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1 SUMMARY 

1.1 This application was referred to the Planning and Regulation Panel by 
Councillor Ian Muirhead with a request for a Hearing to allow 
consideration and interpretation of the application in relation to relevant 
planning policies including development in brownfield sites. 

1.2 The application was presented at the Planning & Regulation Panel 
meeting on 29 March 2016 and was deferred to a future Panel meeting 
for a Hearing. 

2 OFFICER RECOMMENDATION(S) 

The Panel agrees: 

2.1 to refuse the application for the following reasons: 

(a) The application does not comply with Local Development Plan 
Policy 2.10 part vi) and the Supplementary Guidance - brownfield 
sites in that it has not been demonstrated that there is a significant 
visual and environmental benefit to be had in redeveloping the land 
for a house, in that the site has now returned to a natural state 
through the growth of a line of trees and adjacent grass land; 
moreover it has not been demonstrated that there is contamination 
on the site at all and even if there is contaminated land, it is not 
known whether this affects the whole site or a minor part of the site 
area, for instance, whether there is a significant area of 
contamination. 

3 CONSIDERATIONS 

The Site 

3.1 The proposal for a house is on the site of the former Port of Menteith 
railway station, approximately 1.5 kilometres north of the settlement of 
Arnprior.  The current land use of the area is vacant land with grass and 
trees.  Access to the site is achieved via an access road that connects to 
the B8034. 



 
 

The Proposal 

3.2 The application is for Planning Permission in Principle to erect a single 
house. 

Previous History 

3.3 None. 

Development Plan Policy 

3.4 Adopted Stirling Local Development Plan. 

3.5 Policy 2.10:  Housing in the Countryside 

(a) New houses (including those for holiday let out with managed 
chalet developments), of a scale, layout and design suitable for 
their intended location, will be supported in the countryside where 
one or more of the following circumstances apply: - 

i) When they are within or closely and cohesively visually related to 
existing building groups and clusters. 

 
ii) Where they will occupy Infill sites relative to existing rows of 

houses. 
 
iii) Outwith existing groups or Infill situations when the proposal is for 

a single house at a specific type of site or for a specific purpose. 
 
iv) When the replacement or renovation of a single house is 

proposed. 
 
v) When the proposal is for the conversion, redevelopment or 

replacement of a farm steading or other range or cluster of non-
domestic buildings. 

 
vi) When the proposal will result in the beneficial re-use of a 

brownfield site. 
 

(b) Development opportunities within designated green belts will be 
significantly constrained (see Policy 1.5 and SG10). 

3.6 SG10 supports this policy by providing details of the definition of terms 
used, requirements relative to Listed Buildings, affordable housing, Green 
Belts, etc., and includes guidance on siting and design, landscaping, 
energy efficiency etc.  

Supplementary Guidance: Housing in the Countryside (SG10). 

3.7 Brownfield Sites -  

Paragraph - 2.29 Outwith designated Green Belt areas, proposals located 
on brownfield land.  Brownfield sites are broadly defined as sites that 
have been previously developed.  In line with the definition within 
Planning Advice Note 73:  Rural Diversification, in rural areas this means 



 
 

sites that are occupied by redundant or underused buildings or where the 
land has been significantly degraded by a former activity. 

Paragraph - 2.30 In this respect it is expected that brownfield land will 
have evidence of sustained former use, and be in a condition such that it 
cannot either easily or readily be returned to a more natural state.  A key 
test of whether a site falls within the brownfield definition will be that 
applicants will be able to demonstrate that there will be significant wider 
environmental and visual benefits to be had by redevelopment for 
residential development, as opposed to retaining it in its current (or tidied 
up) state. 

Paragraph - 2.31 The proposed houses should be of a number, scale and 
design appropriate to the landscape setting, and to the services and 
infrastructure available at the location. 

Paragraph - 2.32 This part of the Policy will not apply to larger sites 
where the decontamination and other costs will require an integrated 
approach to redevelopment, such that piecemeal development of 
individual houses will not be appropriate. 

3.8 Housing in the Countryside Design Guidance. 

Assessment 

3.9 Proposed Development: The application is for planning permission in 
principle for the erection of a dwelling house on land to the west of 
Station House, Arnprior. 

3.10 Planning policy and Guidance: Policy 2.10 part vi) provides support for a 
house when the proposal will result in the beneficial re-use of a 
brownfield site.  The related supplementary guidance defines a 
brownfield site as land that has been significantly degraded by a former 
activity.  Evidence is required of sustained former use and for the land to 
be in a condition such that it cannot either easily or readily be returned to 
a more natural state.  A key test is demonstration of significant wider 
environmental and visual benefit. 

3.11 The letter supporting the application shows that extent of the former 
railway station and yard known as Port of Menteith Station.  The 
application site for the proposed house is on the west side of the former 
railway station and yard and covers a minor part of the overall former 
railway use.  The north strip of land within the site was historically in use 
as a railway track.  The line of the former railway track is now covered in 
a line of mature tree planting.  According to the information submitted 
with the application the site of the proposed house did not contain any 
railway buildings.  The historical map submitted in support of the 
application does not show evidence of any built development on the 
ground to the south of the rail track – this former yard area to the south of 
the line of trees is now an area of grassland.  The site includes an access 
track, to the south of the grass land that was not part of the railway 
station or rail track.  The site has now returned to a natural state through 
the growth of a line of trees and adjacent grass land.  The site has 
naturally regenerated into trees and grassland.  There is not any visual 



 
 

degradation of the site.  In visual terms the site forms part of the 
surrounding green fields and tree belt/woodland landscape. 

3.12 Any decontamination of the ground (if necessary) would result in an 
environmental benefit - as a contaminated land investigation has not 
been carried out, this is not known at this stage.  Whilst the applicant’s 
supporting letter refers to ‘what appears to ash’ it is not demonstrated 
that there is contamination on the site at all and even if there is 
contaminated land it is not known whether this affects the whole site or a 
minor part of the site area i.e. whether there is a significant area of 
contamination and environmental benefit to be had for any 
decontamination.  

3.13 The application does not demonstrate, as required by planning policy and 
the related supplementary guidance that there is a significant visual and 
environmental benefit to be had in redeveloping the land for a house.  
The application does not comply with Local Development Plan Policy 
2.10 part vi) and the Supplementary Guidance - brownfield sites. 

3.14 Access to the site: The application does not include proposals to upgrade 
the track to the site from the B8034.  The track requires to be upgraded 
so that it is suitable for the passage of vehicular traffic.  In the event of a 
planning permission this would be the subject a planning condition. 

3.15 Visibility Sightline to the North: The Transport Development (Roads) 
consultation advises a visibility sightline to the north of 2.4 metres by 160 
metres and this requires the removal of a tree in a wooden pot and a 
rooted tree within the verge to provide the full sightline of 2.4 metres x 
160 metres which are not within the control of the applicant.  According to 
the applicant, the owner of the house to the north – Station House, has 
given verbal agreement for the clearance to form the sightline to the 
north.  This has not been confirmed in writing by the landowner.  In the 
event of a grant of planning permission, this matter would be regulated 
through a negative suspensive planning condition whereby no work could 
commence on the house until the sightline had been formed.   

3.16 Core Path:  There is a core path running through the site that requires to 
remain open in the event of a house being built on the site.  This could be 
regulated through a planning condition. 

3.17 Septic Tank:  Station House has a septic tank located within the site.  
Despite requesting information from the owner of Station House and the 
agent on the location of the septic tank, this information has not been 
provided.  In the event of the grant of planning permission this could be 
considered by a planning condition in the layout and design drawings 
submitted for approval. 

3.18 Flooding:  There are no objections on the grounds of flooding.  The Flood 
Officer has advised that a condition is applied in the event of a planning 
approval that requires finished floor levels be constructed 600 millimetres 
above the existing ground levels and the property should be constructed 
using a flood resilient design.  

3.19 Conclusion:  The application does not demonstrate, as required by 
planning policy and the related supplementary guidance, that there is a 



 
 

significant visual and environmental benefit in redeveloping the land for a 
house.  The application does not comply with Local Development Plan 
Policy 2.10 part vi) and the Supplementary Guidance - brownfield sites. 

Objections  

3.20 One representation has been received that neither objects to nor 
supports the application.  The comment concerns impact on the adjacent 
Station House 

(a) The property has septic tank drainage and the soakaway is located 
on the site of the proposed development and there is concern to 
ensure that this would not be disrupted in any way. 

(b) The proposed access to the site is just a track and does not 
consider it is suitable for heavy or frequent use.  As it is next to 
Station House there should be no adverse impact on drainage, no 
subsidence, no damage to/effect on our outbuildings, fencing, 
driveway or garden (trees etc.). 

4 POLICY/RESOURCE IMPLICATIONS AND CONSULTATIONS 

Policy Implications   

Equality Impact Assessment Yes 

Strategic Environmental Assessment Yes 

Single Outcome Agreement Yes 

Diversity (age, disability, gender, race, religion, sexual orientation) Yes 

Sustainability (community, economic, environmental) Yes 

Effect on Council’s green house gas emissions  No Effect 
Strategic/Service Plan No 

Existing Policy or Strategy No 

Risk No 

Resource Implications  

Financial No 

People No 

Land and Property or IT Systems No 

Consultations  
Internal or External Consultations Yes 

 

Equality Impact Assessment 

4.1 Not required.  

Strategic Environmental Assessment 

4.2 Not required. 

Single Outcome Agreement 

4.3 No required.  



 
 

Other Policy Implications 

4.4 None.  

Resource Implications 

4.5 None.  

Consultations 

4.6 Team Leader Bridge & Flood Maintenance:  No objection to the 
proposed development on the grounds of flood risk.  However, given the 
close proximity of the functional floodplain to the development, the 
following is advised: 

1. FFLs should be constructed 600mm above the existing ground 
levels; 

2. The property should be constructed using a flood resilient design. 

4.7 Transport Development (Roads Development Control):  No objection. 
The following conditions are advised: 

Core Path:  A Stirling Council classified core path, the 9078Ap/3, runs 
through the proposed site and this shall remain open to all during and 
post construction works.  Should there be a requirement to close the core 
path on a temporary basis, prior approval will be required from Stirling 
Council Transport Development Team.  

Prior to the commencement of works, written evidence confirming the 
permission to remove a tree in a wooden pot and rooted tree, which 
obstructs the visibility splay to the north on the B8034 from the relevant 
land owners shall be submitted to Stirling Council.  

Parking:  Adequate parking and turning facilities should be provided 
within the curtilage of the site to allow vehicles to access/egress the site 
in a forward gear.  In accordance with Table 12 of Appendix D of the 
Supplementary Guidance SG14 document, parking should be provided. 

Visibility Splays:  Visibility splays of 2.4 metres by 160 metres, within 
which there shall be no obstruction to visibility over 1m in height above 
the carriageway level, shall be provided and maintained onto the B8034 
at all times.  

Prior to the commencement of works, drawings and documentation 
illustrating the layout of the site including existing and proposed access, 
visibility splays, parking and vehicle turning facilities should be submitted 
to Stirling Council for approval. 

Waste Collection:  Collection vehicles will not enter private driveways to 
collect domestic waste.  Provision should be made for a properly 
designed collection point at the roadside for bins awaiting collection.  
Details of a suitable waste storage/collection area adjacent to the B8034 
shall be submitted for this Service’s approval prior to the start of 



 
 

construction, all in accordance with Supplementary Guidance SG19 
Waste Management. 

4.8 Service Manager (Environmental Health):  Based on the nature and 
the location of the proposed development and also on information 
submitted by the applicant, contaminated land conditions are 
recommended.  A condition is also advised that construction hours 
should be restricted. 

4.9 Arnprior Community Council:  Inadequate sightline north, requiring 
improvement by someone other than the applicant to make safe.  
Marginal sightline south, unless tree branches are trimmed back.  
Inadequate access road junction with B class road - track is currently 
used by farm vehicles for access to Tipperdarroch fields (now owned by 
Mr Pringle) and for access to livestock (lambing pens etc along from 
proposed development site). 

Access junction needs to be widened to suit incoming car or tractor plus 
outgoing vehicle – would expect at least 10 metres long x 5 metres wide. 

Site/Access lies on Core Path route, and irrespective of that, is also on a 
route that has been accessed and used by the local community for 
walking for generations, between Port of Menteith Road and Backside of 
Garden and beyond.  This through access by the public must not be 
interfered with or impaired by any development. 

5 BACKGROUND PAPERS 

5.1 Planning Application file 15/00775/PPP.  File can be viewed online at:   

http://pabs.stirling.gov.uk/online-
applications/applicationDetails.do?activeTab=documents&keyVal=NYGX
5UPIGDW00  

6 APPENDICES 

6.1 None. 
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