, which is accepted by the Planning Authority.  It 
is considered that the proposal would comply with the terms of National and 
development plan policy subject to the use of appropriately worded conditions 
to secure the above mitigation measures. 

2.94 The Water Environment:  Regarding pluvial flood risk the submitted reports 
state that the drainage strategy has been designed in accordance with SuDS 
principles.  A Condition for the detail on the SuDs drainage is set out at 
Appendix 1 to this report.  Any overland flows generated following the 
development of the site will be managed through the provision of the surface 
water drainage network which will include sustainable drainage (SuDS) 
features for capturing, conveying, attenuating and treating the flows.  This 
drainage network will be designed to ensure no new risk of flooding for events 
up and including the 1 in 200 year (0.5% AEP) plus climate change event. 

2.95 Water Quality/Appropriate Assessment:  The impact of the development 
on water quality needs to be assessed, due to the presence of watercourses 
within and close to the site.  In particular the River Tay Special Protection 
Area, which lies close to the site.  The Planning Authority considers that, 
whilst the SAC and the development site are not physically connected, the 
sites are connected through the water environment.  Thus, the Planning 
Authority recognises that the development has the potential to affect the River 
Tay SAC, as a consequence of drainage related impacts on the water 
environment.   

2.96 SAC’s and Special Protection Areas (SPA’s)  form part of a European 
network - called the Natura 2000 Network - which seek to conserve Europe’s 
most endangered and valuable habitats and species and avert global 
biodiversity loss.  Given the connection between the development proposal 
and the River Tay SAC, there is likely to be a significant effect (LSE) on the 
qualifying interests of this SAC, i.e. Atlantic salmon and brook, river and sea 
lamprey, Otter and clear water Lochs. Under relevant Habitats Regulations 
Stirling Council, as competent authority, has to carry out, before planning 
permission can be granted, what is known as an appropriate assessment to 
ascertain the development will not adversely affect the integrity of the site.  
LDP Primary Policy 8: Conservation and Enhancement of Biodiversity also 
requires an appropriate assessment to be carried out when required. 

2.97 NatureScot has assisted the Council in carrying out this assessment and 
have advised the following: 

“NatureScot conclude that the proposal will not adversely affect the integrity 
of the site. The appraisal NatureScot carried out considered the impact of the 
proposals as follows:  

 There will be no works within the boundary of the SAC, therefore there 
will be no direct impact on the protected water environment.  
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 Protected species surveys have determined that while otters are present 
in the area, the nearest potential Holt is one hundred and forty metres 
distant.  An otter protection plan will be applied within the CEMP.  

 Due to the proximity to the river, indirect impact such as pollution are 
possible.  The Planning Statement states that 'Mitigation includes 
following SEPA pollution prevention guidelines during construction and 
SSEN transmission General Environmental Management Plans (as 
implemented by the CEMP) to prevent contamination of the River Lochay 
watercourse due to fuels spills or sediments released during 
construction.'  In addition to this, a pollution prevention plan for the 
construction phase will be developed; and, once operational, a foul water 
drainage and treatment system will be utilised and SuDS in place, all in 
agreement with SEPA regulations.  

Based on the above information and mitigation, it is NatureScot’s conclusion 
that this proposal will not adversely affect the integrity of the River Tay SAC.” 

2.98 A Construction and Environment Management Plan is to be submitted as part 
of the conditions set out at Appendix 1 to this report, which will satisfy these 
requirements.  Surface water drainage from the site, will be discharged into 
the River via a Sustainable Drainage Scheme (SuDS), which also has to meet 
relevant requirements of SEPA in respect of water quality standards.  It is 
proposed also to attach safeguarding conditions to ensure works are carried 
out in accordance with the submitted CEMP and SuDS.  The conditions also 
identify a requirement for an Ecological Clerk of Works to supervise the 
construction works to ensure that the CEMP and associated mitigation 
measures are implemented effectively.  Conditions to this effect have been 
attached to the recommendation accordingly.  Following from the above it is 
concluded for the purposes of the Habitats Regulations the development will 
not adversely affect the integrity of the River Tay SAC. 

2.99 Conclusions on Water Quality Impact:  With sufficient mitigation in the form 
of SUDS and a Construction Environmental Management Plan, the 
development would have no adverse impact in terms of downstream flood risk 
or on water quality within the adjacent water courses. 

2.100 Cultural Heritage and Archaeology: The proposals have the potential to 
affect the following Scheduled Monuments: Allt Coire Charmaig, cup marked 
rock three hundred and fifty metres south of Corrycharmaig, Duncroisk, cup 
and ring marked rocks four hundred and fifty metres to the south east, Creag 
na Caillich, a stone axe working site, Tirai, settlement and standing stone.  

2.101 The applicants commissioned and submitted a Cultural Heritage Desk Study, 
which concludes no significant effects on the setting of assets and any effects 
that occur would fall considerably below the threshold of significance.  As 
such, it also concluded that no mitigation is considered necessary.  However, 
while the proposed development area contains no known archaeological 
remains there is a risk of previously unknown archaeological remains being 
damaged by the development.  This risk is outlined by the developer’s 
archaeological consultants in their Cultural Heritage Desk Study (Section 
6.1.4).  The same document recommended a Watching Brief on all ground 
breaking work (Section 6.3.1), however, subsequent discussion with Stirling 
Council’s Archaeologist and the developer’s consultant in January of this year 
revised this proposal to a ground breaking evaluation followed by a Watching 
Brief if merited.  This is covered by the conditions set out at Appendix 1.  
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2.102 The Council’s Archaeologist has considered the potential physical and setting 
impacts on Cultural Heritage and agrees there will be no adverse impact. 
Furthermore, Historic Environment Scotland have raised no objections.  

2.103 There are two listed buildings within the vicinity of the proposal: 

2.103.1 GLEN Lochay House, cat C listed. 

2.103.2 Moirlannich Longhouse, cat A listed. 

2.104 There are no direct impacts on either of these buildings as a result of the 
proposal.  Indirect impacts are assessed in the submitted Cultural Heritage 
Report which identifies that aspects of the proposed site will be visible from 
Moirlannich Longhouse, i.e. the lattice tower supporting Over Head Line.  The 
conclusions of the report are agreed, that the impact of this on the setting of 
Moirlannich “would not be significant” given the relative proximity of other 
already existing OHL towers to Moirlannich; the proposed additional tower is 
at a more considerable distance from Moirlannich and is unlikely to compound 
any pre-existing impact on setting as a result of the existing, closer, towers 
and OHL. 

2.105 Therefore, it is considered that the proposal accords with Stirling Local 
Development Plan Primary Policy 7 (Historic Environment) and Policies 7.1 
(Archaeology and Historic Building Recording), 7.3 (Development affecting 
Listed Buildings) and 7.8 (Development affecting Battlefields, Gardens and 
Designed Landscapes).  Mitigation measures to minimise the potential impact 
of the development on the archaeology of the site are set out in a condition at 
Appendix 1 to this report.  With this mitigation, it is considered that the 
proposal would achieve compliance with Local Development Plan Policies 7.1 
(Archaeology and Historic Building Recording).  Furthermore, the proposed 
development can be designed to avoid impacts upon the scheduled 
monuments.  It is accepted by the Planning Authority that there will be no 
direct impact on the scheduled heritage assets as a result of the proposed 
development.  The HES consultation response offers no objections in this 
respect. The proposals offer no adverse effect and is not found to be in 
conflict with the relevant policy provisions in this regard. 

2.106 Conclusions on Cultural Heritage and Archaeological Impacts:  The 
findings of the assessment and the responses of Historic Environment 
Scotland and the Council’s Archaeology Officer indicates that there would be 
no unacceptable impact on any historic or archaeological asset subject to 
conditions carrying out of a programme of archaeological investigations in 
advance of any construction works taking place.  Conditions to this effect 
have been attached to the recommendation accordingly.  The proposal is 
consistent with the requirement provisions of the Policies set out above and is 
therefore in overall accordance with the Development Plan.   

2.107 Ecology/Biodiversity: Scottish Planning Policy (paragraph 202) states that 
developers should seek to minimise adverse impacts through careful planning 
and design, considering the service that the natural environment is providing 
and maximising the potential for enhancement.  Planning permission should 
be refused where the nature or scale of proposed development would have 
an unacceptable impact on the natural environment.  Direct or indirect effects 
on statutorily protected sites will be an important consideration. 
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2.108 Primary Policy 8 (Conservation and Enhancement of Biodiversity) of the 
adopted Local Development Plan states that the protection, conservation and 
enhancement of wildlife, its habits and other natural features in international 
designated sites will be supported in line with statutory requirements.  Where 
adverse impacts on existing assets are unavoidable, the Development Plan 
will only support proposals where these impacts will be satisfactorily 
mitigated. 

2.109 The submitted Ecology Reports (Phase 1 Habitat Survey) including Protected 
Species Surveys have in addition to the signs of fauna species gathered 
specific ground level assessments of all scattered deciduous trees within the 
site, and an external assessment of the Lochay Power Station building was 
also undertaken.  These also included considering the impact on the River 
Tay Special Area of Conservation, which is assessed above.  The reports 
have been considered by the Council’s Biodiversity Officer who has raised no 
objections to the proposals subject to further surveys being carried out (closer 
to the development start) through condition and environmental protection 
conditions being added.  Conditions to this effect have been added at 
Appendix 1 to this report.   

2.110 Impact on Protected Species:  The site and surrounding area was assessed 
for the presence of European and national (UK) protected species.  The 
ecological submissions, which supports the application, provides details of the 
method of survey work undertaken.   

2.111 Impact on Bat Species:  None of the trees in the site area were found to 
offer roosting potential for bats.  Several trees within the broadleaved 
woodland close to the site were found to have bat roost potential.  Trees 
within Glen Lochay Woods, on the north side of the unnamed road between 
Killin and Duncriosk, which were visible from public rights of way, were found 
to have greater suitability to support roosting bats as they were mature and 
consequently had roost features such as loose bark, woodpecker holes and 
crevices.  The woodland in the buffer zone along the northern bank of the 
River Lochay lies approximately 10 m from the site.  The greatest threat to 
local bat species and their habitats would occur as a result of construction-
related impacts (permanent and temporary) through habitat loss and 
fragmentation, disturbance, displacement, injury and fatality, and pollution.  
By applying the effective mitigation measures, mainly through the landscape 
design process and following best practice guidelines during construction, the 
potential negative impacts on bat species would be avoided.   

2.112 Impact on Badger Species:  The site was also surveyed for the presence of 
badgers and none were found within the site.  Overall, subject to further 
survey prior to works commencing and best practice the Planning Authority 
considers that badgers would not be adversely affected by this development.  

2.113 Impact on Otter Species:  Otter are a qualifying feature of the River Tay 
SAC.  No signs of otter were found along either of the ditches within or 
adjacent to the site, or at the point where one of the ditches was culverted 
under the road.  There were no signs of otters along the fast flowing sections 
of the River.  Data records provided by TWIC show sightings of otter further 
east along the river, towards Killin, approximately 600 m from the Site 4 at its 
closest point and workers at the power station say they have occasionally 
observed otters on the river in the evening.  Overall, subject to further survey 
prior to works commencing, and best practice, the Planning Authority 
considers that Otters would not be adversely affected by this development. 
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2.114 Impact on Ornithology:  The effects on ornithology are assessed in the 
Ecological Report.  There are no statutorily or locally designated sites related 
to ornithology within or adjacent to the boundary of the site.  The assessment 
focuses on the impacts associated with the proposed development on bird 
species within the site and surrounding area.  The main impacts on 
ornithology will arise from the loss of, grassland and hedgerow habitats 
during, and as a result of, construction.  Development would also be brought 
closer to existing habitats to be retained, with the likely effects being that birds 
would be deterred from utilising these areas for breeding as previously.  In 
addition, the assessment notes that disturbance of existing habitats during 
construction is likely to result in many of the species leaving the site either 
permanently or temporarily. 

2.115 The removal of trees (including tree works), hedgerows and vegetation shall 
be avoided during the bird breeding season unless further survey work 
provides confirmation that no birds would be disturbed or harmed.  Conditions 
will also ensure that an Ecological Clerk of Works is employed during the 
breeding season to oversee the construction phase of the development.  
Overall, through the use of a condition which requires an ecological clerk of 
works to approve vegetation removal during the period of March to August 
these impacts can be mitigated.  It is therefore considered that subject to the 
use of conditions on the planning permission to secure the above mitigation 
measures that the proposal, as it relates to ecological and ornithology issues, 
would comply with the terms of National and Development Plan policy. 

2.116 Conclusions on Ecological and Ornithological Impacts:  It is not 
considered that the proposals will adversely impact upon ecology/biodiversity.  
This conclusion relies upon the delivery of the designed-in mitigation 
measures and additional mitigation measures to be secured by condition to 
negate any adverse effects of the proposed development.  It is therefore 
considered that subject to the use of conditions on the planning permission to 
secure the above mitigation measures that the proposal, as it relates to 
ecological and ornithology issues, would comply with the terms of National 
and Development Plan policy.  

2.117 Tree Removal/Protection:  Policy 10.1 of the adopted Development Plan 
sets out the policy criteria for protecting trees and woodland.  There are 
existing trees within the site and at the boundaries of the site, which have no 
statutory protection.  As such, the applicant/owner could have removed these 
trees and/or hedge at any time without the requirement for planning 
permission. 

2.118 In order to facilitate the development, category A and B trees are required to 
be removed, and tree protection (for trees remaining) and replanting forms 
part of the proposals and conditions.  The applicant’s submitted information 
on trees in support of the application has justified the removal of the trees, to 
facilitate the build and its associated drainage.  Care has also been taken to 
retain existing trees which help to screen the development, this being 
especially so in respect of those trees which are located along the sites north 
eastern boundary.  It is therefore considered that the proposed developments 
can be reasonably justified against the provisions of Policy 10.1.  This is 
especially due to the extent of proposed replacement planting, which will offer 
suitable screening and soft landscaping, which once matured will create 
enhanced biodiversity opportunities. 
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2.119 Noise Impact: The submitted report considers the potential noise and 
vibration effects that could arise as a result of the Proposed Development 
during the construction and operational phase and has been informed by the 
Proposed Development Description, Traffic and Transport assessment and 
the proposed Construction Activities outlined in the Environmental Appraisal.  
Stirling Council Environmental Health has considered the submitted reports 
and following consideration of additional information have raised no 
objections subject to conditions.  

2.120 Impacts on Human Health:  The consultation responses from Environmental 
Health offer ‘no objection’ to the development proposal.  

2.121 Economic Impact:  The Local Development Plan and the Scottish Planning 
Policy supports sustainable economic growth.  Scottish Planning Policy 
introduces a presumption in favour of development that contributes to 
sustainable development.  The planning system should support economically, 
environmentally and socially sustainable places by enabling development that 
balances the costs and benefits of a proposal over the longer term.  The 
Local Development Plan, with reference to the principles of sustainable 
development, is supportive of development that would achieve net economic 
benefits.  The aim is to achieve the right development in the right place.  

2.122 Conclusion: The development has been assessed against the relevant 
policies of the Local Development Plan and other applicable material 
considerations and it is considered that the proposals accord with the 
provisions of the Local Development Plan. 

 

3. Implications  

Equalities Impact 

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

Fairer Scotland Duty 

3.2 This section is not applicable.  

Climate Change, Sustainability and Environmental Impact 

3.3 An Environmental Impact Assessment is not required.  

Other Policy Implications 

3.4 All relevant policies have been set out within Considerations of this report.     

Consultations 

3.5 As set out within Considerations of this report.  

 

4. Background Papers 
4.1 Planning Application file 21/00570/FUL.  File can be viewed online at: View 

Application 
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4.2 List of determining plans: 

Stirling Council Plan No. Name Ref on Plan 
 

01 Location Plan PT321_LOCH_0802_0001 
 

02A Site Plan PT321_LOCH_0802_1003 Rev7 
 

03A Floor Plans S114001-TG-21-XX-DR-C-40 Rev5 
 

04 Elevations S114001-TG-21-XX-DR-C-40 
 

05A General S114001-TG-26-XX-DR-C-10 Rev 
P06 

 

06A Details S114001-TG-26-XX-DR-C-11 Rev 
P03 

 

07 Sections S114001-TG-26-XX-DR-C-11 
 

08 Details PT321_LOCH_1104_0015 
 

09 Elevations PT321_LOCH_1104_0018 
 
 

10 Details PT321_LOCH_0804_0001 
 

  

5. Appendices 
5.1 Appendix 1 – Conditions and Reasons. 

5.2 Appendix 2 – Location of Development. 
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APPENDIX 1 

 

Erection of new substation compound, with associated works including equipment 
bases, associated structures and HV equipment, the installation of two grid 

transformers, a control room building, water supply borehole and upgrade of existing 
access tracks. at Lochay Power Station,Killin,FK21 8UA - Scottish Hydro Electric 

Transmission Plc - 21/00570/FUL 

Approve, subject to the following conditions 

 

1. Commencement of Development:  The development hereby approved shall begin 
before the expiration of 5 years from the date of this permission. 

 
Reason:  In order to extend the time period for development to begin, to five years.  

 
2. Details of Materials/Finish of Building:  Samples of the materials to be used for 

the external walls and roof of the development granted permission shall be submitted 
to, and approved in writing by, the Planning Authority before any work starts on site.  
For the avoidance of doubt the finishing materials for the building within the site are 
not approved and prior to works starting on this building revised materials involving 
natural stone are to be submitted and agreed in writing with the Planning Authority.  

 
Reason:  In order to achieve an acceptable form of external treatment.  

 
3. Landscape - New Planting/Hard Landscaping:  Prior to works commencing on 

site, final details of the landscaping (mitigation) of the site shall be submitted for the 
written approval of the Planning Authority and shall include a detailed scheme of hard 
and soft landscaping works.  Details of the scheme shall include: The planting of new 
native trees, hedges, shrubs and areas of grass, including details of the proposed 
locations for such features; A schedule of planting to comprise species, stock sizes 
and proposed numbers and density; The location and materials of all hard-surfaced 
areas; The location, design and materials of all boundary treatments including walls, 
fences, and other means of enclosures/screening; A programme for the 
implementation and completion of the landscaping in relation to the construction of 
the development and a maintenance schedule for the landscaping scheme and 
details of maintenance arrangements. 
 
All soft and hard landscaping proposals shall be carried out in accordance with the 
approved scheme.  All soft landscaping proposals agreed shall be completed during 
the first planting season immediately following the completion of the development, or 
such other date as may be agreed in writing with the Planning Authority.  Any 
planting which, within a period of 3 years from the completion of the development, in 
the opinion of the Planning Authority is dying, being severely damaged or becoming 
seriously diseased, shall be replaced by plants of similar size and species to those 
originally required to be planted. 
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In addition, prior to the commencement of the implementation of the approved 
scheme, detailed proposals for a programme for the long-term management and 
maintenance of all the approved landscaped, culverts and surface water drainage 
arrangements within the development shall be submitted for the further written 
approval of the Planning Authority.  Thereafter, all management and maintenance of 
these areas shall be implemented throughout the lifetime of the site in accordance 
with the approved programme. 
 
Reason:  To ensure the implementation of a satisfactory scheme of landscaping 
which will help to integrate the proposed development into the local landscape in the 
interests of the visual amenity of the area and to ensure that the landscaping is 
managed and maintained. 
 

4. Tree Protection:  Prior to works commencing on site, an updated tree protection 
plan is to be submitted for the written approval of the Planning Authority and the 
installation of the Tree Protection fence is to be checked by a fully qualified 
Aboriculturist and the findings reported to the Planning Authority for written approval 
in accordance with BS: 5837:Trees.  No trees are to be topped lopped or felled 
without the written approval of the Planning Authority. 
 
Reason:  In order to ensure trees within the site and adjacent to the site are 
protected. 

 
5. Detailed Arboricultural Method Statement:  Prior to works commencing on site, a 

detailed Arboricultural Method Statement is to be submitted for the written approval 
of the Planning Authority.  This report is to include recommendations to ensure the 
retention of trees and alleviate ground compaction.  The retention of trees is 
dependent on proposed levels and the specification of no-dig construction techniques 
where retained trees are close to proposals.  
 
Reason:  In order to ensure future hazards/risks are mitigated, whilst retaining 
amenity/biodiversity value of the trees.  

 
6. Levels Plans and Tree Retention:  Prior to works commencing on site, proposed 

levels plans showing changes in levels within the Root Protection Area (RPA) of 
trees is to be submitted for the written approval of the Planning Authority.  The RPAs 
of all trees to be retained shall be accurately plotted on all plans and include 
existing/proposed level plans or sections. 
 
Reason:  In order to ensure that trees are protected. 
 

7. Site Compounds and Storage Areas:  The siting of temporary site compounds and 
storage areas shall be submitted for the written approval of the Planning Authority 
prior to works commencing and shall include site plans identifying the locations of all 
site compounds and storage areas, including details of the impact on levels and 
topography.  The details, as agreed, shall be adhered to on site during the 
construction operations.  No site compounds, storage areas, and/or soil heaps shall 
be located within Root Protection Areas. The siting shall also ensure compliance with 
the Construction Environmental Management Plan (CEMP). 

 
Reason:  In order to protect trees and the biodiversity of the area including River Tay 
SAC.  
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8. Sustainable Urban Drainage:  For the avoidance of doubt, surface water generated 
from the development during construction and for the finished development will be 
controlled in accordance with the "Sustainable Urban Drainage Systems, Design 
Manual for Scotland and Northern Ireland.  The exact detail of the proposed internal 
drainage and SUDs strategy scheme is to be approved in writing by the Planning 
Authority in consultation with SEPA, prior to works commencing on site and drawings 
are to be submitted with the necessary flow information, which take account of 
climate change.  The runoff flows are also to be agreed in writing by the Planning 
Authority prior to works commencing.  Furthermore, filter trenches and stone 
reservoirs prior to discharge to the watercourse may be required.  Upon approval, 
this is to be implemented in full prior to the commencement of the infrastructure. 
 
Reason:  In order to ensure the site is drained during construction and the approved 
house is drained in full accordance with recognised approved sustainable urban 
drainage practices and the proposed volume storage and flow rates are fully agreed. 
 

9. Archaeology Site:  No works shall take place within the development site until the 
developer has secured the implementation of a programme of archaeological works 
in accordance with a written scheme of investigation which has been submitted by 
the applicant, agreed by the Stirling Council Planning Officer (Archaeology), and 
approved by the Planning Authority.  Thereafter the developer shall ensure that the 
programme of archaeological works is fully implemented and that all recording and 
recovery of archaeological resources within the development site is undertaken to the 
satisfaction of the Planning Authority in agreement with the Stirling Council Planning 
Officer (Archaeology).  Such a programme of works could include some or all of the 
following historical research, excavation, post-excavation assessment and analysis, 
publication in an appropriate academic journal and archiving. 
 
Reason:  In order to safeguard the Archaeology of this part of the site. 
 

10. Construction Environmental Management Plan:  Prior to commencement of works 
on site a Construction Environment Management Plan/Pollution Prevention Plan shall 
be submitted for the written approval of the Planning Authority in accordance with 
SEPA guidance.  The CEMP is to be fully accorded with and be used to keep a 
robust monitoring record of environmental protection measures applied on site in 
accordance with the approved scheme as consented.  A buffer zone will be identified 
on site, by notices and on the zone plan preventing construction activity in any form 
from approaching the boundary of the River Tay SAC and all works are to be carried 
out in accordance with the approved CEMP throughout the development. 

 
Reason: In order to protect the ecology of the site and prevent environmental 
damage being caused to the River Teith SAC. 
 

11. Updated Protected Species Surveys and Species Protection Plans:  Prior to 
works commencing on site, the following surveys are to be updated and submitted for 
the written approval of the Planning Authority: Updated protected species surveys for 
Otters, Badgers, Bats and Updated Species Protection Plans.  Upon approval of 
these, the works are to be carried out in full compliance.  Furthermore, the identified 
marshy grassland identified as a possible Groundwater Dependent Terrestrial 
Ecosystem is to be surveyed by a hydrologist and submitted for approval.   
 
Reason:  In order to ensure these are up to date at the point of starting works and 
will fully protect the identified species. 
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12. Nesting Season:  All clearance of vegetation on site and off shall take place outside 
of the breeding bird season (March to August).  Where vegetation clearance cannot 
be undertaken out with the bird breeding season, then all land, trees or scrub shall be 
checked prior to any clearance by a qualified ecologist and the findings approved in 
writing by the Planning Authority. Any areas with active nests will be left intact until 
the nestlings have fledged.  
 
Reason:  In order to protect birds during nesting season. 
 

13. Protection of Roosting Bats – Mitigation:  Where ecological surveys identify the 
presence of roosting bats, no activities that could result in disturbance (such as 
demolition, roof stripping, excavations or building works or associated operations) 
shall be carried out between the dates of 1st April and 30th September inclusive.  
Any works undertaken during the specified periods shall only be carried out under the 
direction of a licensed bat ecologist to ensure that an offence is not committed. 

 
Reason:  In the interest of safeguarding the habitat of a protected species. 
 

14. Bat Boxes:  Bat boxes suitable for bats shall be erected on nearby trees by a 
suitably qualified Ecologist.  The boxes should be placed at least four metre high.  
Details of the proposed boxes and locations are to be agreed in writing by the 
Planning Authority, prior to installation.  
 
Reason:  In order to ensure the biodiversity sensitivity (European Protected Species) 
and value of this site is preserved. 

 
15. External Lighting:  Prior to works commencing on site, all external lighting 

arrangements are to be submitted for the written approval of the Planning Authority 
including levels of illuminance.  The lights installed are to be Bat friendly and installed 
and operated in a way that does not cause light intrusion at surrounding residential 
properties.  
 
Reason:  In order to agree the design and illuminance levels of the lighting.  
 

16. Construction Traffic Management Plan:  Prior to any construction works 
commencing, a Construction Traffic Management Plan (CTMP) shall be submitted for 
the written approval of the Planning Authority, in consultation with the Transport 
Development Team.  The CTMP shall consider the anticipated vehicle movements to 
and from the site, frequency and size of delivery vehicles (including any abnormal 
loads) along with peak periods of activity throughout the day, and detail how traffic 
associated with the site will be managed including permitted delivery times, traffic 
control measures and any mitigation measures required to accommodate the 
passage of construction vehicles.  In particular, the CTMP shall consider the impact 
of construction traffic on the A872, and the C90, and any potential conflict with 
existing users, which includes pedestrians, cyclists, and vehicular traffic.  The CTMP 
shall also confirm the routing plans for all construction traffic, and highlight any 
neighbour liaison procedures in dealing with the impact of the vehicular demands of 
the proposed development on residents of Killin affected by any construction traffic.  
 
Reason:  In order to ensure this is submitted and agreed in writing, then carried out 
in full during construction.  
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17. Noise:  Prior to works commencing on site a Noise Management Plan for the 
construction phase of the development shall be submitted to, and approved in writing 
by the Planning Authority.  Diesel generators shall only be used at the site in 
emergency, short-term situations during the operation phase of the development.  
Operational noise levels associated with the proposed development, when assessed 
in line with BS4142:2014, shall not exceed background noise levels at the nearest 
residential receptors and this should be clearly demonstrated within the Noise 
Management Plan including required mitigation.  

 
Reason:  In order to ensure minimal disturbance from noise.  

 
18. Wheel Washing:  Effective wheel washing facilities shall be installed and operated 

for the duration of the construction period and any repair or remedial work period 
thereafter. 
 
Reason:  To prevent the carry-over of mud or debris onto the public road in the 
interests of road safety and convenience of road users. 
 

 
Informative Notes 

 
Roads Approval:  The applicant will require to apply to Stirling Council Transport 
Development Team for approval prior to undertaking any work in the road boundary, as 
identified following conclusion of the aforementioned plans/surveys. 
 
Construction Activities: which are audible outwith the site boundary should not be 
undertaken during normal working hours, viz:- 07.00 to 19.00 hours Monday to Friday, and 
07.00 to 13.00 hours on Saturdays.  No noisy works audible out with the site boundary 
should be carried out on Sundays or Bank Holidays. 

 
Abnormal Load Vehicle Routing:  Prior to any construction works commencing the 
applicant should liaise with Stirling Council Bridges Team to understand any mitigation 
measures that are required when taking abnormal loads over any Council maintained bridge 
structure.  Similarly, they should liaise with the Council’s Traffic Management Team to 
discuss implementing the parking restrictions required to ensure the abnormal load delivery 
route is kept free.  

 
Abnormal Loads/Trunk Roads:  The proposed route for any abnormal loads on the trunk 
road network should be discussed with the trunk roads authority prior to the movement of 
any abnormal load.  Any accommodation measures required including the removal of street 
furniture, junction widening, traffic management must similarly be approved and 
implemented prior to the movement of abnormal loads.  Any additional signing or temporary 
traffic control measures deemed necessary due to the size or length of loads being delivered 
must be undertaken by a recognised Quality Assured traffic management consultant, to be 
approved by the Trunk Road Authority before delivery commences. 
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Appendix 2 

Location of Development 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Reproduced by permission of Ordnance Survey on behalf of HMSO. © Crown copyright and database right 2022.  All rights 
reserved. Ordnance Survey Licence number 100020780 
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