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1 SUMMARY 

1.1 Empiric (Stirling Forthside) Ltd/Land Synergy (Stirling) Ltd are seeking full 
planning permission to erect a 6/8 storey building (151 units, 194 occupants) 
and a smaller 2 storey building (14 units, 14 occupants) for the provision of 
student accommodation (165 units and 208 occupants in total). The site is on 
the corner of Shore Road and Forthside Way with the public footpath along 
the River Forth on the eastern boundary.  

1.2 The application had been brought to Planning & Regulation Panel at the 
request of Councillor Gerry McLaughlan who wished issues of lack of parking, 
scale of development and not in accordance with the masterplan to be 
assessed.  

1.3 At its meeting on 29 March 2016, the Panel agreed to defer consideration of 
the application to allow a hearing to take place. 

2 OFFICER RECOMMENDATION(S) 

The Panel agrees: 

2.1 to approve the application subject to conditions set out in Appendix 1.  

3 CONSIDERATIONS 

The Site 

3.1 The site used to form part of the Stirling harbour side area and was formerly 
Ministry of Defence land. The site is prominent in the townscape since it 
forms a vista on Shore Road being situated at the junction of Shore 
Road/Forthside Way (on the corner plot at the roundabout). The site slopes 
from a high point on the west at Shore Road/Forthside Way to the low point at 
the public footpath on the east. The site has some rubble from previous 
developments nearby and most of the planting has been stripped off in the 
past with some scrub growth reforming.  



 
 

The Proposal 

3.2 Full planning permission is sought for two buildings of student 
accommodation. The first and largest building (Block B) will be situated to the 
south of the site. It is proposed that the footprint of this building will reach the 
limits of the site boundaries to the west, east and south. Taking account of the 
variation in levels across the site, it is proposed that the building will be 6 
storeys on the west (Shore Road/Forthside Way) but achieves two storeys as 
the building progresses down the site towards the river to the east. This 
results in an 8 storey building when viewed from the north, such as the 
Riverside end of Shore Road or the more distant views from Alloa Road. The 
highest point of the building, when viewed from Shore Road, will be the gable 
elements: the ridge height approximately 20 metres from road level and the 
eaves height approximately 16 metres. The greater mass of the building is the 
pitched roof element which is approximately 10.5 metres to the eaves and 14 
metres to the ridge.  

3.3 The floor plans indicate that this building will have communal facilities 
including a games room, gym, laundry, common room and cinema as well as 
a reception. This large building will provide a mix of units from studios of 
20/23sqm (107 units), 1 bed units of 37sqm (8 units), 2 bed units of 45sqm 
(29 units) and 3 bed unit of 69sqm (7 units).  

3.4 West elevation (facing Shore Road roundabout) - The mass of the elevation 
presented to Shore Road will be broken up since the design incorporates two 
gable elements of 6 storeys and a pitched roof element containing 4 storeys, 
with two further subterranean levels. These subterranean levels will house the 
plant and the proposed cinema on the lowest floor and the gym, plant, laundry 
and cycle/bin store on the immediate lower floor. It is proposed that one of the 
gables will overhang the ground floor by projecting out from the first floor and 
this will have a buff multi brick exterior finish with the gable and uppermost 
floor being zinc clad. It is proposed that the exterior of the other gable and 
remainder of the building on this western elevation are to be finished in red 
multi brick with the pitched roof being natural slate.  

3.5 North elevation – The north elevation includes 8 storeys towards the river 
reducing to 6 storeys as the building steps up the riverbank. The overall mass 
of the building is visually divided by the juxtaposition of two different external 
finishes: buff multi brick and zinc cladding. There is some glazed curtain 
walling to the communal elements such as the games room, common room 
and reception ranging over the 3 lower floors.  

3.6 East elevation (facing River Forth) – Similar to the west elevation, the scale of 
this elevation is broken up with the design incorporating two gable elements 
of 8 storeys and a pitched roof element of 6 storeys. The external cladding 
defines the gable elements using red multi brick, zinc cladding on the two 
lower storeys and buff multi brick with zinc cladding on the upper two storeys. 
The proposal includes the pitched roof element being finished with 
predominantly buff multi brick with some zinc clad areas.  

3.7 South elevation – This elevation includes two subservient gable elements 
when viewed from the south with the larger pitched roof element behind. The 
gable nearer Forthside Way overhangs the ground floor (when viewed from 
Forthside Way) allowing a stepped access to run underneath and along the 
site boundary. It is proposed that this gable is finished in red multi brick and 



 
 

zinc cladding. The second gable element sits back from the first and it is 
proposed that this full gable is finished in buff multi brick. The larger pitched 
roof element behind these gables is to be finished in red multi brick with some 
zinc clad areas. 

3.8 The second, and smaller of the two buildings (Block A), is a two storey 
structure located to the north of the site. This building will sit into the slope 
with the flat roof being landscaped so that only the glass balustrade around 
the edge of the roof would be visible from Shore Road, when coming over the 
rail bridge. The two storey structure would be more visible when viewed from 
the east (from the river side). It is proposed that this building is zinc clad on 
the ground floor (front), red multi brick to the second floor and side elevations 
and a flat roof with a frameless glass balustrade. It is proposed that the units 
on the ground floor will all have individual accesses from the front whereas 
the second floor units will all have individual accesses served by an internal 
corridor running along the rear of the units. The main access to this corridor 
will be from the side of the building. 7 units are proposed on the first floor and 
7 on the second, each 23sqm (14 units in total) and it is proposed that all 
these units will be studio units. 

3.9 Landscaping, parking, cycle parking and bin storage – An area of grassed 
lawn is proposed in the south eastern corner of the site and the levels at this 
point will tie in with the ground levels beyond the site. A walkway is provided 
along the southern end of the building and, due to the ground levels rising 
towards Forthside Way, two flights of steps are proposed. The ground level 
beyond the site is to be retained by gabion walling as the steps cut into the 
slope. This will result in walling of approximately 3 metres in height when 
viewed within the site at the base of the lowest steps and approximately 2 
metres in height at the base of the upper steps. 6 parking spaces are 
proposed to the front of the building towards Forthside Way which will also 
allow access to the bin store which is within the south west corner of the 
building. The area between the two buildings is divided into three tiers of 
ground, each accessed by flights of steps. The area is to be paved and cycle 
storage is proposed underneath the upper and middle tier. The lowest of the 
tiers will sit approximately 0.5 metres below the ground level to the east so a 
small retaining wall will run near the eastern boundary thereby ensuring that 
the ground to the front of the two storey building is level. The ground levels to 
the north of this smaller, secondary building will tie in with the ground levels 
beyond the site. It is proposed that this area, and the land to the rear and 
above the building, will be planted with a wildflower grass seed mix. On the 
north and east boundary a 1.8 metre high metal railing fence is proposed. A 
low stone wall with metal railings (1.8 metres high) is proposed along the west 
boundary with Shore Road. Cycling storage is to be provided in three points – 
under two raised landscaped areas between the two buildings and also within 
Block B. A total of 176 cycle parking spaces are to be provided within these 
three locations.  

3.10 Site security and management – The site will have CCTV coverage and 
secure electronic door entry. It is proposed that there will be a reception 
operating from 9am until 5pm with a 24-hour emergency call out number. 

3.11 Access and waste collection - Pedestrian access points are proposed on the 
eastern boundary, linking in to the riverside walkway, and on the western 
boundary, linking in with the footway adjacent to Shore Road. Vehicle access 
is proposed from the south utilising the access point approved under 



 
 

previous, extant, planning permission (05/00492/DET). 6 car parking spaces 
are proposed to the west of the site. Refuse is to be collected by a private 
contractor from a kerbside point on Shore Road. 

Previous History 

3.12 This site has planning permission for a riverbank block as part of a wider 
residential development within the Forthside area (Planning reference: 
05/00492/DET). This extant consent granted permission for the erection of 3 
pavilion blocks along the river bank. Those blocks were for residential 
accommodation and included 100% car parking provision. Each pavilion was 
to provide 20 units and was approximately 18 metres in height when viewed 
from Forthside Way. The height of the approved blocks were 31.27AOD 
which is similar to that of the proposed block (32.62AOD). The previously 
approved block comprised two blocks linked by a central lift shaft. The block 
nearer to Forthside Way included a large pend feature, to allow for vehicle 
access and parking along the site frontage. The pend was almost 8 metres in 
height with 3 levels of accommodation above. The block nearer to the river 
was 7 storeys on the river side.  

Development Plan Policy 

3.13 Primary Policy 1: Placemaking states that development of all scales must be 
designed and sited in relation to the character and amenity of the place, 
urban or rural, where they are located. Development must be of quality, 
having regard to any relevant design guidance, landscape character guidance 
etc. Be located so as to reduce the need to encroach onto greenfield sites 
and to maximise sustainability benefits. Developments should utilise vacant 
and under-used land and buildings within settlements at higher densities 
where appropriate. Safeguard and enhance built and natural heritage and 
respect the Green Belts. 

3.14 Policy 1.1: Site Planning states that all new development are required to 
contribute, in a positive manner, to the quality of the surrounding built and 
natural environment. A number of criteria are set which reference issues such 
as siting, layout and density; respecting topography and important landmarks, 
views, skylines; appropriate design; in urban settings, principal elevations 
should reinforce the street. Reference is made to SG01 (Placemaking) which 
supports this policy. Supplementary Guidance SG01: Placemaking – sets 
principles expected in new development to achieve quality, sustainable new 
development following on from ‘Designing Places’.  

3.15 Policy 1.2: Design Process states that in order to ensure that the aims of 
Placemaking and quality site planning are met that preparation of 
Masterplans will be required for areas or sites requiring a comprehensive 
approach to the provision, design and location of uses, open space and 
infrastructure. Thereafter, detailed proposals coming forward for all or part of 
the site will be expected to demonstrate cognisance and compliance with the 
relevant Masterplan. Design Statements and Design and Access Statements 
will be required in support of Planning Applications as set out in SG01. 

3.16 Policy 1.3: All development proposals will be assessed in terms of their 
impact on national Green Network principles and local Green Network and 
Open Space Strategy. The safeguarding of existing, and the provision of new 
elements contributing to the Green Network, will be considered in the context 



 
 

of the above objectives, the River Basin Management Plan, the Flood Risk 
Management Plan. New development should, where necessary, incorporate 
accessible multifunctional open space of the appropriate quantity and quality 
to meet the needs arising from the nature of the development itself. This 
Policy is supported by SG02: Green Network. 

3.17 Primary Policy 2: Supporting the Vision and Spatial Strategy states that 
development proposals considered consistent with the Plan’s Vision and 
Spatial Strategy will be supported where they are developments allocated in 
the Development Plan or where outwith this, the Core Area will be the 
preferred location for new build development. SG08: Non-statutory 
supplementary guidance regarding planning briefs, frameworks and 
masterplans.  

3.18 Policy 2.1: Housing Land Requirement states that new housing development 
will be supported in principle where land is allocated for housing purposes in 
the Plan. Appendix B lists the housing allocations. This site is classed as part 
of H034 seeking to provide 112 units within Phase 1. 

3.19 Policy 2.3: Particular Needs Housing and Accommodation excludes purpose-
built student accommodation in relation to the issues related to Houses in 
Multiple Occupation. 

3.20 Policy 2.6: The Network of Centres states that within all Network Centres 
where will be support for Class 1 retail uses, Class 3 (restaurant, café) uses, 
etc will be supported where not to the detriment of nearby occupiers and that 
changes of use to residential will not generally be supported on the ground 
floor of buildings. All development must have an active frontage at street 
level, and be designed to include measures that will enhance the character 
and appearance of the Centre. Within Stirling City Centre all developments 
should comply with the City Centre Development Framework (SG08B), where 
applicable. No proposal for a public car park (including those that are 
associated with new development) will be supported, unless it can be shown 
to meet an identified shortfall in car parking provision. This will also apply to 
proposals in edge of City Centre locations. The policy is supported by SG09. 
Supplementary Guidance SG09: Network of Centres – Identifies Stirling City 
Centre at the top of the hierarchy of Network Centres due to, inter alia, high 
level of accessibility as well as a focus for a mix of uses including leisure, 
entertainment, recreation, cultural and community activities as well as homes 
and businesses. A range of other non-retail uses are encourages in 
accordance with the Urban Consolidation approach to development outlined 
in the Spatial Strategy of the Plan, the City Centre Framework (SH08B) and 
other relevant Plan policies.  

3.21 Primary Policy 3: Provision of Infrastructure states that the management and 
enhancement of existing infrastructure, reducing demands for new 
infrastructure will be the preferred approach in supporting the implementation 
of the Spatial Strategy.  

3.22 Policy 3.1: Addressing the Travel Demands of New Development states that 
in order to create accessible developments in sustainable locations, new 
development should be located where safely and conveniently accessible by 
walking, cycling and public transport as well as by motor vehicles. 
Development should aim to reduce its travel demands, and to ensure that 
residual demands are met in a manner which ensures a safe and realistic 



 
 

choice of access by walking, cycling public transport and motor vehicles. This 
policy is supported by SG14: Ensuring a Choice of Access for New 
Development. SG14 sets a framework for how the Council will consider the 
transport and access issues in relation to new development. The objectives of 
the guidance are to ensure that the travel demands of a new development are 
met in a manner which ensures a safe, realistic and convenient choice of 
access for all to development by walking, cycling, public transport and motor 
vehicles and to ensure that the impact of development on the safety and 
efficiency of the transport networks are minimised.  

3.23 Policy 3.2: Site Drainage states that with regard to foul drainage, all 
developments within or close to urban areas will require a connection to the 
public sewer. Surface water from new development should be treated by a 
Sustainable Drainage System. Depending on the location, scale and type of 
development, planning applications may need to be accompanied by a 
drainage strategy. SG34: The Water Environment supports this policy.  

3.24 Policy 3.3: Developer Contributions sets out that these will be sought in 
situations where a development creates a need for new, extended or 
improved public infrastructure, facilities or services. Developers will be 
required to make a fair and reasonable contribution, which is necessary and 
proportionate to the scale and nature of the development. Contributions will 
be sought for a choice of access (City Transport Strategy), education, health 
service infrastructure within ‘pressured locations’ as set out in SG06: Health 
Care Facilities and finally, household waste.  

3.25 Primary Policy 4: Greenhouse Gas Reduction seeks to ensure all new 
development is in sustainable locations, optimises accessibility, employs 
sustainable construction materials and methods and meets energy and heat 
requirements by on-site renewable generation. 

3.26 Policy 4.1: Low and Zero Carbon Buildings states that all new buildings must 
be designed so that at least 10% of the carbon dioxide emissions reduction 
standard set by Scottish Building Standards is met by the installation and 
operation of low and zero-carbon generating technologies. 

3.27 Primary Policy 5: Flood Risk Management states that development proposals 
on areas shown to be at risk of flooding on SEPA Floor Maps should be 
avoided. Development proposals on areas shown to be at risk of flooding on 
the Indicative River and Coastal Flood Map (Scotland) shall be informed by a 
Flood Risk Assessment assessing the risk from all sources of flooding. Such 
developments shall not result in a use that is more vulnerable to flooding or 
has a larger footprint than any previous development on the site. All 
development will be assessed for their potential to contribute to the reduction 
of overall flood risk. This policy is supported by SG18. 

3.28 Primary Policy 6: Resource Use and Waste Management states that in 
seeking to reduce the amount of waste created, and reduce the demand for 
new resources, new development that reuses vacant, derelict and other 
brownfield land will be encouraged where appropriate. This policy is 
supported by SG19.  

3.29 Primary Policy 7: Historic Environment states that the historic environment 
and, where appropriate, the settings of its component features, will therefore 
be safeguarded, preserved and enhanced. Developments and other 



 
 

proposals that would have a negative impact on these assets will not normally 
be supported. 

3.30 Policy 7.1: Archaeology & Historic Building Recording states that where there 
is the possibility that archaeological remains may exist within a development 
site, but their extent and significance is unclear, the prospective developer 
should arrange for an evaluation prior to the determination of any planning 
application in order to establish the importance of the site, its sensitivity to 
development and the most appropriate means for preserving or recording 
surviving archaeological features. SG23 support this policy. 

3.31 Primary Policy 8: Conservation and Enhancement of Biodiversity states that 
the protection, conservation and enhancement of wildlife, its habitats and 
other natural features in international and national designated sites will be 
supported in line with statutory requirements. Where proposals may affect 
protected species, developers must carry out species surveys and produce 
mitigations plans where required. SG26 supports this policy.  

3.32 Policy 8.1: Biodiversity Duty states that all development proposals will be 
assessed for their potential impact upon biodiversity.  

3.33 Policy 9.2: Landscaping and Planting in association with Development states 
that development should incorporate new landscape and planting works 
appropriate to the local context and to the scale and nature of the 
development. SG29 supports this policy. 

3.34 Primary Policy 13: The Water Environment states that all development must 
minimise and mitigate any potential impacts on the water environment.  

3.35 Other Material Policy Considerations – SG08B – City Centre Development 
Framework (Non-Statutory Supplementary Guidance) notes the newest area 
within the City Centre is the redevelopment site along the river at Forthside. 
The Framework identifies the strengths and weakness of the city centre and 
key objectives. One of these objectives is to proactively promote design 
quality and placemaking. Also, to consider how best to integrate development 
sites to maximise their contribution towards achieving better connectivity, 
accessibility and physical environment for the City Centre as a place to visit, 
live and work. The Framework also indicates how the vision of the LDP can 
be delivered through site development opportunities. The Framework also 
highlights the need to protect important views to and from the City Centre. A 
Study of the City Skyline and Key Castle and Old Town views is considered 
necessary.  

3.36 SG08 – Forthside Masterplan (Non-Statutory Supplementary Guidance) – 
This identified residential development of approximately 190 units at the 
northern end of the site as part of the content of the scheme for Forthside. 
The document highlights that there is potential to create a strong new urban 
form through the treatment of the northern edge of the site. One of the 
principal objectives of the masterplan is to create a development that is 
appropriate to Stirling in terms of mass, scale and use of materials. The 
masterplan states that building heights will be restricted in the northern end of 
the development to approximately 15 metres. With regard to materials, the 
masterplan states that the design of buildings and the use of materials should 
reflect the strength, colour, texture and detailing of the historic backdrop of 
Stirling – but at the same time be evidently contemporary. The masterplan 



 
 

noted the residential element of Forthside at the northern end of the site with 
100% parking provision. The pavilion buildings were identified on the 
Harbourside element and comprised 5 storeys high on the upper slope of the 
riverbank and 6 or 7 storeys at the riverside. It states that the gaps between 
blocks allow a visual connection to be maintained from the remainder of the 
site towards the Ochil Hills and to allow pedestrian walkway connection to the 
riverside footpath.  

3.37 Scottish Planning Policy – Scottish Planning Policy (SPP) is a statement of 
Scottish Government policy on how nationally important land use planning 
matters should be addressed across the country whilst allowing sufficient 
flexibility to reflect local circumstances. The Policy Principles when planning 
for town centres should be flexible and proactive, enabling a wide range of 
uses which bring people into town centres. It states that the planning system 
should apply a town centre policy first when planning for uses which attract 
significant numbers of people, encourage a mix of uses to support town 
centres vibrancy, vitality and viability, ensure development plans support 
successful town centres, and consider opportunities for promoting residential 
use within town centres where this fits with local need and demand.  

Assessment 

3.38 Planning applications must be assessed against the development plan taking 
into account all material considerations. Student accommodation would be 
considered sui generis which means that it does not fall within a defined use 
class, i.e. classes defined by the Town and Country Planning (Use Classes) 
(Scotland) Order 1997. This means that this proposal is not assessed against 
the housing policies in the Local Development Plan and there are no policies 
which specifically relate to this type of development proposal. 

3.39 Placemaking - Primary Policy 1 and SPP seek to ensure that placemaking is 
at the centre of developments rather than an afterthought. In this case, the 
parallel gables facing Shore Road (Block B) mirror a series of gable features 
within Forthside such as Chandler Court opposite, the Engine Shed and 
barracks building which run parallel to one another. The variety of materials 
(buff multi brick, red multi brick, zinc and glazed walling), the projection of 
gables from ground level and juxtaposing the gables with a pitched roof 
(natural slate) element, all add to the interest of the elevations and reduce 
their visual impact. The buildings (Block A and B) take account of the levels 
by utilising the slope - the two storey building (Block A) has little visual impact 
when viewed from Shore Road and the larger building (Block B) is viewed as 
6 storey at Shore Road but incorporates a further two levels within the slope. 
Block B is a similar height to the pavilion block which was previously 
approved on this site though the footprint of this building is greater than that 
previously approved. 

3.40 Primary Policy 1 seeks to ensure that developments are of quality, having 
regard to any relevant design guidance. The Forthside Masterplan (SG08 – 
non-Statutory Guidance) relates to the whole of the Forthside side. The 
housing to the north, of which this site forms part, is considered mainly in the 
context of the approved application rather than necessarily a blueprint for 
guiding future development.  

3.41 Primary Policy 1 also seeks to ensure that development is located so as to 
reduce the need to encroach onto greenfield sites, to maximise sustainability 



 
 

benefits and utilise vacant sites within settlements at higher densities where 
appropriate. It is considered that this proposal complies with Primary Policy 1. 

3.42 Policy 1.1: Site Planning states that all new development should contribute in 
a positive manner, to the quality of the surroundings in terms of siting, layout 
and density. Development should also consider skylines and topography. This 
proposal steps down the riverbank thereby taking account of the slope of the 
site. Not only does the proposal take account of the surrounding design by 
the incorporation of gable elements but its maximum height takes account of 
the height of the pavilion block previously approved on this site and those that 
could still be constructed on adjacent land. The approved pavilion blocks 
were three substantial structures along this riverside frontage each 
surrounded by hardstanding to accommodate 100% parking. The current 
proposal includes facilities to ensure that the occupants of the development 
do not have cars and that the reliance is towards walking, cycling and public 
transport, all in accordance with this policy.  

3.43 In terms of siting, Block B is also sited so that the west elevation addresses 
Shore Road with all the windows on this frontage facing the roundabout at 
Shore Road and the reception at the ground floor level also facing the street. 
Block B is sited in the same position as the pavilion block previously approved 
on this site and Block A is set within the slope so, other than the balustrade, 
will not be visible from Shore Road.  

3.44 The density of this development is higher than the previous approved scheme 
since it relates to a different use – that of student accommodation rather than 
private residential units. The site lies within the area defined in the Local 
Development Plan as City Centre/Network Centre. On brownfield sites within 
the city centre, it is appropriate to achieve higher densities within 
developments. 

3.45 Green Network - The site fronts a green corridor (Forthside Way) where 
Policy 1.3: Green Network and Open Space is applicable. The sites frontage 
to Shore Road/Forthside Way is a low stone wall with metal railing above. 
The views through the railings will be on to the landscaped roof of the two 
storey structure and planting to the rear of the small number of parking bays 
outside the main block. It is considered that the functionality of the green 
corridor will be maintained. 

3.46 Houses in Multiple Occupation (HMOs) – Policy 2.3 relates to particular 
needs housing and accommodation. This proposal is not for a residential 
development as it is sui generis therefore Policy 2.3 is not applicable. Policy 
2.3 is supported by SG05 (Houses in Multiple Occupation, Revised 
Supplementary Guidance SG05 & Overprovision Policy). SG05 notes that 
within the Stirling City area, the demand for accommodation within Houses in 
Multiple Occupation is mostly for student accommodation. SG05 states that in 
“view of the issues arising from concentrations of HMOs within certain areas 
of Stirling, the priorities include tightening the regulation of HMOs and 
reducing the number of HMOs in the town centre”.  

3.47 The applicant has submitted information indicating that over 11,000 students 
study at Stirling University. There are 2,000 residential bed spaces located 
on-site, with the University offering a total of 3,000 bed spaces across 20 
locations within Stirling. The development is therefore aimed at addressing 
the 8,000 bed shortfall between University-controlled accommodation and the 



 
 

number of students requiring accommodation. This purpose-built 
development provides an alternative to numerous Houses in Multiple 
Occupation (HMO), something which the Council has sought to control 
through SG05 (Houses in Multiple Occupation, Revised Supplementary 
Guidance SG05 & Overprovision Policy).  

3.48 Network of Centres – Active frontages - Policy 2.6: The Network of Centres 
states that all development within Network Centres must have an active 
frontage at street level, and be designed to include measures that will 
enhance the character and appearance of the Centre. Whilst this part of the 
policy mainly relates to ensuring that shop frontages are active, it can also be 
applicable to other buildings more generally. The proposal includes a glazed 
reception area at a point where the building is closest to Forthside Way/Shore 
Road which will provide activity towards the street. This also meets one of the 
objectives of the City Centre Development Framework (SG08B), where it 
seeks to promote active frontages which provide a perception that a street is 
busy and overlooked making it feel a safer place. It is considered that this 
proposal complies with Policy 2.6.  

3.49 Accessibility - Primary Policy 3, along with Policy 3.1, seeks to ensure that 
new development is located where safely and conveniently accessible by 
walking, cycling and public transport as well as by motor vehicles. It states 
that development should aim to reduce its travel demands and ensure that 
residual demands are met in a manner which ensures a safe and realistic 
choice of access by walking, cycling, public transport and motor vehicles.  

3.50 This proposal complies with Policy 3.1 in so far as it is located very close to 
the city’s bus and rail stations, there are frequent bus services to the 
university campus and a cycle route through Cambuskenneth to the 
university. Furthermore, occupants of the development will have easy access 
to all the services and facilities available within the city centre. The proposed 
development will not meet the part of Policy 3.1 which states that residual 
demand will also be met by a choice of access including motor vehicles. 
However, the developer seeks to put in place barriers to car use which 
include the tenancy agreement stipulating that the development is car-free 
and that occupants of the development are not permitted a car. The 
developer will also provide occupants with a tenant handbook. This handbook 
specifies that the student accommodation is car-free and, as well as 
specifying how the student facility operates, provides information on public 
transport, cycle routes, local taxi numbers etc.   

3.51 The development therefore complies with most of Policy 3.1 since it will 
reduce the travel demands by its accessible location, the provision of 
information (on alternative modes of transport to the private car) to occupants 
and establishing barriers to car use such as stipulating car-free in the tenancy 
agreement. Whilst the proposal reduces its travel demands, it fails to meet the 
aspect of Policy 3.1 that seeks to ensure that residual travel demands are met 
by motor vehicles since it is not envisaged that students will have motor 
vehicles since the lease agreement will state that the development is car-free. 
Policy 3.1 is supported by SG14 (Ensuring a Choice of Access for New 
Developments) and this proposal fails to meet an aspect of that Guidance. 

3.52 Contrary to SG14 - SG14 states that where a non-residential development is 
located outwith the Controlled Parking Zone the maximum car parking 
standard applies. Roads therefore recommended that the application should 



 
 

be refused since the site does not lies within a Controlled Parking Zone and 
therefore does not meet the guidance set out in SG14. If such a development 
were within the Controlled Parking Zone a reduced maximum standard may 
be considered. The Controlled Parking Zone covers Stirling City Centre 
(King’s Park area, Top of the Town, Goosecroft Road and Cowane Street) but 
does not cross the rail line in to Riverside. Roads response states that for a 
car free development, as set out in SG14, 

 there must be car parking controls within a reasonable park and walk 
distance of the development 

 the development site must be located wholly within a Controlled Parking 
Zone  

 Council on-street residential permits will not be permitted to residents of 
the development 

 The development demonstrates a commitment to enable its travel 
demands to be met by walking, cycling and public transport. 

3.53 Roads noted that the proposed development in part meets the above 
guidance but fails to be located within a Controlled Parking Zone. It was 
stated that the Council had, in 2009, sought to increase the Controlled 
Parking Zone to encompass parts of Riverside which would have included 
this site. Roads stated that, had the Riverside area been designated as a 
Controlled Parking Zone then this would have addressed any on-street 
parking issues that may occur as a result of this development. The extension 
of the Controlled Parking Zone proposal was unsuccessful as the local 
residents rejected the proposal and thus no parking restrictions were put in 
place.  

3.54 The applicant has submitted a Transport Statement providing support for the 
lack of parking within the proposal. The proposed development is for 165 
units of student accommodation. 176 cycle parking spaces will be provided, 
along with very limited car parking spaces for staff and disabled users. The 
vehicle access to the site will be as per the previously consented scheme 
which was for a junction off Forthside Way. Students cycling to the university 
can do so via Cambuskenneth or there is a frequent bus service which 
operates at a frequency of 7-10 minutes throughout the day. To dissuade car 
use, the tenancy agreement and the tenant handbook will specify that the 
location is car-free. The developer states that this has been an effective 
measure at other car-free student development that they operate. The 
location: proximity to the city centre, close to bus and rail station, easy cycle 
route to the university and frequent bus service; means that non-car travel is 
a logical choice for student residents.  

3.55 In summary, it is acknowledged that the proposal fails to fully satisfy Policy 
3.1 and SG14 however this is a city centre site and the applicant will seek to 
ensure that car ownership is restricted. 

3.56 Flood risk - Primary Policy 5: Flood Risk Management states that 
development proposals on areas shown to be at risk of flooding on SEPA 
Flood Maps, should be avoided. This site does fall within SEPA’s flood map 
area however SEPA raised no objection to the development providing 
conditions relating to finished floor levels were applied (no lower than 



 
 

7.25mAOD). Also, SEPA requested the inclusion of conditions ensuring that 
there was no development or landraising on land below 6.66mAOD and the 
submission of a suitable detailed SUDS plan. These conditions have been 
included in the list of conditions within Appendix 1 of this report. The details 
submitted with the application indicate that, at the nearest point to the river, 
the site level is 7.4mAOD and that the finished floor level of the ground floor 
(east side nearest the river) is 7.25mAOD. SEPA noted in their response that 
the finished floor level of the lowest level of the development is to be set at 
7.25mAOD and noted that this level provides around 550mm freeboard 
allowance for the 0.5% annual probability flood event. This Council’s Flood 
Officer was also consulted on this application. He had no objection to the 
development subject to the inclusion of conditions as per SEPA’s response. It 
is therefore considered that this proposal is not contrary to Primary Policy 5 
since the developer has submitted sufficient information to indicate that the 
site will not result in flooding elsewhere or that the occupants of the 
development will be at risk. SEPA and the Council’s Flood Officer have not 
raised any objection subject to conditions, which have been recommended in 
Appendix 1.  

3.57 Re-use of vacant land and waste management - Primary Policy 6 states 
that the re-use of vacant or derelict land will be encouraged. This proposed 
development utilises vacant, brownfield land. This Policy also states that 
waste management infrastructure of new development needs to demonstrate 
how it conforms to the needs and objectives identified in the Zero Waste Plan. 
This policy is supported by SG19 (Waste Management) which also sets out 
the objectives of the Zero Waste Plan which are to reduce the volume of 
waste created and to increase the amount of waste that is being diverted from 
landfill. The applicant has included within the submission areas within the 
larger of the two blocks (Block B) where bin storage is proposed. The 
applicant has indicated that 14 bins will be required for the development (11 x 
1,100 litre and 3 x 240 litre bins). A portion of these will be for recycling. The 
applicant proposes that refuse collection will be contracted to a private 
company and that collection will take place from an uplift point on the eastern 
side of Shore Road (west of Block A) and that collections will be scheduled 
for quiet times of the day to minimise effects on the traffic flow. Roads had no 
objection to the waste collection proposed by the developer subject to the 
establishment of a contractual agreement that a collection vehicle approaches 
the collection point from the southbound. An appropriate condition has been 
recommended in Appendix 1. It is considered that the proposal complies with 
Primary Policy 6.  

3.58 Summary – This purpose-built development provides an alternative to 
numerous Houses in Multiple Occupation (HMO), something which the 
Council has sought to control through SG05 (Houses in Multiple Occupation, 
Revised Supplementary Guidance SG05 & Overprovision Policy).  

3.59 The site has planning permission for a residential block as part of a wider 
residential development at Forthside. The previous approval was for a block 
which had 7 storeys on the riverside and the equivalent of 5 storeys on Shore 
Road/Forthside Way. The ridge height of the approved block was 
approximately one metre lower than the ridge height of this proposed 
development. The planning history has therefore demonstrated that a building 
of a similar scale to that proposed has previously been approved on this site. 



 
 

3.60 The footprint of this proposal is greater than that previously approved. Not 
only does Block B have a greater footprint but Block A is also included. Whilst 
it is acknowledged that this is a significant scale of development, the site is 
within the city centre where higher densities are acceptable. The site also 
utilises brownfield, vacant land. The proposal fulfils the placemaking criteria 
by providing a quality development with an interesting design, incorporating a 
variety of materials which uses the topography of the site. 

3.61 Very limited car parking is proposed as part of this development. For a 
development of 165 units of student accommodation, 6 car parking spaces 
are provided. However, the development is within an easy walk of the city 
centre, the bus and rail stations, there is a frequent bus service to the 
university and a cycle route through Cambuskenneth to the university. The 
proposal includes 176 cycle parking spaces, each new occupant will be 
provided with a welcome pack of travel information and the tenancy 
agreement will exclude car ownership. Car ownership cannot be controlled as 
a condition of the planning permission.  

3.62 In terms of the ‘mode hierarchy’ as set out in SG14, travel demands of 
developments should be met by pedestrians first, cyclists second and public 
transport users third. Motor vehicle use should be considered last. SG14 
states that where there are conflicts between any of these modes, the 
mode(s) higher up the hierarchy will take priority subject to the function of the 
place. As already highlighted, this site is so close to the city centre, bus and 
rail stations, with frequent bus links to the university and has satisfactory 
cycle provision to make using alternative modes of transport to the private car 
a viable and realistic option. However, the proposal does fail to meet the 
requirements for parking standards outwith the Controlled Parking Zone and 
is therefore not supported by Roads.  

Objections 

3.63 13 letters of objection have been received raising the following matters: 

 The development appears to be located on the flood plain. What flood 
defences will be erected. 

In response: The finished floor levels of the proposed development are 
above the flood level. This is acceptable to both SEPA and the Council’s 
Flood Officer.  

 Lack of car parking within the proposed development and possibility that 
this could increase parking issues within Riverside area.  

In response: The site lies within easy access of the city centre, the rail and 
bus stations, is well located for cycle routes through Cambuskenneth to 
the university and to frequent bus services. The proposed development 
will have sufficient cycle parking and will be marketed as car-free where 
the tenancy agreement and the tenant handbook will specify that the 
location is car-free.  

 Residents of existing residential development within Forthside already 
have problems parking due to people accessing the city centre parking 
there. 



 
 

In response: Existing problems cannot be addressed in this proposal. 

 Anti-social behaviour of students, night time noise and disturbance. 

In response: These matters cannot be addressed through the planning 
regime.  

 Public walkway along the riverbank will no longer be accessible.  

In response: This proposal will not alter the public walkway. 

 The provision of student accommodation will mean that private landlords 
who rent to students will have to lower their rental rates.  

In response: These matters cannot be addressed through the planning 
regime.  

 Development would impact on the natural environment of the riverbank.  

In response: This is a brownfield site with extant planning permission for 
residential development. The site has some scrub plants and rubble. 
There is little in the manner of a natural environment worthy of retention 
on site.  

 The 8 storey block is out of scale with the surroundings and in relation to 
the original plans.  

In response: The permission for a pavilion block on this site included 7 
storeys. The overall height of the proposed building is to be similar in 
height to the pavilion block approved on this site.  

 Will the building be safe from subsidence being sited on a riverbank. 

In response: The details of the ground works cannot be addressed 
through the planning regime.  

 Is there a need for this level of student accommodation? 

In response: It is assumed that there is the demand for this level of 
student accommodation whereby the applicant has submitted an 
application for such.  

 The building does not conform to the original Masterplan for the area. 

In response: The previous Masterplan for Forthside has been updated 
with SG08 - Forthside Masterplan. This is non-statutory supplementary 
guidance. SG08, where it relates to the residential aspects, is a 
description of the residential development that achieved planning 
permission rather than a guide for future residential development. This 
application is not for a residential development, instead it is sui generis. 

 The access point off Shore Road to the riverside walkway (at the pillars) 
will become a student hang-out and will dissuade other users of the 
pathway. 



 
 

In response: The riverside walkway will remain a public footpath. 

 Wear and tear of the public footpath along the riverbank as a result of this 
development. 

In response: The riverside walkway is a public footpath. 

 Over development of the site – size and density of development. 5 storeys 
above street level is out of keeping with the area. 

In response: It is acknowledged that the proposed building is a 
considerable size however 5 storeys was approved under the previous 
scheme. The previous scheme included a two storey pend with 3 storeys 
above. This scheme proposes 6 storeys on the side visible from Shore 
Road (west elevation). The ridge height of the gable projection, as visible 
from Shore Road, is 32.62m AOD. The overall ridge height of the 
previously approved scheme was 31.27m AOD and the ridge height of the 
part of the building adjacent to Shore Road was approximately 31m AOD. 
This equates to a building height of approximately 18.5m above the level 
of Shore Road. The proposed scheme will have a ridge height of 
approximately 19.5m above the level of Shore Road.  

The overall bulk of Block B and footprint of the proposed buildings (Block 
A & B) will result in considerably more built form than that previously 
approved. However, this is a city centre site where higher levels of density 
are generally considered acceptable. 

 Concern regarding drainage with a significant number of sinks, toilets and 
showers. 

In response: It is proposed that the development will connect on to the 
public sewer system. 

 Increase in built form will reduce the capacity of the area to absorb 
rainwater. 

In response: Surface water will be treated by way of a Sustainable Urban 
Drainage System (SuDs).  

 Lack of disabled provision. Building not suitable for disabled users. 

In response: These matters cannot be addressed through the planning 
regime.  

 Proposal does not comply with the Local Development Plan. 

In response: The relevant policies of the Local Development Plan are 
assessed within this report.  

 Riverside is already over-subscribed with HMOs. 

In response: This proposal is for a building for student accommodation not 
a House in Multiple Occupation (HMO). 

 Proposal will lead to congestion. 



 
 

In response: Since the proposal does not include parking, there will be no 
additional congestion resulting from this development. 

 What happens if the use of the building changes in the future?  

In response: The assessment of this proposal is limited to just that. The 
assessment cannot encompass future uses. Any further application, such 
as a change of use, will be assessed at that time. 

4 POLICY/RESOURCE IMPLICATIONS AND CONSULTATIONS 

Policy Implications   

Equality Impact Assessment No 

Strategic Environmental Assessment No 

Single Outcome Agreement No 

Diversity (age, disability, gender, race, religion, sexual orientation) No 

Sustainability (community, economic, environmental) No 

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 The application has no implications for equality and therefore an equality 
impact assessment is not required. 

Strategic Environmental Assessment 

4.2 The application does not require a strategic environmental assessment. 

Single Outcome Agreement 

4.3 The recommendation does not apply to any of the seven objectives of the 
single outcome agreement. 

Other Policy Implications 

4.4 None. 

Resource Implications 

4.5 None. 



 
 

Consultations 

4.6 Roads Development Control:  Recommend that the application should be 
refused due to lack of car parking.  

4.7 Roads confirmed that the latest submission by the agent showed that the 
cycle provision complied with the standards set out in supplementary 
guidance SG14. The refuse collection was also considered to be acceptable, 
on the premise that a contractual agreement is established to ensure that a 
collection vehicle approaches the collection point from the southbound 
carriageway on Shore Road. 

4.8 Car Parking - The applicant intends to market the student accommodation as 
a 'car-free' development and as such includes only 6 car parking spaces. 
According to Stirling Council's 'Supplementary Guidance SG14'  (SG14), in 
order for a development to be marketed as 'car-free' the following condition 
must be met: 'There are car parking controls within a reasonable park and 
walk distance of the development: The development site must be located 
wholly within a Controlled Parking Zone (CPZ).' 

4.9 Stirling Council's CPZ does not cover the Riverside area as it stands.  The 
applicant has stated that car ownership at the development would be 
controlled by lease agreement.  However, although the lease would cover 
parking within the actual site, it would not affect parking outwith the site on the 
surrounding streets with limited opportunity for enforcement.  In addition the 
legality of the lease could be brought into question, particularly if not tied to a 
wider policy of the University which would be separate from the private 
development being promoted here. 

4.10 An attempt to increase the CPZ to include the Riverside area was tried in 
2009, which would likely have addressed any on-street parking issues as a 
result of the proposed development.  However, this was unsuccessful as the 
local residents rejected the proposal and thus, no parking restrictions were 
put in place. 

4.11 From an accessibility point of view, the site is located close to a range of 
amenities. However, this alone does not justify seeking a departure from the 
SG14 parking standards which, for this type of development off campus, 
would lead to a requirement for: 'Student Flats: 1 space per 6 students + 1 
space per 3 staff + 1 space per warden'. 

4.12 Service Manager (Environmental Health):  The 5 standard contaminated 
land conditions requested alongside a standard construction noise condition. 
These conditions have been included in Appendix 1. 

4.13 A condition regarding the submission of a noise impact assessments 
regarding railway noise was originally requested but upon further discussion 
regarding the distance from the rail line and intervening development, this 
request was removed.  

4.14 Riverside Community Council:  Strongly object to the proposal. Riverside 
has already reached saturation with HMOs which are mainly occupied by 
students. 



 
 

4.15 This large student accommodation would be better placed for the students at 
the University campus. It will be unmanned for 73% of the time.  

4.16 We wish to raise the following: 

1. The Consultation process with the developer was extremely poor. 

2. Overdevelopment of the site - No other buildings in this area are 8 storeys 
high. It does nothing to enhance the topography or vista of the area. It 
simply will block out a wonderful view of the Ochils. It clearly shows 
maximising profit is the aim of this project, and brings nothing positive to 
the existing community. 

3. Lack of Adequate Car Parking - There should be adequate off-street 
parking provision so as not to congest the local area. To have only 6 
parking spaces, and none of them disabled, for 208 residents and staff is 
unacceptable. To have any new development with no Disabled car 
parking clearly shows that the Equality 2010 Act is being ignored.  

4. Lack of Integration with the local Community - This 208 student building is 
to have its own gym and cinema. Clearly there is no intention to integrate 
with the local community when there is already a cinema and a sports 
village within the immediate vicinity. 

5. Lack of Concierge/Security - What happens for the safety of students if 
there is a fire or emergency overnight? Who is going to oversee safe 
evacuation of the building and especially for those with a disability? Who 
will know who is even in the building? 

6. Antisocial behaviour - Residents have voiced concerns that with an 
increase in the transient student population of 208 to the area the anti-
social behaviour problem may well increase. It is suggested that large 
student accommodation would be better placed at the university campus. 

7. The Building is not suitable for disabled individuals - All new builds must 
be accessible and safe for disabled individuals. This building clearly is not 
compliant with the Equality 2010 Act. 

8. Impact on Traffic flow in the area – At peak times there is frequent 
queuing to get out of Riverside at the main traffic lights. Also, there is 
concern about how safely this new site will be accessed with the entry and 
exit point junction with the main road. 

9. It goes against the Local Policy Plan - It impacts negatively on the design 
and relationship to the surroundings.  

10. Section 75 Monies - We wish to know how much Section 75 Monies is 
attached to this development. Section 75 Monies should be spent in the 
Riverside area.  

4.17 Scottish Environment Protection Agency (East):  Request inclusion of 
planning conditions in relation to flood risk and surface water drainage. 
Planning conditions include:  

 Finished floor levels should be set no lower than 7.25mAOD 



 
 

 There should be no development or landraising within the functional 
floodplain, which is determined by the Halcrow Flood Study (2009) as land 
below 6.66mAOD. 

 Submission of a suitable detailed SUDS plan. 

4.18 Halcrow (now CH2MHill) have carried out a number of flood studies for the 
River Forth in Stirling with the most recent update in 2009.  Information from 
this report indicates the predicted 0.5% annual probability flood level in the 
vicinity of the site is 6.66 - 6.70 mAOD taking a combined fluvial and tidal risk. 

4.19 Information provided within this consultation indicates that some of the 
accommodation will be lower than adjacent road level with grading down 
towards the river.  However, it is noted that finished floor levels of the lowest 
level are to be set at 7.25mAOD.  This provides around 550mm freeboard 
allowance for the 0.5% annual probability flood event.  A minimum freeboard 
of 500-600mm is recommended by SEPA, however, it should be noted that 
freeboard should not be considered to have an allowance for climate change 
impacts. Stirling Council should determine whether any further allowance is 
required to account for climate change impacts.  We would also recommend 
that consideration is given to flood resilient and resistant construction in the 
design of the accommodation.  

4.20 Water environment - Surface water drainage - request that a condition is 
attached to the consent requiring a scheme for sustainable drainage (SUDS) 
surface water treatment to be submitted.  If this is not attached, then please 
consider this representation as an objection. 

4.21 Waste water drainage - connected to public sewer is acceptable. Sustainable 
waste management space should be designated within the planning 
application site layout to allow for the separation and collection of waste. 

4.22 Bridge & Flood Maintenance:  We have no objection to the development 
given the following condition is met: 

- There should be no development or land raising on the 0.5% annual 
probability flood level (6.66 - 6.70 mAOD) from the 2009 Halcrow study; 

- The FFLs should allow for 600mm freeboard from the 0.5% annual 
probability flood level (6.66 - 6.70 mAOD) from the 2009 Halcrow study. 

It is also recommended that the developer should also consider flood resilient 
and resilient construction for the lower parts of the building. 

4.23 Planning & Policy:  Archaeology: The proposed development area sits 
within the Stirling Bridge (1297) designated battlefield area, and in particular 
the location of the English overnight camp and therefore could contain objects 
associated with the battle. In addition, the northern portion of the proposed 
development area contains a number of structures relating to the previous 
agricultural use of the wider area including limekilns (SMR 1743), all of which 
are recorded on Thompson's 1820 map of the area.  

4.24 It is clear that the proposed site has been previously developed. With regard 
to the designated battlefield, this previous development and indeed extant 
surrounding structures has made the area less sensitive to further change. In 



 
 

addition, it is likely that any objects associated with the battle will have been 
destroyed. However, with regard to the limekiln and other structures it is 
entirely possible that they or their foundations survive on site and the 
proposed development could completely destroy them. 

4.25 The proposed development will also impact on the possible remains of 
limekilns associated with the industrialisation of Stirling's countryside. The 
presence of such putative remains is insufficient reason to oppose the 
application. Therefore, if the development does proceed, a suitably worded 
negative suspensive condition is recommended.  

5 BACKGROUND PAPERS 

5.1 Planning Application file 15/00790/FUL.  File can be viewed online at: 

http://pabs.stirling.gov.uk/online-
applications/applicationDetails.do?activeTab=documents&keyVal=NYSGN5PI
GI300 

6 APPENDICES 

Appendix 1 - Conditions and Reasons. 
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APPENDIX 1 
 

 
 

ERECTION OF MANAGED STUDENT ACCOMMODATION WITH ASSOCIATED 
AMENITY AND LANDSCAPING AT LAND ADJACENT TO CHANDLERS COURT, 
SHORE ROAD, RIVERSIDE, STIRLING - EMPIRIC (STIRLING FORTHSIDE) LTD/ 

LANDSYNERGY (STIRLING) LTD - 15/00790/FUL 
 

 
 
Subject to the following conditions: 
 
1. Finished floor levels: The finished floor levels within this development shall be set 

no lower than 7.25mAOD.3 
 

2. No development or landraising: There shall be no development or landraising 
within the functional floodplain, which is determined by the Halcrow Flood Study 
(2009) as land below 6.66mAOD.  
 

3. SUDS details: Prior to the commencement of any works, a scheme for sustainable 
drainage (SUDS) surface water treatment shall be submitted for the written approval 
of the planning authority, in consultation with SEPA, and all work shall be carried out 
in accordance with the approved scheme. The scheme shall be developed in 
accordance with the technical guidance contained in The SUDS Manual (C697) and 
shall incorporate source control. 
 

4. Waste/Recycling collection: The waste and recycling collection shall take place at 
the location on Shore Road indicated in Appendix A of the applicant’s Transport 
Statement dated 22 April 2016. Collections shall only take place from a collection 
vehicle approaching the collection point from the southbound carriageway of Shore 
Road.  
 

5 Materials in Character:  The facing materials to be used for the development shall 
be similar in colour and texture to those predominating in the surrounding area to the 
satisfaction of the Planning Authority. 
 

6 Detailed Remediation Strategy:  Where the risks assessment identifies any 
unacceptable risk or risks as defined under Part IIA of the Environmental Protection 
Act 1990, a detailed remediation strategy shall be submitted to the Planning Authority 
for approval.  No works, other than investigative works, shall be carried out on the 
site prior to receipt of written approval of the remediation strategy by the Planning 
Authority. 
 

7 Remediation:  Remediation of the site shall be carried out in accordance with the 
approved remediation plan.  Any amendments to the approved remediation plan shall 
not be implemented unless approved in writing by the Planning Authority. 
 

8 Confirmation Work Carried Out:  On completion of the remediation works and prior 
to the site being occupied, the developer shall submit a report to the Planning 
Authority confirming the works have been carried out in accordance with the 
remediation plan. 
 

9 Unsuspected or Unencountered Contamination:  The presence of any previously 
unsuspected or unencountered contamination that becomes evident during the 



 
 

development of the site shall be brought to the attention of the Planning Authority 
within one week.  At this stage, a comprehensive contaminated land investigation 
shall be carried out if requested by the Planning Authority. 

 
10. Construction Noise: Construction works which are audible outwith the site 

boundary shall be undertaken during normal working hours, viz:- 08.00 to 18.00 
hours Monday to Friday, and 09.00 to 13.00 hours on Saturdays.  No noisy works 
audible outwith the site boundary are permitted on Sundays or Bank Holidays. 
 

11. Programme of Archaeological Works: 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. 
 

12. Travel Information Packs: Prior to the occupation of the development the developer 
shall submit the contents of the Travel Information Packs to the Planning Authority for 
written agreement. These Travel Information Packs shall contain information on cycle 
routes and public transport available to all occupants. Upon written agreement, these 
packs shall be provided upon occupation to every student resident of the 
development hereby approved.  
 

13. Cycle Provision timing: Prior to the occupation of the development hereby 
approved, all cycle parking shall be provided in the locations specified.  

 
Reasons: 
 
1. Since the site lies within 1 in 200-year SEPA Flood Map and to ensure that the 

residents of the development are protected from flooding and that, as a result of this 
development, there is not an increase risk in flooding occurring elsewhere. 
 

2. Since the site lies within 1 in 200-year SEPA Flood Map and to ensure that the 
residents of the development are protected from flooding and that, as a result of this 
development, there is not an increase risk in flooding occurring elsewhere. 
 

3. To ensure adequate protection of the water environment from surface water run-off. 
 

4. To ensure that the collection point location does not result in any vehicle conflict with 
the Forth Street/Shore Road junction and to minimise disruption to traffic flow on 
Shore Road during uplift. 
 

5. To ensure potential risks arising from previous site uses have been fully assessed. 
 

6. To ensure the proposed remediation plan is suitable. 
 

7. To ensure the remedial works are carried out to the agreed protocol. 
 



 
 

8. To provide verification the remediation has been carried out to the Authority's 
satisfaction. 
 

9. To ensure all contamination within the site is dealt with. 
 

10. To minimise potential noise disturbance at adjacent residential properties. 
 

11. To safeguard and record the archaeological potential of the area. 
 

12. To ensure that residents are encouraged to use public transport or cycle to ensure 
that there is little reliance upon the private car. 
 

13. To ensure that the cycle parking is provided at the commencement of occupation to 
encourage cycle usage.  

 
 
Advisory Note: 
 
It is recommended that the developer should consider flood resilient and resistant 
construction in the design of the accommodation. 
 
 



 
 

 
 
 


