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1 SUMMARY 

1.1 The application has been referred to Planning Panel at the request of 
Councillor Mark Ruskell on the basis of the potential impact of the 
development proposal on loss of amenity, green space and biodiversity. 

2 OFFICER RECOMMENDATION(S) 

The Panel agrees: 

2.1 to approve the application subject to conditions set out in Appendix 1 of the 
report and the signing of a Section 75 legal agreement for securing financial 
contributions towards affordable housing provision and a woodland 
management plan for the long term management and maintenance of the 
woodland; 

2.2 Section 75 Heads of Terms; 

2.3 affordable Housing:  a development of 4 houses would attract an affordable 
housing contribution as per the Council’s Supplementary Guidance SG04 
(33% x £155,00) x (25% x 4) = £51,150; and 

2.4 Woodland Improvement, Management and Maintenance:  Undertaken by a 
factoring company(s) in perpetuity.  The S75 agreement should cover the 
following matters: 

2.4.1 Details of the phasing of the implementation of the landscaping 
scheme, including all paths, within the application site boundary; 

2.4.2 The factoring arrangements for the retention, management and 
maintenance in perpetuity of the woodland, understorey, and access 
paths within the application site boundary; 



 

2.4.3 The land within the application site boundary, with the exception of 
private gardens, shall be maintained as publicly accessible open 
space in perpetuity; 

2.4.4 The provision of a contingency fund of £40,000 for the works specific 
to the management and maintenance of the woodland; 

2.4.5 The woodland shall be made accessible to all users from the wider 
area and any works required to achieve this (lowering of footway 
curbs, formation of crossing points) will be paid for by the developer. 

3 CONSIDERATIONS 

The Site 

3.1 The application site forms part of Kippendavie Wood which is situated within 
the settlement of Dunblane and provides approximately 5.7 acres of public 
open space.  The woodland forms part of the designated Green Corridor of 
Dunblane which is regarded as Ancient semi-natural woodland protected by 
Tree Preservation Order.  The surrounding locality is mainly residential and 
the streetscape is characterised by a range and mix of house types. 

3.2 The site relates to the northern leg of the woodland under the ownership of 
the applicant, The Ian Dalgleish Trust, which extends to 2.9 acres (1.2 
hectares).  The site is rectangular in shape, although the wood extends to the 
south forming an L-shape which is under separate ownership and extends to 
2.8 acres.    

3.3 Historically, the site formed part of the original Kippendavie Wood which 
spanned the hillside to the east of Dunblane before the development of the 
Kellie Wynd and Ochiltree housing estates. 

The Proposal 

3.4 The proposal consists of four houses, associated garden ground, landscaping 
and new access road taken from Kippendavie Road to the north of the site.  
The houses will have front and back gardens and the accommodation will 
comprise: underground garaging; kitchen, dining room, and lounge on the 
ground floor; and 3 bedrooms (2 en-suite) at first floor level. 

3.5 Regeneration of woodland including the formation of accessible paths, 
enhancement of understorey and the creation of an oak canopy through the 
felling of trees of limited value and oak replanting. 

Previous History 

3.6 The site has been the subject of three previous planning applications and a 
representation to the Local Development Plan by the Trust.   

3.7 Application 02/01245/OUT for the erection of 20 flatted dwelling houses was 
submitted in October 2002 and subsequently withdrawn.   

3.8 Application 05/00011/DET for the erection of 5 houses was submitted in 
January 2015 and was also withdrawn. 



 

3.9 The site was considered for housing as part of the Local Development Plan 
process, and the decision of the Council was not to allocate due to the loss of 
local landscape, biodiversity and recreational value. 

3.10 Application 14/00587/FUL for the erection of 4 houses was refused by the 
Planning and Regulation Panel following a Hearing in April 2015 (decision 
date 10 September 2015). 

Development Plan Policy and Other Material Considerations 

3.11 The relevant policies within the Stirling Local Development Plan, September 
2014, are set out as follows:   

3.12 The Overarching Policy supports good quality development, in the right place, 
that meets the community’s needs, in order to contribute positively to the 
creation of vibrant, mixed and healthy communities.  All developments will 
require to demonstrate the following: 

3.12.1 Compatibility with the Spatial Strategy and conformity with the relevant 
Sustainable Development Criteria. 

3.12.2 A design-led approach, including high standards of design, 
reinforcement of sense of place, integration with neighbouring areas 
and the wider community. 

3.12.3 Appropriate measures for mitigation of and adaption of climate 
change. 

3.12.4 Appropriate measures for safeguarding, conservation and 
enhancement of the historic and natural environment. 

3.12.5 Safeguarding and appropriate management and utilisation of natural 
resources. 

3.12.6 Adherence to the principles of the National Planning Framework 
proposal for a Central Scotland Green Network, with relevant 
contributions to local and national Green Network objectives. 

3.13 Sustainable Development Criteria (relevant to this application) is set out as 
follows: 

3.13.1 Improve the overall quality of the built environment. 

3.13.2 Contribute to reduction in greenhouse gas emissions and the use of 
low and zero carbon power generation. 

3.13.3 Protect and enhance the natural environment (including biodiversity 
and landscape). 

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



 

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

3.13.6 Make efficient use of existing and new infrastructure.  

3.14 Primary Policy 1: Placemaking, states that in order to achieve the Council’s 
Placemaking objectives, development of all scales must:  

3.14.1 Be designed and sited, not only with reference to their own 
specifications and requirements, but also in relation to the character 
and amenity of the place, urban or rural, where they are located. 

3.14.2 Be of quality, having regard to relevant design guidance, landscape 
character guidance, and Settlement Statements. 

3.14.3 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. 

3.14.4 Safeguard and enhance built and natural heritage, contribute to the 
implementation of the Council’s Open Space Strategy and Green 
Network Objectives. 

3.15 Policy 1.1:  Site Planning, states that all new development is required to 
contribute in a positive manner to quality of the surrounding built and natural 
environment.  All proposals are expected to meet the following criteria (where 
relevant): 

3.15.1 The siting, layout and density of new development should, contribute 
towards or create a coherent structure of streets, spaces and 
buildings; respect, complement and connect with its surroundings; be 
safely accessed; and create a sense of identity within the 
development. 

3.15.2 All new development should consider and respect the site topography, 
and any surrounding important landmarks (built or natural), views or 
skylines. 

3.15.3 The design should be appropriate to both any building to which it 
relates, and the wider surroundings in terms of appearance, position, 
height, scale, massing and should use materials, finishes and colours 
which complement those prevalent. 

3.15.4 In urban settings, buildings should be positioned so as to respect an 
existing building line, or establish one where none exists.  Thereafter, 
access, uses and orientation of principal elevations should reinforce 
the street or areas of open space. 

3.15.5 All buildings, streets and open spaces should be considered and 
designed in a manner so as to create safe, accessible, inclusive 
places for people, which are easily navigable, particularly on foot, 
bicycle and public transport.  Any core path, established rights of way, 
and other important access routes should be protected and retained. 



 

3.15.6 It should be demonstrated that buildings and spaces have been 
designed with future adaptability in mind wherever possible and 
appropriate. 

3.15.7 Existing natural features that contribute to local townscape and 
biodiversity should be retained and sensitively integrated into 
proposals. 

3.16 Policy 1.3:  Green Network and Open Space, states all development 
proposals will be assessed in terms of their impact on, and potential to 
contribute to, national Green Network principles and local Green Network and 
Open Space Strategy objectives in terms of the following: - 

3.16.1 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 and biodiversity conservation. 

3.16.2 Proposals adjacent to, encroaching upon or in the vicinity of, existing 
open spaces and green corridors, should maintain or enhance 
functionality and connectivity.  Such proposals resulting in a net 
reduction of open space, including loss of connectivity or accessibility, 
should ensure that the remaining element of the Green Network are 
enhanced and that alternative routes are provided or enabled. 

3.16.3 There will be a presumption against the loss of open space unless its 
loss, or replacement with alternative provision, has been found to be 
acceptable in accordance with the above considerations.  In instances 
where it is agreed by the Council open space can be lost, adequate 
compensatory measures will be required. 

3.16.4 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.  In 
some instances it may be more appropriate to remedy local 
deficiencies that have been identified in the Open Space Strategy, and 
which would be exacerbated by additional development. 

3.16.5 Financial contributions may be sought for the purposes of open space 
and wider considerations to the Green Network, consistent with SG02, 
Policy 3.3 and SG16.  Means to ensure the long term maintenance of 
new and existing open space created in association with development 
will also be secured. 

3.17 Policy 2.2:  Planning for Mixed Communities and Affordable Housing, all new 
residential development schemes should provide a range of housing of 
different types and sizes.  The different kinds of housing should be well 
integrated through the entire development scheme, ensuring that the siting 
and layout and architectural quality and design, is appropriate to the site and 
surrounding area. 

3.18 Primary Policy 8: Conservation and Enhancement of Biodiversity (where 
relevant): - 

3.18.1 Where proposals may affect protected species, developers must vary 
out species surveys and produce mitigation plans where required. 



 

3.18.2 Areas not covered by statutory or local designations will have an 
appropriate level of protection if they are deemed to be important for 
their contribution to local biodiversity or form an important link within 
the Integrated Habitat Network. 

3.19 Policy 8.1:  Biodiversity Duty, states that all proposals will be assessed for 
their impact upon biodiversity.  Developments likely to lead to a significant 
loss of biodiversity will only be supported if the Planning Authority is satisfied 
that adequate provision can be made on or off the site to maintain specific 
populations and/or create or enhance comparable habitats such that overall 
biodiversity is maintained. 

3.20 Primary Policy 10: Forests, Woodlands and Trees, states that the Council will, 
through the development management process: - 

3.20.1 Promote Tree Preservation Orders (TPO) to protect trees and groups 
of trees important for amenity. 

3.20.2 Protect existing woodland, especially woods with high natural, 
recreational and cultural heritage value.  The criteria set out in the 
Scottish Government’s policy on Control of Woodland Removal will be 
used to determine the acceptability of woodland removal. 

3.20.3 Seek to expand woodland cover and, where practicable, secure 
establishment of new woodland cover in advance of development. 

3.21 Policy 10:1:  Development Impact on Trees and Hedgerows, states that 
development proposals should provide protection from adverse impacts 
resulting from development to important individual trees or hedgerows that 
contribute to local amenity or have nature conservation interest. 

3.22 Stirling Council Statutory Supplementary Guidance, SG02: Green Networks 
states that improvement measures include woodland expansion, strategic 
habitat networks and habitat development proposals and enhancement or 
creation of multifunctional open spaces. 

3.23 Other material considerations applicable to this application are set out as 
follows: 

3.24 Scottish Planning Policy, June 2013, Woodland (paragraphs 216-218), 
operates a presumption in favour of protecting woodland and states that 
Ancient semi-natural woodland is an irreplaceable resource and should be 
protected from adverse impacts resulting from development.  If a 
development would result in the severing or impairment of connectivity 
between important woodland habitats, workable mitigation measures should 
be identified and implemented.  

3.25 Scottish Government’s Control of Woodland Removal Policy sets out a strong 
presumption in favour of protecting Scotland’s woodland resources.  
Woodland removal should be allowed only where it would achieve significant 
and clearly defined additional public benefits; in appropriate cases a proposal 
for compensatory planting may form part of this balance. 

  



 

3.26 Scottish Planning Policy, June 2013, Green Infrastructure (paragraphs 230-
231) states that development of land allocated as green infrastructure for 
unrelated purposes should have a strong justification.  Poor maintenance and 
neglect should not be used as a justification for development for other 
purposes.   Development proposals that would result in or exacerbate a deficit 
of green infrastructure should include provision to remedy that deficit with 
accessible infrastructure of an appropriate type, quantity and quality.  

3.27 The Planning and Regulation Panel decision to refuse planning application 
14/00587/FUL was justified on the basis of a lack of a long-term sustainable 
woodland management plan.  The minutes of the Planning and Regulation 
Panel held on 23 June 2015 confirm that in refusing the previous application 
members had been minded to overturn the policy considerations if presented 
with a sound woodland management plan. 

Assessment 

3.28 The recommendation to approve planning permission, subject to conditions 
and the signing of a legal agreement, is predicated on the understanding that 
the Planning Panel decision in April 2015, to refuse planning permission for 
the previous application (14/00587/FUL), was made on the grounds of a lack 
of a woodland management plan only and had a sound management plan 
been presented at that time the Panel may have been minded to approve the 
scheme as it currently stands (as published within the Council’s Planning and 
Regulation Panel Minutes dated June 2015). 

3.29 The applicant’s justification for the development of 4 dwellings within 
Kippendavie Wood is to provide the necessary capital to enable the 
improvement of the remaining woodland and to secure an appropriate funding 
mechanism for long-term management and maintenance.  It is understood 
that the Planning Panel accepted that justification and considered the detailed 
proposals appropriate for the site to which it relates.  Despite the current 
recommendation, it is important to clarify that the application is a fresh 
submission and as such, it is understood that Panel Members are not bound 
by any comments expressed previously when the decision was taken to 
Refuse planning permission for the previously submitted scheme.  

3.30 In terms of the woodland proposals, the first phase of the scheme will focus 
on the improvement and enhancement of the woodland.  The improvement 
works include the removal of invasive species and trees of limited value in 
order to achieve an oak canopy woodland as well as the enhancement of 
ground flora with the introduction of wild flower areas as indicated with the 
submitted landscape plan (Christopher Palmer Associates).  The proposals 
also include the improvement of existing pathways and the introduction of 
new paths to improve accessibility for all users.  It is considered that these 
proposals must be completed prior to the commencement of any works to the 
proposed houses as set out in the recommended schedule of conditions.    

3.31 In terms of the proposals to improve access, it is noted that the applicant 
does not appear to have control over the land where the existing entrances to 
the woodland are located, that is, to the east (next to the bus turning circle) 
and the northwest corner (at the nearest point to the junction of Kippendavie 
Road and Ochiltree).  Therefore, improved and inclusive access to the 
woodland from these areas could not be achieved without the consent of the 
respective landowners.  This might also preclude the applicant from 



 

complying with Roads requirement for a 2 metre wide footway across the 
frontage of the site to link in with the existing footway at the junction of 
Kippendavie Road and Ochiltree.   

3.32 As a consequence, the only access point to the woodland for people of all 
levels of ability that can be ensured is from the entrance that would be 
created to provide access to the proposed houses from Kippendavie Road.  
The provision of this access and associated footways, if suitably designed, 
would ensure that the development proposal would not discriminate against 
any particular user group.  Furthermore, it is also recommended that a 
construction phase plan is agreed through planning condition in order to 
provide inclusive access to the woodland during the construction phase of the 
development.  It is recognised however, that problems might arise should any 
individual choose to park within the private close in order to access the 
woodland more easily given that the only inclusive access point would be via 
the road serving the housing development. 

3.33 Following the completion of the development, the woodland management 
regime will commence as agreed.  This would involve a factoring 
arrangement offered by a management company which will be paid for by the 
residents of the 4 new houses.  It is also proposed to transfer ownership of 
the publically accessible woodland to the prospective occupants.  Thus, the 
responsibility for the future management and maintenance of the publically 
accessible woodland, as well as public liability, will be shared between the 
occupants of the proposed houses. 

3.34 The woodland management regime will be secured through an appropriate 
legal agreement and there will be a requirement for the agreed management 
plan to be written into the title deeds of the proposed properties.  It will be 
expected that such an agreement will cover the following matters: 

1. Tree Surveys: involving annual surveying of mature trees paying particular 
attention to all trees within falling distance of any path, road or private 
property, as well as additional surveys following any storm episodes;     

2. Woodland/Tree Management: tree maintenance and emergency trees 
works (informed by tree surveys) and, the timeous replacement of any 
felled tree(s) and lost understorey in order to protect the integrity of the 
woodland and to reduce the risks to public safety and property;    

3. Common Ground Maintenance: fortnightly maintenance during the 
summer months (March-October) reducing to monthly during the winter 
season required to maintain a high quality ground level environment and 
accessibility for all users, and,     

4. Public Liability Insurance and associated fees: to protect the landowner(s) 
against any third party claims in respect of publically accessible areas, 
and to cover any additional management fees. 

3.35 The information submitted with the application has identified Hacking and 
Paterson Management Services as the most suitable Management Company. 
The indicative costs provided by Hacking and Paterson total £6,728.45 per 
annum (£1683.00 per household) which includes woodland maintenance, 
common ground maintenance, property owners liability insurance, and 
management fees.  It is noted however, that these costs do not cover works 



 

to repair the proposed woodland paths, which are essential part of the 
woodland, or for non-routine maintenance works, such as emergency tree 
removal.  It is also stated that the costs for the management works are based 
on an estimate only and may be subject to change once the development has 
been completed.  Thus, they are provided for indicative purposes only. 

3.36 The Greenbelt Group offers another option for factoring services through a 
management company.  This regime would involve transferring the ownership 
of the woodland to the Greenbelt Group to act as a factor on behalf of owners 
of the proposed 4 houses.  The costs for routine maintenance (health and 
safety audits, footpath maintenance, grass cutting etc) are charged at £1240 
per annum (£310 per household) which is significantly lower than those 
provided by Hacking and Paterson.  However, the information submitted does 
not include a maintenance schedule (number of visits/days work per annum) 
and the costs do not include essential non-routine maintenance works (tree 
surveys, emergency tree works, replacement planting etc).  In this regard, the 
management plan offered by the Greenbelt Group falls significantly short of 
what a robust management plan should look like, and it is unclear from the 
information submitted whether the group could offer the type of plan 
necessary to maintain the woodland to the standard that is envisaged. 

3.37 The factoring arrangement put forward by the applicant is an approach which 
is widely adopted for the maintenance and upkeep of common ground 
associated with developed areas.  However, in this particular case, the costs 
involved in the successful management of the woodland under this 
arrangement are likely to be significantly greater than in most circumstances 
(for example, maintenance of common ground in large housing schemes) 
since only 4 houses will be funding the management and maintenance in 
perpetuity of what will be a high quality green space comprising both common 
ground and trees, which is surrounded by residential properties and where 
public recreation is encouraged. 

3.38 Ultimately, the success of any woodland management regime involving 
factoring services will depend on the cooperation of the owners of the 
proposed houses as they would be solely responsible for funding the ongoing 
management and maintenance of the woodland.  The prospective owners 
must also be willing to take on liability if ownership of the woodland is 
transferred to them, which brings with it a considerable degree of risk as a 
consequence of inviting people onto the land to recreate.  Thus, it is vitally 
important that risk assessments are completed, and that a robust and clearly 
detailed management plan is agreed and secured by legal agreement. 

3.39 On balance, it is considered that the proposed woodland management 
regime, involving the use of a management company to organise the required 
factoring services, is the most suitable approach as the applicant has ruled 
out the possibility of transferring ownership of the woodland to a Charitable 
Organisation in order to facilitate community involvement in the continued use 
and management of the woodland due to the prohibitively high costs 
associated with this (J M Planning Services, February 2016, Sections 4.10-
4.14). 

3.40 Whilst there is also a possibility that the proposed woodland management 
plan involving factoring services may prove prohibitively high for the owners 
of the proposed houses based on the figures provided, it is not for this 
authority to determine if this would be the case in the determining this 



 

application.  The determining factor is whether or not the management 
approach and the funding mechanism is appropriate for the management of 
the woodland being proposed, and it is accepted that this is the case.  
However, given that there remains a degree of uncertainty about the funding 
and finer details of the woodland management plan, it is recommended that 
consent should only be issued once a legal agreement is entered into with the 
developer/landowner and written into the title deeds, which includes a robust, 
clearly specified, and transferable woodland management plan (as outlined in 
Section 1.38).  Thus, the onus is on the applicant to fulfil the requirements 
necessary to obtain planning consent. 

3.41 As a further safeguarding measure, the applicant has offered to provide a 
contingency fund of £40,000.  It has been suggested that the fund would be 
paid to the owners of the proposed houses to cover specified woodland 
management works in the event of any break down in the contract between 
the owners of the proposed houses and any management company.  The 
contingency fund will also be secured by legal agreement and it will be 
through this process that the details of how the fund would be held, 
administered and paid will be agreed.  It is recognised however that the legal 
agreement must ensure that the fund is provided timeously and for clearly 
specified works required to maintain the woodland as a safe, accessible and 
attractive resource, whilst avoiding the mismanagement of any such funds. 

3.42 In terms of representations, 19 objections have been received, including an 
objection from Dunblane Community Council, with the majority of concerns 
relating to the impacts of the development on the woodland, biodiversity, 
residential amenity and the character of the area. 

3.43 The occupants of 138 Ochiltree have objected to the proposal on the grounds 
of direct overlooking from the windows and upper level balcony of the 
proposed house ‘Plot 1’ to the private rear garden and rooms of their 
property.  The proposed dwelling will occupy an elevated position in relation 
to the existing dwelling and a direct line of sight is currently provided between 
the trees situated along the boundary.  The rear elevation of the proposed 
dwelling would be sited approximately 13 metres from the garden boundary of 
138 Ochiltree and approximately 36 metres from the rear elevation.  The 
Council’s statutory guidance recommends a safeguarding distance of 18 
metres between windows of habitable rooms that are parallel to one another.  
Thus, the proposal is not considered to be contrary to the policy provisions.  
However, it is recommended that a suitable form of screen planting is 
provided to prevent overlooking between the proposed and existing properties 
through planning condition. 

3.44 In terms of consultations, there are no objections to the proposal from Roads 
Development Management or Environmental Health. 

Objections 

3.45 19 objections have been received from 17 households as summarised below. 

3.46 Contrary to LDP: The development is contrary to the development plan 
policies relating to the protection of trees and open space. 

3.47 Housing need:  Dunblane needs affordable housing which this development 
doesn’t provide. 



 

3.48 Drainage:  The site suffers from poor drainage affecting Ochiltree.  Concern 
that building on the site will make this issue worse. 

3.49 Design:  Considered that the houses are out of keeping with surrounding 
housing and will not fit with the general appearance of the area. 

3.50 Woodland impacts:  Concern that the development will have a detrimental 
impact on the existing woodland. 

3.51 Loss of protected woodland:  Concern that the proposals will result in the loss 
of Ancient Woodland which is protected by Tree Preservation Order. 

3.52 Impact on residential amenity:  Concern that the rear rooms and private 
garden of 138 Ochiltree will be directly overlooked by the upper floor windows 
and balcony of proposed house plot 1.  The house will also be overly 
dominant in views from the neighbouring dwelling. 

3.53 Inadequate parking: Concern about a lack of public parking to accommodate 
visiting members of the public as suggested within the documents 
accompanying the application. 

3.54 Loss of open space: Concern about the loss of open space and the resulting 
impacts on biodiversity. 

3.55 Impacts on Biodiversity:  Concern about the loss of habitat for birds and 
wildlife. 

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) Yes 

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

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 7 objectives of the single 
outcome agreement. 

Other Policy Implications 

4.4 None 

Resource Implications 

4.5 None 

Consultations 

4.6 Planning & Policy (Archaeology):  Recommend the following condition:  

"Negative Suspensive Condition - Programme of Archaeological Works (PAN 
2/2011, SPP, SHEP) 

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: to safeguard and record the archaeological potential of the area." 

4.7 Children's Services:  No response to date. 

4.8 Housing Strategy & Development:   

Recommend a financial contribution £12,700 per unit (£50,800 total) for the 
provision of social rented housing in accordance with Supplementary 
Guidance SG04 on Affordable Housing.  

  



 

4.9 Roads Development Control:  No objections to the proposal submitted 
provided the following conditions be applied to any consent granted. 

Access:  Access to the development site shall be taken via an extended 
vehicular footway crossing measuring no less than 6m in width.  This width 
shall be maintained for the initial 6m of the access measured from the edge of 
the carriageway on Kippendavie Road.  The access may then gradually taper 
down over 5m to a reduced width.  The access should be constructed in 
accordance with this Service's Development Road’s Guidelines and 
Specification. 

Footway Provision:  A 2m wide footway shall be provided across the entire 
frontage of the site and will link in with the existing footway at the junction of 
Kippendavie and Ochiltree.  
 
Visibility Sightlines:  Visibility shall be provided and maintained by forming a 
visibility splay of 2.4m x 40m in either direction from the centre of the 
proposed access, within which there should be no obstruction to visibility over 
1.05m of the carriageway level., thus allowing vehicles exiting the 
development to see and be seen by vehicles on the carriageway and join the 
traffic stream safely.  The applicant must demonstrate that they have 
ownership/control of sufficient land to create and preserve the requirements.  

Parking Provision:  Parking shall be provided in accordance with Stirling 
Council's Supplementary Guidance SG14: Ensuring a Safe Choice of Access 
for New Developments. 

Waste Collection:  Provision should be made for a properly designed bin 
collection point at the roadside for bins awaiting collection.  This collection 
point should be out with the existing visibility splay sightlines. 

Consent:  The applicant will require to apply to this Service for approval for a 
Road Opening Permit for the construction of the associated works. 

4.10 Service Manager (Environmental Health):  The following working hours 
condition is recommended for the development phase of the project: 

P10 Hours of Operation 

Where residential occupiers are likely to be affected by 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. 

Dunblane Community Council:  Object to the application on the following 
grounds: 

The site is on the ancient woodland inventory as being long established of 
plantation origin and is part of a designated Green Corridor in the LDP.  It 
should be protected from development by Stirling Council policies and the 
Local Development Plan. 

We note that in this revised application the applicant has submitted a 
Woodland Management Plan which removes our concerns regarding that 



 

matter, however, in the event that Stirling Council did give permission for this 
application then we believe the following additional conditions are required:  

a) That the woodland is covered by a Section 75 Agreement that it is to be 
maintained as woodland with public access, in perpetuity and that no 
further development is acceptable on the remaining woods 

b) The woodland maintenance charge to be applied to the houses to be 
increased by a suitable inflation measure that reflects labour costs. 

5 BACKGROUND PAPERS 

5.1 Planning Application file 16/00099/FUL.  File can be viewed online at:   

http://pabs.stirling.gov.uk/online-
applications/applicationDetails.do?activeTab=documents&keyVal=O2P41MPI
HMJ00  

6 APPENDICES 

6.1 Appendix 1 – Conditions  
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APPENDIX 1 
 

 
 

URBAN WOODLAND AND REGENERATION PROPOSALS INCLUDING 4 HOUSE 
DEVELOPMENT WITH NEW VEHICULAR ACCESS AND ASSOCIATED 

LANDSCAPING AT KIPPENDAVIE WOOD, KIPPENDAVIE ROAD, DUNBLANE - THE 
IGM DALGLEISH (1991) TRUST - 16/00099/FUL 

 
 
 
Subject to the following conditions: 
 
1 Compliance with Details:  All works shall be carried out and completed strictly in 

accordance with the approved details, to the satisfaction of the Planning Authority. 
 
2 Restriction on Construction Hours:  No machinery shall be operated, no activity 

carried out and no deliveries received at or despatched from the site outwith the 
hours of 8.00am to 6.00pm Monday to Friday, and 9.00am to 1.00pm on Saturdays, 
nor at any time on Sundays; unless otherwise agreed in writing by the Planning 
Authority. 

 
3 Woodland Management:  No development shall take place until evidence is 

submitted to the planning authority that a factoring agreement is in place and written 
into the signed title deeds of each house hereby approved including full details of any 
such agreement. 

 
4 Details of Materials:  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. Such details as 
agreed shall be incorporated into the development hereby approved. 

 
5 Protected Species Survey:  Within 12 months prior to the commencement of works 

on site all trees likely to be impacted by the development, either through felling or as 
a result of proximity, shall be inspected for the potential for and presence of protected 
species.  The findings shall be submitted in an up-to-date survey for the written 
approval of the Planning Authority including recommended mitigation measures as 
necessary.  If any protected species are found to be present, any agreed mitigation 
measures shall be implemented and the appropriate licences obtained from Scottish 
Natural Heritage. 

 
6 Lighting Design Strategy for Light Sensitive Biodiversity:  No development shall 

commence until lighting and design strategy for all buildings, and areas to be lit shall 
be submitted to and approved in writing by the Planning Authority.  The strategy shall 
show how and where external lighting will be installed (through the provision of 
appropriate lighting contour plans and technical specifications) so that it can be 
clearly demonstrated that areas to be lit will not disturb or prevent resident species 
using their territory or having access to breeding sites and resting places.  All 
external lighting shall be installed in accordance with the agreed strategy and shall 
be maintained thereafter in accordance with the strategy.  Under no circumstances 
shall any other external lighting be installed without prior written consent from the 
Planning Authority. 

 
  



 

7 Enhancement of Biodiversity:  No development shall commence until a detailed 
biodiversity enhancement strategy, including the installation of bat boxes, bird boxes 
and Red Squirrel boxes where appropriate, has been submitted to and approved in 
writing by the Planning Authority.  Thereafter, the development shall be completed in 
accordance with the approved strategy and no dwelling hereby permitted shall not be 
occupied until the full installation is complete. 

 
8 Access Improvements - Paths:  Prior to the commencement of works on site, full 

details of all paths including surfaces, construction method, widths, gradients and 
camber shall be submitted for the written approval of the planning authority.  For the 
avoidance of any doubt, all paths shall be constructed with a well-consolidated sub-
base to avoid surface cracking, moving or rutting. 

 
9 Restriction of Barriers:  Outwith private curtilages, no physical barriers or gates shall 

be erected. 
 
10 Drainage Improvements:  Prior to the commencement of works on site, full details of 

the surface water drainage arrangements for the area of publically accessible 
woodland within the application site shall be submitted for the written approval of the 
Planning Authority. Such details as agreed shall be incorporated into the 
development hereby approved. 

 
11 Landscape - Planting Details:  Prior to the commencement of development, full 

details of all planting proposals of native species, including species, stock sizes, 
along the shared boundary with 136 Ochiltree; tree planting along the entire frontage 
of the site along Kippendavie Road, and all planting proposals within the woodland 
shall be submitted for the written approval of the Planning Authority. Such details as 
agreed shall be incorporated into the development hereby approved. 

 
12 Landscaping - Prior to Occupation:  Within the area of publically accessible 

woodland, all planting, seeding, turfing, path improvements and other works indicated 
on the approved plans and agreed shall be carried out prior to the first occupation of 
any of the houses hereby approved. 

 
13 Landscaping - Planting on Completion:  All planting, seeding and turfing and other 

works within the developable area including the reinstatement of the boundary hedge 
along Kippendavie Road, as indicated on the approved plans, shall be carried out in 
the first planting season following completion of the houses hereby granted consent. 

 
14 Replacement Planting (5 Years):  Within five years of the completion of the approved 

landscaping scheme, any trees, hedging, shrubs removed, dying, being severely 
damaged or becoming seriously diseased, or areas or grass which become eroded 
or damaged shall be replaced and reinstated by the ned of the next planting season, 
to the satisfaction of the Planning Authority. 

 
15 Tree Protection - No Topping, Lopping or Felling:  No trees, shrubs or hedges within 

the application site shall be topped, lopped, felled or uprooted without the prior 
written consent of the Planning Authority. 

 
16 Tree Protection - Construction Phase:  During the construction phase, all existing 

trees to be retained shall be protected and managed in accordance with BS 
5837:2012 Trees in relation to design, demolition, and construction, and the 
submitted Alan Motion Tree Consulting Tree Protection Plan. 

 



 

17 Ground Level Details:  Prior to the commencement of development, details of the 
existing and proposed ground levels shall be submitted for the written approval of the 
Planning Authority. 

 
18 Phasing Plan:  No development shall commence until a Phasing Plan outlining 

details of the phasing of the development and providing inclusive access to the 
woodland has been submitted to, and approved in writing by the Planning Authority.  
Thereafter, development shall be undertaken in accordance with the approved 
Phasing Plan. 

 
19 Temporary Compound Details:  Prior to the commencement of development, a 

detailed site plan shall be submitted to the Planning Authority showing the site 
compounds or compounds required in connection with the construction of the 
development.  Each plan shall indicate the location of the buildings, car parking, 
surfacing, boundary fencing and an additional plan shall be submitted with the 
addition of root protection areas shown also.  Thereafter any temporary site 
compound at the site shall be constructed in accordance with the approved plans and 
the agreed phasing plan for the site. 

 
20 Construction Phase Drainage Details:  Prior to the commencement of development, 

full details of the construction phase surface water drainage arrangements shall be 
submitted for the written approval of the Planning Authority.  Thereafter, the 
development shall be carried out in accordance with the approved details. 

 
21 Drainage:  A full SUDS compliant drainage scheme shall be designed and integrated 

into the approved scheme in full compliance with sustainable drainage principles.  
Full details of all foul and surface water drainage arrangements, including all flood 
sensitive receptors indicated, shall be submitted to and approved in writing by the 
Planning Authority prior to the commencement of works on site.  Thereafter, such 
details as agreed shall be incorporated into the development hereby approved. 

 
22 Access:  Access to the development site shall be taken via an extended vehicular 

footway crossing measuring no less than 6 metres in width. This width shall be 
maintained for the initial 6 metres of the access measured from the edge of the 
carriageway on Kippendavie Road. 

 
23 Footway Provision:  A 2 metres wide footway shall be provided across the entire 

frontage of the site and will link in with the existing footway at Kippendavie Road by 
an accessible crossing point.  The footway and the approved dwellings shall be 
constructed concurrently. 

 
24 Visibility Sightlines:  Visibility shall be provided and maintained by forming a visibility 

splay of 2.4 metres x 40 metres in either direction from the centre of the proposed 
access, within which there shall be no obstruction to visibility over 1.05 metres of the 
carriageway level. 

 
25 Parking Provision:  Parking shall be provided in accordance with Stirling Council's 

Supplementary Guidance SG14: Ensuring a Safe Choice of Access for New 
Developments. 

 
26 Waste Collection:  Provision shall be made for a properly designed bin collection 

point at the roadside for bins awaiting collection. This collection point should be out 
with the existing visibility splay sightlines. 

 



 

27 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 including the following: 
 
1) a photographic record of the current site conditions; 
2) a metal detection survey to be undertaken on the development area resulting 

in the 3-d location of all objects; 
3) the excavation of 20 1m by 1m hand dug sieved test-pits to recover artefacts 

across the footprints of the new buildings; 
4) the preparation and erection on an interpretation board explaining the 

background of the proposed development area. 
 
Reasons: 
 
1 To ensure that the overall development is undertaken in accordance with the approved 

drawings. 
 
2 To protect the occupants of nearby housing from excessive noise/disturbance 

associated with the implementation of this permission. 
 
3 In order to ensure that the appropriate arrangements are in place for the long term 

management and maintenance of the site. 
 
4 In order to achieve an acceptable form of external treatment. 
 
5 In the absence of sufficient and up-to-date information and in order to mitigate any 

potential adverse impacts on protected species. 
 
6 In order to protect and enhance biodiversity on the site in accordance with the aim of 

the Planning Authority. 
 
7 In order to protect and enhance biodiversity on the site in accordance with the aim of 

the Planning Authority. 
 
8 In order to ensure that all paths within the application site boundary are designed to be 

accessible to people with limited mobility, including wheelchair users, and to those with 
sensory impairments in accordance with current standards. 

 
9 In to ensure that access to the woodland is maintained to at all times. 
 
10 In order to improve ground conditions for the benefit of woodland users, biodiversity 

value, and tree stability. 
 
11 In order to mitigate the potential impacts of overlooking to the neighbouring property 

and to provide adequate replacement planting along the site frontage in the interests 
of the appearance of the streetscape. 

 
12 In the public interest, to ensure that the woodland is provided with a suitable standard 

of landscaping and is assimilated into the surrounding area at the earliest stage. 
 
13 In the interests of amenity, to ensure that the development area is provided with a 

suitable standard of landscaping and is assimilated into the surrounding area at the 
earliest practical stage. 

 



 

14 To ensure that the proposed scheme of landscaping is established and maintained in 
the interests of the amenity of the site and the surrounding area. 

 
15 To ensure the protection, retention and long term viability of existing trees which 

contribute to the amenity of the woodland and the surrounding area and to ensure that 
no unnecessary damage is caused to existing trees, shrubs and other vegetation, as 
a result of the proposed development operations. 

 
16 In order to protect existing trees to be retained from any damage that may compromise 

their health, lifespan or stability. 
 
17 In order to assess the impact of the use of Cellweb Tree Root Protection on the levels 

within the site. 
 
18 In order to ensure that the build out of the development is phased so as to avoid 

adverse impacts on trees and amenity, and to ensure access to the woodland for users 
of all ability during the construction of the development. 

 
19 In order to ensure that the site compounds or compounds are situated within the 

developable area and would not result in the removal of any trees required to be 
retained in accordance with the approved plans. 

 
20 In order to ensure that the occupants of neighbouring properties are protected from 

flooding impacts during the development of the site. 
 
21 In order to ensure adequate and timeous drainage arrangements are made. 
 
22 In order to ensure safe vehicular access and egress. 
 
23 In order to improve connectivity and facilitate the safe movement of pedestrians to and 

from the site. 
 
24 In order to ensure that vehicle drivers have safe visibility over the entire length of the 

road in both directions. 
 
25 In order to avoid indiscriminate parking outwith the dwelling curtilages. 
 
26 In order to provide an appropriate waste pick up point as Collection vehicles will not 

enter private driveways to collect domestic waste and therefore, provision should be 
made for a properly designed collection point at the roadside for bins awaiting 
collection. 

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



 

  
 


