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ERECTION OF COTTAGE FOR HOLIDAY LETTING AT LAND ADJACENT TO EAST OF 
MALLARD COTTAGE, STIRLING - MR & MRS I CALLION - 16/00449/FUL - HEARING 

1 SUMMARY 

1.1 This application has been referred to the Planning and Regulation Panel at 
the request of Councillor Alasdair MacPherson, on the view that the proposed 
development is consistent with a number of local and national planning 
policies relating to tourist developments and accommodation.  Councillor 
Alasdair Macpherson requested that: “the planning panel scrutinise the 
business case, which has been submitted by the applicant, which identifies an 
unmet demand for such accommodation in this location.” 

1.2 At its meeting on 4 October 2016 the Panel agreed that the application be 
deferred to allow a site visit and hearing to be held. The site visit took place 
on 18 October 2016. A note of the site visit is attached at Appendix 3. 

2 OFFICER RECOMMENDATION(S) 

The Panel agrees to refuse this application for the following reason(s): 

2.1 In the opinion of the Planning Authority this application for a new build holiday 
let in the Green Belt is contrary to Policy 2.10 (b), Policy 1.5 (b) and 
associated Supplementary Guidance 10 of the Adopted Stirling Council Local 
Development Plan September 2014, as the proposal does not accord with 
any of the circumstances described in this policy of the supplementary 
guidance for supporting housing/holiday lets in a Green Belt location. Policy 
2.10 and Supplementary 10 only support the replacement of houses/holiday 
lets or the conversion of a vernacular redundant rural building in Green Belt 
locations. Neither of these are being proposed as the development is a new 
build on a Greenfield site, which would erode the Green Belt. 

3 CONSIDERATIONS 

The Site 

3.1 The development site is within the countryside and green belt, in the corner of 
an open pasture field, adjacent to the applicant’s farm steading and across a 
farm track from the applicant’s existing holiday let “Mallard Cottage”.  The 



 
 

proposed holiday let plot is considered as a Greenfield site, previously 
undeveloped land.  

3.2 Access to the site will be via the existing access serving Mallard Cottage and 
Bolfornought Farm, Stirling.  This access track is of a good standard, recently 
upgraded as part of the new Beauly to Denny electricity line installation. 

The Proposal 

3.3 Full planning permission is sought for the erection of a single storey property 
for holiday letting purposes with access arrangements off the existing access 
track, on land adjacent to and east of Mallard Cottage, Stirling. 

Previous History 

3.4 There is no previous application history for this site. Planning permission was 
recently granted to renovate and extend Mallard Cottage, which is situated 
immediately to the west of the application site. The applicants currently use 
that property as a holiday let. 

Development Plan Policy 

3.5 Policy 2.10 (b) and associated Supplementary Guidance 10 of the 
Adopted Stirling Council Local Development Plan Sept 2014: (b) 
Development opportunities within designated Green Belts will be significantly 
constrained (see Policy 1.5 and SG10). 

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

3.6 Policy 1.5 (b) and associated Supplementary Guidance 10 of the 
Adopted Stirling Council Local Development Plan Sept 2014: Support 
may be given to single houses in the Green Belt (outwith Building Groups or 
Infill situations) for specific purposes where consistent with Policy 2.10 and 
SG10. 

3.7 Stirling Local Development Plan September 2014 Policy 7.8: 
Development affecting Battlefields, Gardens and Designed Landscapes: 
Development which would have a significant adverse effect upon the 
archaeology, landscape features, character and setting of sites listed in the 
Inventory of Historic Battlefields will not be supported unless it can be 
demonstrated that the overall integrity and character of the battlefield area will 
not be compromised. Where approved, proposals and developments affecting 
Inventory sites will require an appropriate level of mitigation, and measures 
(to be agreed with the Planning Authority) must be taken to conserve and 
enhance the essential characteristics, aesthetics, archaeological, historical 
value and setting of the battlefield. 

Assessment 

3.8 Full planning permission is being sought to erect a single storey property for 
holiday letting purposes with access arrangements off the existing access 
track, on land adjacent to and east of Mallard Cottage, Stirling. The 
application site is within the countryside and green belt and appears as rural 



 
 

grassland. There are other buildings near to the site consisting of the farm 
house, agricultural storage buildings and the existing holiday let property: 
“Mallard Cottage”. The proposed drawings show a single storey property 
consisting of two bedrooms, sitting/dining room and kitchen area. The building 
is to be finished using dry dashed render and timber panelling on the walls 
and natural slate on the building’s roof. The proposal is not considered to 
comply with the policies and material considerations set out above for the 
following reasons: 

3.9 The proposed site is located within the designated green belt where the 
adopted local development plan policies significantly constrain development 
opportunities. Policy 2.10 (b) and associated Supplementary Guidance 10 of 
the Adopted Stirling Council Local Development Plan Sept 2014: only support 
this type of development in green belt locations where the proposals involve 
the replacement of a property, the conversion of a vernacular style redundant 
rural building or for the erection of a house essential in connection with an 
established rural business. This proposal does not fall under any of those 
circumstances as it involves the erection of a new build property on a 
greenfield site.  

3.10 The applicant’s agent has submitted a statement with the application, which is 
attached as Appendix 2 to this report and this statement reviews both national 
and local plan policies, including the associated supplementary guidance and 
concludes that on balance the Council should support and approve this 
application for the following reasons: The development will be sustainable in 
that it will benefit the diversification efforts of the client’s farm business, whilst 
also benefitting the local economy by providing new tourist accommodation 
and supporting the rural economy. This statement accepts that the proposal 
does not fall within the prescriptive definition of a grouping as set out within 
policy 2.10 and supplementary guidance 10, but it argues that it is within the 
spirit of what Scottish Planning Policy is trying to achieve in terms of 
sustainable development that assists diversification of the rural economy. The 
site is considered to be sustainable as it is situated close to major visitor 
attractions. The park and ride at Springkerse and the Stirling Sports Village 
are within walking distance from the proposed cottage. Also the proposed 
build is to be constructed to be environmentally friendly, incorporating high 
standards of insulation and solar panels installed. This statement considers 
that the proposals represent sustainable development for these reasons and 
accords with the presumption in favour for sustainable development set out 
within Scottish Planning Policy and the agent is seeking for this application to 
be considered positively as a small departure from the local development plan 
policies. This supporting statement also provides information on the poor 
health of Mr Callion and how it affects the running and profitability of the farm 
enterprise. 

3.11 This statement has been fully considered as part of the application process. It 
is not considered that any of the points made within it, merit a departure from 
the adopted local development plan policies for the following reasons: This 
statement fails to acknowledge that the site is situated within the green belt 
where development opportunities are significantly restricted. The application 
should be determined in accordance with the recently adopted Local 
Development Plan Policies and supplementary guidance set out above, which 
have taken into consideration the Scottish national policies being quoted and 
used to support the development. Stirling Council has interpreted these 
national policies and adopted its policies directing development to the most 



 
 

appropriate locations. As a result it has designated green belt areas where it 
wishes to restrict development to preserve these areas and this site is 
situated within one of them. It is not considered that the sustainable and 
business case arguments put forward outweigh the need to preserve this 
green belt site. The development of this site for a holiday let will harm the 
green belt though the erosion of the green belt.  

3.12 With respect to its impact upon the two scheduled Battlefield sites, it is 
considered that the proposed development will directly impact on the area 
designated in the Inventory of Historic Battlefields by Historic Scotland with 
regard to the Battle of Bannockburn, however, it is clear that this represents a 
small portion of a large resource and one in which the wider setting has 
already been made less sensitive to further change.  Any research into this 
particular portion of the battlefield will help to manage the remaining balance 
of it.  On balance therefore, there is no objection to the development, 
however, if it does proceed, it is recommend that in advance of construction 
an experienced and suitably qualified archaeological contractor undertake the 
following programme of archaeological works by way of mitigation regarding 
the potential loss of the site: For these reasons it is considered to accord with 
policy 7.8 set out above and there is no recommendation for any 
archaeological mitigation. 

3.13 Overall for the reasons set out above and in appendix A to this report the 
application is recommended for refusal. 

Objections 

3.14 No objections received to date. 

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 This application was assessed in terms of equality and human rights.  Any 
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 Roads Development Control:  The development site is located 
approximately 1.5 kilometres east of the Stirling City Centre.  The 
development site is accessed via a private track via Muirton Roundabout.  A 
site visit was carried out to assess the existing access, onto the public road, 
which the development site proposes to use.  It was established at the site 
visit the existing access meets this Service’s standards and as such given the 
above Transport Development offers no objections to the proposal submitted 
and can confirm there are no road conditions to be applied should any 
consent be granted. 

4.7 Service Manager (Environmental Health): No objections subject to 
conditions covering the following:- 

Noise 

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. 

Contaminated Land 

Due to the change of use from grazing field to residential the following is 
recommended:- 

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. 



 
 

4.8 Planning & Policy: The proposed development lies within the Bannockburn 
Designated Battlefield (1314) and specifically within one of the areas across 
which the English troops fled after the conclusion of the Day 2 of the battle.  
There is a reasonable chance that objects associated with these fleeing 
troops may lie within the development area.  The proposed development will 
destroy any objects associated surviving within the proposed development 
area. 

In addition, the proposed development will have a clear impact on the wider 
setting of the battlefield, however, subsequent development has made the 
area less sensitive to further change.  

The proposed development will have a direct impact on an area within a 
Nationally Significant Battlefield, however, it is clear that this represents a 
small portion of a large resource and one in which the wider setting has 
already been made less sensitive to further change.  Any research into this 
particular portion of the battlefield will help to manage the remaining balance 
of it.  On balance therefore, there is no objection to the development, 
however, if it does proceed, it is recommend that in advance of construction 
an experienced and suitably qualified archaeological contractor undertake the 
following programme of archaeological works by way of mitigation regarding 
the potential loss of the site:  

1) A photographic record of the current site conditions; 

2) A metal detection survey of the proposed development area. 

If this exercise identifies archaeological features and finds of merit it is 
recommended that these be subject to some or all of the following: post-
excavation assessment, post-excavation analysis, archiving and publication in 
an appropriate academic journal. 
 
The following condition is recommended:  
 
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: post-excavation assessment and analysis, publication in an 
appropriate academic journal and archiving. 

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



 
 

5 BACKGROUND PAPERS 

5.1 Planning Application file 16/00449/FUL.  File can be viewed online at:   

http://pabs.stirling.gov.uk/online-
applications/applicationDetails.do?activeTab=documents&keyVal=O9MQHTP
I0D700  

6 APPENDICES 

6.1 Appendix 1 - Map detailing green belt. 

6.2 Appendix 2 – Statement from Applicant’s agent. 

6.3 Appendix 3 – Note of Site Visit on 18 October 2016. 
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