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1 SUMMARY 

1.1 The application has been brought before the Planning & Regulation Panel 
since the applicant has appealed to the Planning and Environmental Appeals 
Division (DPEA) of the Scottish Government, as the Council did not reach a 
decision within a set timescale.  This type of appeal is known as a ‘deemed 
refusal’.  The purpose of this report is to seek an approved position to be 
adopted by Council officials with respect to the appeal. 

1.2 The applicant is seeking full planning permission for the erection of 129 
dwellings on a site to the south of Dunblane with access via a new road taken 
from the B8033.  

2 OFFICER RECOMMENDATION(S) 

The Panel agrees to oppose the appeal proposals for the following reasons: 

Stirling Local Development Plan, Sept 2014: 

2.1 In the opinion of the Planning Authority the proposed development is contrary 
to Primary Policy 1 (Placemaking) of the Stirling Council: Stirling Local 
Development Plan, September 2014, since the proposal has not been 
designed and sited in relation to the character and amenity of the place, it is 
not of quality with regard to landscape character guidance, it is not located so 
as to reduce the need to encroach onto greenfield sites whilst maximising 
sustainability benefits and it does not enhance the natural heritage and 
respect the Green Belt. 

2.2 In the opinion of the Planning Authority the proposed development is contrary 
to Policy 1.1 (Site Planning) of the Stirling Council: Stirling Local Development 
Plan, September 2014, since it has not been demonstrated that the proposal 
respects, complements and connects with its surroundings whilst respecting 
the site’s topography and surrounding important landmarks, views or skylines. 
Furthermore, it has not been demonstrated that the design is appropriate to 
the wider surroundings in terms of appearance, position, height, scale and 
massing. Moreover, existing natural features that contribute to local 



 
 

townscape and biodiversity will not be retained and sensitively integrated into 
the proposed development whilst the proposed open space has not been 
designed in a manner so as to create a safe, accessible and inclusive place 
for people. 

2.3 In the opinion of the Planning Authority the proposed development is contrary 
to Policy 1.5 (Green Belts) of the Stirling Council: Stirling Local Development 
Plan, September 2014, since residential development would undermine the 
core role and function of the Dunblane Green Belt.  

2.4 In the opinion of the Planning Authority the proposed development is contrary 
to Primary Policy 2 (Supporting the Vision and Spatial Strategy) of the Stirling 
Council: Stirling Local Development Plan, September 2014, since the 
preferred location for new build development on unallocated sites is within the 
Core Area and this site lies within the Countryside where development is 
more constrained.  

2.5 In the opinion of the Planning Authority the proposed development is contrary 
to Policy 2.1 (Housing Land Requirement) of the Stirling Council: Stirling 
Local Development Plan, September 2014, since this land has not been 
allocated for housing purposes. 

2.6 In the opinion of the Planning Authority the proposed development is contrary 
to Policy 2.10 (Housing in the Countryside) of the Stirling Council: Stirling 
Local Development Plan, September 2014, since the proposal relates to 
housing development in the Countryside but fails to meet any of the criteria 
set out within this Policy which would enable the proposal to be supported by 
the Council. 

2.7 In the opinion of the Planning Authority the proposed development is contrary 
to Primary Policy 3 (Provision of Infrastructure) of the Stirling Council: Stirling 
Local Development Plan, September 2014, since this proposal runs contrary 
to the Spatial Strategy and will increase the demand for new infrastructure 
(School Capacity Constraints).  

2.8 In the opinion of the Planning Authority the proposed development is contrary 
to Primary Policy 3 since this proposal could not be accommodated within the 
existing infrastructure and would prevent the development of the Council’s 
proposed sites. 

2.9 In the opinion of the Planning Authority the proposed development is contrary 
to Primary Policy 9 (Managing Landscape Change) since the proposal will not 
protect the integrity, character and special quality of this locally valued 
landscape. Furthermore, the proposal does not take account of guidance as 
to the types and scales of development that may be acceptable nor does the 
proposal include provision for landscape and planting works to maintain or 
enhance landscape quality and contribute to enhancing the Green Network.  

2.10 In the opinion of the Planning Authority the proposed development is contrary 
to Policy 9.1 (Protecting Special Landscapes) since it has not been 
demonstrated that the landscape character, scenic interest and qualities for 
which the area has been designated will not be adversely affected. Moreover, 
there is not a specific nationally recognised need for the development at this 
location which could not be satisfied in a less sensitive area.  



 
 

2.11 In the opinion of the Planning Authority the proposed development is contrary 
to Policy 9.2 (Landscaping and Planting in Association with Development) 
since it has not been demonstrated that there are suitable arrangements for 
the establishment and long-term maintenance of new landscape and planting. 

Stirling Local Development Plan: Proposed Plan, June 2016: 

2.12 In the opinion of the Planning Authority the proposed development is contrary 
to Primary Policy 2 (Supporting the Vision and Spatial Strategy) since this 
proposal is not identified in the Proposed Plan for housing. Furthermore, as 
the site is in the Countryside and within an area designated as Green Belt, it 
is not consistent with the Vision or Spatial Strategy and would not be a site 
where development would be allocated. 

2.13 In the opinion of the Planning Authority the proposed development is contrary 
to Policy 2.1 of the Proposed Plan since it is not consistent with the LDP 
Vision and Spatial Strategy. The proposal fails to meet the provision of the 
LDP Overarching Policy, its accompanying Sustainable Development Criteria 
and other relevant LDP policies. Moreover, it is considered that this proposal 
will jeopardise the delivery of sites allocated for residential development in the 
Proposed Plan.  

Scottish Planning Policy: 

2.14 In the opinion of the Planning Authority the proposed development is contrary 
to SPP, specifically but not exclusively, paragraph 29 of SPP since it is not 
considered that this development supports good design and the six qualities 
of successful places, contributes to sustainable development specifically 
making efficient use of existing capacities of land and infrastructure including; 
supporting delivery of accessible housing; supporting the delivery of 
infrastructure; protecting, enhancing and promoting access to natural 
heritage. Furthermore, it is considered that granting permission for 129 units 
at Hillside would undermine the plan-making process by pre-determining 
decisions about the location of new development within Dunblane and that 
such decisions are central to the emerging plan. The proposal is therefore 
contrary to paragraph 34 of SPP. 

2.15 In the opinion of the Planning Authority the proposed development is contrary 
to SPP since this development would result in unsustainable growth in car-
based commuting and the suburbanisation of the countryside. 

2.16 In the opinion of the Planning Authority the proposed development is contrary 
to SPP (paragraph 194) since the development will not enhance the 
distinctive landscape character.  

3 CONSIDERATIONS 

The Site 

3.1 The proposed site extends to almost 13 hectares. It is bounded by existing 
residential streets at the north-west corner (Montgomery Crescent and 
Douglas Place) and to the north-east (Argyle Way). A converted steading, to 
the south of Argyle Way, also adjoins the site. The southern half of the site is 
known as Wanderwrang Woods and comprises areas of conifer plantation 



 
 

and well established and mature areas of birch woodland. Baxter’s Loan runs 
along the western boundary of Wanderwrang Woods, with the M9 motorway 
beyond. Land to the south of the site is chiefly open pasture, sloping 
downwards to the Keir roundabout. There are a number of mature parkland 
trees in this area. A corridor of trees and shrubs, known as the Wanderwrang 
Strip, links Wanderwrang Woods, and therefore the site, to the B8033 to the 
east.  

The Proposal 

3.2 The proposal is for the erection of 129 dwellings which will be situated in five 
discrete areas, according to the submission.  

 The Village Green is to have a more urban feel with a mix of 2 and 3 bed 
predominantly terraced houses, together with apartments.  

 Wanderwrang Woods has residential development with the northern part 
of this area, defined by the existing tree lined dry stone wall with the other 
boundaries to this area defined by the existing semi-natural woodland.  

 Wanderwrang Close is proposed as a small area of low level housing to 
the south of Wanderwrang Wood to the north. The other boundaries being 
defined by existing woodland. 

 Hill Rise includes a landscaped SuDs pond and from this area there are 
panoramic views down towards Stirling. The large detached houses within 
this area are positioned around a central, small green. 

 Top Field is lined by existing native species trees, densely planted to the 
west of this area. The houses in this area are semi-detached cottages.  

Wanderwrang Strip forms the only vehicular access to the development and 
includes new tree planting. A series of footpaths are proposed throughout the 
development to allow for connections to the existing residential area at 
Douglas Place and Argyle Way.  

A variety of house types is proposed: in total, 11 house types with 2 different 
types of apartment comprising 3½ storeys in height. In total, 10 Cedar (5 
bed), 9 Spruce (4 bed), 12 Oak (4 bed), 11 Laurel (4 bed), 6 Larch (4 bed), 11 
Hazel (3 bed), 4 Ash with garage (3 bed), 16 Ash (3 bed), 11 Ash (2 bed), 10 
Lime (2 bed) and 11 Cherry (3 bed) homes are proposed. Also, 8 (2 bed) 
apartments and 10 (1 bed) apartments.  

Previous History 

3.3 There is no previous planning history that is pertinent to this application.  

Development Plan Policy 

3.4 Development Plan policies of relevance include: 

3.5 Policy 1.1 states all new development is required to contribute, in a positive 
manner, to quality of the surrounding built and natural environment and sets 
out seven criteria that must be met relating to site planning and design. This 
policy is supported by supplementary guidance.  



 
 

3.6 Policy 1.3, which requires all development proposals to be assessed in terms 
of their impact on, and potential to contribute to, Green Network principles 
and objectives and upon open space provision.  

3.7 Policy 1.5 applies to development within the Green Belt. It states 
development in the Green Belt will only be supported where it supports 
diversification of the rural economy and is for the purposes of agriculture, 
forestry or horticulture; recreational uses compatible with an agricultural or 
countryside setting; essential infrastructure; or the re-use of certain buildings. 

3.8 With regard to proposals for new residential development, a housing land 
supply target for the period 2010–24 is set out in the Local Development Plan 
within Table 2. Table 3 establishes the housing land requirement for this 
same period. The sites allocated by the Local Development Plan to satisfy the 
land requirement are given in the Schedule in Appendix B of the Plan.  

3.9 Primary Policy 2 states that, in support of the Local Development Plan’s 
Vision and Spatial Strategy, sufficient land is allocated to provide a range and 
choice of sites but, should existing sites and allocations prove ineffective, this 
will be addressed in the first instance through consideration of advancing 
identified alternatives from Phase 2 (2019-24) or Period 2 (2024-34). Outwith 
allocated sites, Primary Policy 2, part (b) states the Core Area will be the 
preferred location for new build development.  

3.10 Policy 2.1 states new housing will be supported in principle where land is 
allocated for housing purposes in the Plan. 

3.11 Policy 2.2 requires new residential development consisting of 20 units or 
more to provide a range of housing of different types and sizes and, where 
required, tenures and affordability to meet the needs of smaller households, 
older people and lower income households consistent with local housing 
need. In Dunblane, 33% of the units should be affordable.  

3.12 Policy 2.10 establishes the circumstances where new housing in the 
countryside will be supported.  

3.13 Primary Policy 3 of the Local Development Plan highlights that if no further 
infrastructure is provided, there will be significant infrastructure deficiencies 
as a result of the scale and location of development within the Local 
Development Plan. Where a development (or combination of developments) 
creates a need for new, extended or improved public infrastructure, facilities 
or services, including schools, developer contributions will be sought in 
accordance with Policy 3.3, taking account of existing capacity and 
cumulative development pressure. 

3.14 Policy 3.1 relates to the travel demands of new development and states new 
development should be located where safely and conveniently accessible by 
walking, cycling and public transport, as well as by motor vehicles. 

3.15 Policy 7.8 states development affecting sites within Gardens and Designed 
Landscapes shall protect, preserve and enhance such places and shall not 
impact adversely upon their character, upon important views to, from and 
within them, or upon the site or setting of component features which 
contribute to their value.  



 
 

3.16 Decisions on development proposals within Local Landscape Areas (LLA) 
should take into account the level of importance and qualities of the LLA and 
the nature and scale of development in accordance with Policy 9.1. 
Development proposals will only be supported where it can be demonstrated 
that the landscape character, scenic interest and qualities for which the area 
has been designated will not be adversely affected.  

3.17 Policy 9.2 states that development should incorporate new landscape and 
planting works appropriate to the local context and to the scale and nature of 
the development.  

3.18 Primary Policy 10, Part (b) (i) states the Council will protect existing 
woodland, especially woods with high natural, recreational and cultural 
heritage value with reference to the Scottish Government’s policy on Control 
of Woodland Removal.  

3.19 Local Development Plan Review - Stirling Council has commenced an early 
review of the adopted Local Development Plan, focused on the housing land 
requirement for the Stirling Core Area. This is in response to an 
acknowledged shortfall in the housing land requirement arising from the 
Reporters’ recommendation and the fact that Scottish Planning Policy states 
the housing supply target should be increased by a margin of 10 - 20% to 
establish the housing land requirement to ensure a generous supply of land 
for housing is provided.  

3.20 Main Issues Report - A ‘call for sites’ exercise was undertaken in late 2014 as 
the first step in preparing a new Local Development Plan and the applicants 
submitted the site subject of this application, as part of a much larger site, for 
consideration under this process. Following a detailed site assessment, the 
application site (‘Hillside’), excluding the area which coincides with the 
Wanderwrang Strip, was deemed consistent with the Plan’s Vision and 
Spatial Strategy and it was concluded the site should be identified as an 
additional housing allocation option in the Main Issues Report (MIR). The site 
was shown with an indicative capacity of 100 units and appeared in all three 
options presented for consultation. However, there was considerable public 
and Community Council opposition. Concerns were raised with regard to the 
Hillside site including scale of development, potential loss of woodland and 
landscape impact of an access from the B8033. Furthermore, the promoters 
of the Barbush site increased the residential capacity from 30 to 100 units by 
including the entire site which had been designated for Employment & Retail 
in the adopted LDP.  

3.21 In assessing the sites at Barbush and Hillside together and in the context of 
the education constraints, the Council considered that the site at Barbush was 
preferable for residential development. The principle of development at 
Barbush was already established in the adopted LDP and the site fell within 
the settlement boundary and was brownfield land. Development, including 
access, would have limited impact in terms of landscape and new housing 
would be seen in the context of recent residential development to the south 
and west. 

3.22 Proposed Plan - Stirling Council approved the Stirling Local Development 
Plan: Proposed Plan on 30 June 2016. The Proposed Plan represents the 
settled view of the Council on the sites which should, and should not, be 



 
 

developed during the Local Development Plan period of 2017-2027 to provide 
a generous supply of land for housing.  

3.23 The Proposed Plan does not allocate the application site (‘Hillside’ as 
identified in the Main Issues Report) as a housing site. Instead, a much 
smaller site is allocated adjoining Douglas Place, with an indicative capacity 
of 15 units. The remainder of the application site is retained within the Green 
Belt. The allocation of 15 units served off Douglas Place address the 
concerns, outlined in the preceding paragraphs, raised by the community to 
the 100 units proposed at Hillside in the Main Issues Report.  

3.24 The relevant policies of the plan remain substantively unchanged, with the 
exception of Primary Policy 2 and Policy 2.1. Primary Policy 2 no longer 
states that should allocated sites prove ineffective, this will be addressed in 
the first instance through consideration of advancing identified alternatives 
from Phase 2 (2019-24) or Period 2 (2024-34). Instead, circumstances where 
a shortfall in the housing land supply are addressed by Policy 2.1 of the 
Proposed Plan. This policy states where a shortfall in the five year effective 
housing land supply is identified, proposals to extend the supply of land under 
SPP’s ‘presumption in favour of development which contributes to sustainable 
development’ on sites not identified for housing development will require to: 
be consistent with the LDP Vision and Spatial Strategy; meet with the 
provisions of the LDP Overarching Policy, its accompanying Sustainable 
Development Criteria and all other relevant LDP policies; be proven, through 
detailed supporting information, to be effective and capable of deliverable 
within the 5 year period under consideration; be over 30 units in size in order 
to make a reasonable contribution to the overall identified shortfall; and 
demonstrate that development of the proposed site will not compromise 
delivery of necessary infrastructure supported by the LDP strategy or 
jeopardise the delivery of an allocated site. 

3.25 Subsequent to the end of the period for making representations on the 
Proposed Plan (23 September 2016), any unresolved objections to the Plan 
will be considered at a Local Plan Examination. The anticipated date of 
adoption of the Plan is December 2017.  

Assessment 

3.26 Arnbathie Developments Limited together with Dundara Ltd have submitted a 
full planning application for 129 dwellings on land to the south of Dunblane. 
The site is outwith the defined settlement of Dunblane and therefore lies 
within an area designated in the Local Development Plan as countryside. The 
whole site also lies within an area designated in the Local Development Plan 
as Green Belt and part of the site, the southernmost section and access road, 
lies within an area designated as a Local Landscape Area (Keir) and lies 
within the Keir Garden and Designed Landscape (Designated in 1987). A 
substantial part of the woodland on the site is included in the Ancient 
Woodland Inventory (AWI). The site is bounded to the north, where it abuts 
the edge of Dunblane, by a Green Corridor designation.  

3.27 Housing Land Supply/Prejudicial to emerging Local Development Plan - Due 
to a shortfall in the housing land requirement, a review of the adopted Local 
Development Plan focused on the housing land requirement for the Stirling 
Core Area is underway. Scottish Planning Policy (para 125) states that 
“where a shortfall in the 5-year effective housing land supply emerges, 



 
 

development plan policies for the supply of housing land will not be 
considered up-to-date, and paragraphs 32-35 will be relevant”.  

3.28 Paragraph 33 of SPP states that where relevant policies in a development 
plan are out-of-date then the presumption in favour of development that 
contributes to sustainable development will be a significant material 
consideration. The SPP also states that decision-makers should take into 
account any adverse impacts which would significantly and demonstrably 
outweigh the benefits where assessed against the wider policies in the SPP.  

3.29 Paragraph 34 states that “where a plan is under review, it may be appropriate 
in some circumstances to consider whether granting permission would 
prejudice the emerging plan. Such circumstances are only likely to apply 
where the development proposed is so substantial, or its cumulative effect 
would be so significant, that to grant permission would undermine the plan-
making process by predetermining decisions about the scale, location or 
phasing of new developments that are central to the emerging plan”. 

3.30 Stirling Council approved the Stirling Local Development Plan: Proposed Plan 
in June 2016. This Proposed Plan indicates the settled view of the Council on 
the sites which will provide the required land for housing. The Proposed Plan 
allocates a brownfield site within Dunblane at Barbush (80 units) and a small 
release (15 units) of Green Belt land off Douglas Place, which incorporates a 
small area of this Hillside site. Whilst Dunblane, as a Tier 2 settlement, is 
considered a sustainable location suitable for new housing development, the 
potential for new housing in Dunblane is significantly constrained by school 
capacity at both primary and secondary stages. Existing primary and 
secondary school provision in Dunblane is limited, but existing planned 
development – plus a small amount of additional allocated housing consistent 
with the 2015 Main Issues Report (c.130 units) – can be accommodated with 
minor modifications to existing schools. 

3.31 Stirling Council has therefore recognised the shortfall in the housing land 
requirement and has approved the Proposed Plan to address this. The sites 
in the Proposed Plan also take account of the limited schools capacity. If 
planning permission were granted for Hillside, this would be prejudicial to the 
emerging Local Development Plan as, due to school capacity, it would 
prevent the development of the site at Barbush for housing.  This would pre-
determine the location of new housing development in Dunblane required to 
meet the housing land requirement (and additional generosity) and be 
contrary to Policy 2.1 (e) of the Proposed Plan. Furthermore, as set out above 
the proposal would be contrary to SPP (para 34).  

3.32 Landscape & Visual Impact - The development is proposed upon the upper 
slopes of a prominent hillside on the approach into Dunblane. Supplementary 
Guidance: Protecting Special Landscapes (SG27) and Landscape Character 
Assessments (SG28) highlight that this forms an important part of the setting 
of Dunblane, and has historic landscape designations on it associated with 
the Keir Estate, not least inclusion within the Inventory of Gardens and 
Historic Landscapes.  They note in particular the rolling agricultural landscape 
character, enclosed by areas of woodland networks still displayed.  These 
documents also set out a series of recognised threats to this landscape, 
which include, development pressure leading to a loss of visual and physical 
separation between Dunblane and Bridge of Allan; the loss of woodland 
planting; and the introduction of buildings out of scale with the landscape and 



 
 

situated prominently within it.  They also highlight the potential for landscape 
and woodland habitat enhancements. 

3.33 The applicant’s Landscape Visual Impact Assessment (LVIA), in respect of 
the impact on landscape character, places a significant degree of weight on 
the fact that the A9/M9 splits the Keir Local Landscape Area (LLA), and that 
the site involves an area of land that is therefore peripheral to the main 
features of the Keir Estate.  As a consequence, a number of the conclusions 
within the assessment are reached on the basis that the remaining landscape 
character and features east of the M9/A9 have been irreversibly eroded, and 
are of little value as a result.   

3.34 However, the qualities and boundaries of the LLAs were reviewed and 
assessed within SG27.  Whilst it does highlight that the M9 dissects the Keir 
LLA, it is important to note that it concludes that no change to the extent or 
boundary of LLA is considered necessary, and that landscape features and 
the importance of the area in the understanding of the wider context is still 
evident.  Consequently, it is considered that the assessment places an over-
reliance on the impact of the A9/M9 on the landscape character and quality at 
this point.  This, coupled with the fact that the landscape assessment, and the 
submission in general, fails to make clear potential mitigation, and particularly 
enhancement opportunities in relation to the landscape character and 
designations as part of the proposals, is considered contrary to LDP policies 
PP1: Placemaking; PP9: Managing Landscape Change; and Policy 9.1 
Protecting Special Landscapes. 

3.35 Furthermore, given the hillside location of the site, and proposed development 
of its upper slopes, a full assessment of the visual impact of the proposal, 
including how it addresses and responds to the topography of the site, is 
considered integral to the success, or otherwise, of the development from a 
Placemaking and Urban Design perspective - a fact exacerbated by the 
inclusion of buildings of up to 4 storeys. 

3.36 The updated Assessment document contains a visual appraisal of the site, 
and the impact of the proposals.  Paragraph 8.4 of the assessment sets out 
the methodology employed, and confirms that six study points/buildings within 
the site were chosen to represent the proposals.  Given the exclusion of the 
location of either of the proposed blocks of flats within the six points identified,  
it is considered that the findings and conclusions are considerably weakened, 
and can only be given limited weight as a result.  Consequently, it is 
contended that the submission has not adequately demonstrated full 
consideration of visual impact, nor that the proposals will be capable of 
successful assimilation into the landscape.  It is therefore considered that the 
proposals do not accord with the requirements contained within Policy 1.1 
Site Planning.      

3.37 Visual Impact re Access – The proposed access from the B8033 is through a 
long standing shelter belt, ‘Wanderwrang Strip’.  This forms a prominent 
feature in the local landscape, and is part of the northern boundary of the Keir 
Local Landscape Area designation.  The formation of the sole access road for 
129 houses and associated infrastructure along this route, including street 
lighting, footpaths etc., will undoubtedly have a significant impact on the 
existing tree belt, and irreversibly alter the landscape character at this point, 
on what will be a visible and prominent route up the hillside.  Consequently it 
is considered that this aspect of the proposal is contrary to Overarching Policy 



 
 

(b), PP1: Placemaking; Policy 1.1(a), (b), (g); PP9: Managing Landscape 
Change. 

3.38 Urban Design - Policy 1.1 Site Planning requires new development to create 
a sense of identity within the development, whilst SG01: Placemaking reflects 
SPP’s requirements for all development to display the 6 qualities of 
successful places – distinctive being one. One concern with the proposals in 
this respect is the approach across the site to locate a number of the same 
house types together within the streetscape. This is particularly acute in the 
area described as ‘Wanderwrang Close’ – a cul-de-sac almost entirely formed 
utilising one house type. There is the potential that this becomes a very 
repetitive streetscape, as in most instances even simple measures such as 
handing properties on adjacent plots, or utilising differing materials/colours 
have not been employed.    

3.39 Policy 1.1 also requires all new development to be well connected and 
integrated into their surroundings. This is reflective of the national policy 
approach expressed through ‘Designing Streets’.  The proposal is surrounded 
by residential development to the north-west and north-east, with potential 
road spurs into the site from these residential areas in place from Argyle Way 
and Douglas Place.  The proposal, whilst providing walking and cycling links 
that utilise these links, does not allow for vehicular traffic to utilise these 
connections (except emergency vehicles off Douglas Place).  Instead, a new 
‘Spine Road’, via the B8033, is proposed running centrally up the hillside to 
serve the new development.  The peripheral nature of the site relative to 
Dunblane, coupled with the very peripheral nature of the proposed access 
onto the B8033 is considered to result in a development which will not appear 
fully integrated into its surroundings – as required by Policy 1.1.   

3.40 The submitted Design and Access Statement identifies a series of ‘character 
areas’ within the development, of which one is labelled the ‘Village Green’.  
This is located in close proximity to existing properties along Douglas Place.  
The Design and Access Statement describes this as the ‘heart of the 
development’, providing a ‘focal point’ when approached along the new spine 
road, whilst providing residents with an ‘interesting aspect’.  It is considered 
that the proposals fall short of the intended function and stated qualities in a 
number of respects.  In particular, the ‘green’ area seems to lack any 
particular function and in real terms appears little more than a small partially 
tree covered area of grass.  Furthermore, it is not particularly well integrated 
into either the ‘Spine Road’ itself, nor with surrounding houses.  This is largely 
due to the fact that there are a significant number of on-street car parking 
spaces which surround and/or encroach into the space. It is considered that 
the streetscape of the Village Green in general will be dominated by car 
parking contrary to Policy 1.1 and national policy (Designing Streets). 

3.41 It also is considered that the scale and height of the two flatted blocks within 
the Village Green appear incongruous with that of the proposed terraces of 
smaller dwellings, and those of the existing properties adjoining the site at 
Douglas Place.  Equally, their arrangement within the general streetscape 
and relationship to the layout of the short terraces will appear awkward, and 
gives the appearance of having being ‘squeezed in’. The over-dominance of 
the car within this area is exacerbated by the prominent parking courts to the 
front of the flatted blocks in conjunction with an array of parking along the 
frontage of the terrace blocks. This results in a very standard, car dominated 
streetscape. It is considered that the density, layout and design of the Village 



 
 

Green area run contrary to Policies PP1 and 1.1 of the LDP, national policy 
(Designing Streets) and SPP. 

3.42 Loss of Woodland - Most of the wood is included in the Ancient Woodland 
Inventory (AWI), where it is designated as woodland of long-established 
plantation origin (LEPO). This is land which is shown as plantation on maps of 
1750 or 1860 and has been continuously wooded since. The proposal would 
result in the loss of an area of established woodland – termed W2 within the 
submitted Tree and Woodland Survey. The survey concluded that this area 
(W2) had limited ecological value, recommending that this could be replaced 
with natural woodland.  This would accord with the LDP policy direction 
regarding the establishment and enhancement of green corridors and 
Integrated Habitat Networks.  However, the loss of this area to development, 
as is proposed within this application, without significant compensatory 
planting which could provide the dual function of linking and enhancing areas 
of existing woodland, and mitigating potential visual impacts, is considered 
unacceptable. Moreover, the submission does not include specific details 
regarding the management and maintenance of areas of woodland, or open 
space/planting within the development.  This is required under Policy 9.2. 
Landscaping and Planting in Association with Development. 

3.43 Roads/Access – Whilst a Transport Assessment (TA) was submitted as part 
of the planning submission, the latest revision is dated October 2016 and was 
received on 27 October 2016. Stirling Council’s Roads response (received on 
23 November 2016) recommends that Transport Scotland be offered the 
opportunity to comment on this application due to the increase in traffic 
volumes and its effect on the operation of the Keir Roundabout.  Since the 
application is now the subject of an appeal, any consultation with Transport 
Scotland would need to be at the request of the Reporter.  

3.44 The access on to the B8033 is proposed as a 5-arm roundabout and the 
reduction of the B8033 northern arm to single carriageway (one lane in either 
direction).  The redundant section of carriageway is to be redistributed as a 
walking and cycling link back towards Dunblane, with Toucan crossing 
facilities provided to assist walking and cycling movements over the southern 
arms.  The designation of this section of road as a walking and cycling route 
matches the Council’s aspirations to provide an off-road path alongside the 
A9 and B8033 between Bridge of Allan and Dunblane as a commuter route 
and long term alternative to National Cycle Network Route 765.  

3.45 The Transport Assessment considered the impact of development traffic on 
the local road network for both the AM and PM peak periods.  The 
assessment found that operational analysis shows no junction capacity issues 
at the local junctions considered.  The modelling indicates that Keir 
Roundabout is forecast to be operating beyond capacity at the moment, with 
the introduction of development traffic anticipated to increase peak hour 
queuing, however this is a matter for the Trunk Road Authority to comment 
on. 

3.46 Overview – The site lies within an area designated as countryside and Green 
Belt, part of the site lies within an area designated as a Local Landscape Area 
(Keir), the Keir Garden and Designed Landscape and Ancient Woodland.  
The site is bounded by a Green Corridor designation.  It is considered that the 
proposal will have a negative impact on all of these designations.  Moreover, 
due to the review of the development plan, the proposal would be prejudicial 



 
 

to the emerging Local Development Plan as, due to school capacity, it would 
prevent the development of another site which the Council considers 
preferable to meet the shortfall in the housing land requirement. 

3.47 On balance, it is considered that the proposed development is contrary to the 
Local Development Plan and, acknowledging the weight that should be 
afforded the Proposed Plan and SPP given the shortfall in the housing land 
requirement, it is also contrary to the Proposed Plan and SPP.  There are no 
other substantial material considerations that would offset these objections 
therefore the recommended is to oppose this application.  

Objections 

3.48 55 letters of comment, including the Woodland Trust, have been received 
raising the following matters: 

 Capacity issues at local schools; 

 Sewage infrastructure capacity issues; 

 No capacity at GP surgery; 

 Access issues; 

 No need for further housing; 

 Green Belt designation/loss of Green Belt land; 

 Designation as Local Landscape Area and loss of area designated as 
Local Landscape Area; 

 Small scale development would be acceptable; 

 Lighting to proposed access would be visually prominent contrary to rural 
nature of area; 

 Proposed access would lead to development pressure on adjacent 
areas; 

 Loss of habitats including deer, fox, stoat, red squirrels, bats and birds; 

 Site well used for recreation; 

 Development would have a negative impact on the setting of Dunblane; 

 Loss of woodland; 

 Loss of amenity space; 

 Insufficient affordable housing proposed; 

 Vehicle impacts have been under-estimated by the developer; 

 Over-development of the site/too many buildings proposed on the site; 

 Visual impact of this development; 

 Development will lead to coalescence with Bridge of Allan; 

 Brownfield sites should be considered in advance of this Greenfield site; 

 Decision on this application should not be taken until the outcome of the 
Park of Keir planning appeal is known.  Park of Keir, together with this 
development will erode the Green Belt between Dunblane and Bridge of 
Allan. 



 
 

 Proposed houses will overlook existing houses/effect on residential 
amenity; 

 Traffic issues – congestion at Keir roundabout, damage to road network 
by construction traffic, increased through traffic in residential areas; 

 This proposal will result on development on the skyline; 

 Loss of access to this area of countryside; 

 Increased flood risk to surrounding roads due to run-off rainfall from 
overbuilt land; 

 Contrary to Development Plan; 

 Design of some of the proposed paths will not be safe and welcoming; 

 Development will result in an increase in the usage of existing paths – 
appropriate therefore that the developer funds improvements to the core 
paths; 

 Existing stone boundary wall along the woodland edge should be 
retained within the proposed development; 

 Sustainability; 

 Query whether the housing proposed for older people will actually only 
be occupied by older people/enforceability; 

 Unclear as to the details of the ‘emergency access’ and whether it can 
later be used as another vehicle access point into the proposed 
development; 

 Impact of development on Keir Designed Landscape; 

 Precedent for development in Green Belt;  

 Lack of formal EIA screening 

In response: A formal screening opinion was obtained from Stirling Council 
and appeared on the Planning Schedule at that time (4 March 2015).  

 
  



 
 

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.  The 
impact has been identified in the Considerations/Assessment section of this 
report. 

Strategic Environmental Assessment 

4.2 Not required. 

Single Outcome Agreement 

4.3 Not required. 

Other Policy Implications 

4.4 None. 

Resource Implications 

4.5 None. 

Consultations 

4.6 Bridge & Flood Maintenance:  Have no objection to the application on the 
grounds of flood risk.  

4.7 Roads Development Control:    Roads have been liaising with the applicant 
with regard to a roundabout proposed on the B8033 however the applicant 
only submitted the required information (Road Safety Audit) on the day the 
appeal was received and a revised Transport Assessment was only received 
slightly before that on 23 November 2016. 



 
 

4.8 The submission of a Bus Improvement Plan is recommended.  The site 
benefits from being located approximately 14 minutes’ walk (1.1km) from 
Dunblane Rail Station and as such provides an attractive travel alternative.  A 
residential travel pack has been produced. It is recognised that the 
development has the potential to ensure that there is a reasonable choice of 
access via all modes, however this needs to be collated within a Travel Plan. 

4.9 The Transport Assessment has considered the impact of development traffic 
on the local road network for both the AM and PM peak periods.  The 
assessment has found that operational analysis shows no junction capacity 
issues at the local junctions considered.  The modelling indicates that Keir 
Roundabout is forecast to be operating beyond capacity at the moment, with 
the introduction of development traffic anticipated to increase peak hour 
queuing, however this is a matter for the Trunk Road Authority to comment 
on.  

4.10 The access on to the B8033 is proposed as a 5-arm roundabout and the 
reduction of the B8033 northern arm to single carriageway (one lane in either 
direction).  The redundant section of carriageway is to be redistributed as a 
walking and cycling link back towards Dunblane, with Toucan crossing 
facilities provided to assist walking and cycling movements over the southern 
arms.  The designation of this section of road as a walking and cycling route 
matches the Council’s aspirations to provide an off-road path alongside the 
A9 and B8033 between Bridge of Allan and Dunblane as a commuter route 
and long term alternative to National Cycle Network Route 765.  

4.11 Proposed parking rates for the development are in accordance with the rates 
provided in Supplementary Guidance SG14; Ensuring a Choice of Access for 
New Developments and as such are accepted. 

4.12 Conditions were recommended relating to: Vehicular Access; Travel Plan; 
Bus Improvement Plan; Core Path Improvement Plan; Roads Design; Parking 
Requirements; Surface Water Management; Waste Management and 
Consent. 

4.13 Service Manager (Environmental Health):   

Contaminated land - there is only one feature of concern (in-filled former 
quarry) located on the south east boundary of the proposed development.  
Therefore, standard condition (presence of any previously unsuspected or 
unencountered contamination) is recommended. 

 
Noise - The traffic noise from the A9 dual carriageway is clearly audible at the 
development site, therefore, noise condition is recommended. 

 
Working hours condition is also recommended. 

 
  



 
 

4.14 Dunblane Community Council:  Dunblane Community Council has 
considered the above application and wishes to object as follows: 

a) It is against the current Local Plan and the consultation report 
confirms that there is no local support for this proposal, in fact there is 
considerable opposition. 

b) The cumulative impact of applications currently being progressed, 
including Park of Keir and Kippendavie, needs to be assessed before 
any further planning permissions are granted. Growth in Dunblane is 
limited by the capacity of the schools. This application is premature 
and must be rejected until due process has been completed. 

c) The Community Council is strongly opposed to piecemeal and 
opportunist development of the town, which has resulted in the current 
problems and requires that any future development is managed to 
minimise further pressure and damage to the town and its environs.   

The Community Council commented:   

a) The proposal perpetuates the piecemeal development on the southern 
edge of the town.   

b) The proposal is not sustainable and will generate considerable car 
traffic within Dunblane.   

c) The altered road junction onto the B8033 creates a potential new 
hazard, which has not been assessed for safety.   

d) Impact Keir roundabout.  

e) The habitat surveys are of average quality.  

f) No clarity about how the house build would be phased to meet school 
capacity. 

Further comments were provided with regard to the following documents: 
 
Design and Access Statement  
Landscape and Visual Impact Statement  
Transport Assessment Report  
Residential Travel Pack 
Refuse Plan 
Consultation Report 
 

4.15 Planning & Policy:  Archaeology 

The proposed development impacts directly upon the remains of two Roman 
marching camps superimposed upon each other (SMR 379). In addition, to 
the immediate south-east of the development area is another archaeological 
site, a ditched enclosure, which may extend into the development area and 
which is only visible from the air (SMR 366). Finally, again to the south-east is 
another archaeological feature: a linear ditch (SMR 5105).  
 



 
 

These known archaeological features raise the possibility that there are 
further as yet unknown archaeological features within the proposed 
development area. The proposed development has the potential to impact 
directly on archaeological remains, however, the nature and condition of 
these remains is uncertain.  It is considered there are insufficient grounds to 
object to the development on such grounds. It is recommended that a 
standard condition with regard to a programme of archaeological works is 
applied to any permission. 

 
4.16 Scottish Environment Protection Agency (East):  No objection to this 

planning application.   

4.17 Housing Strategy & Development:  The Council will be seeking 19 units of 
social rented housing on this site, jointly funded by the developer (60%) and 
either the Council or a local housing association (40%).  The houses will be 
provided in two groups of 9/10 units in different phases of the development. 
The specific house sizes and types can be discussed further with the 
developer when they decide to continue the discussion that started in 2015. 

The developer should be aware of the Council's Housing Need and Demand 
Assessment (HNDA) which clarifies the types and sizes of market housing 
required in the Stirling area.  The Local Housing Strategy and Local 
Development Plan both point to the need for 'smaller houses, houses that 
meet the needs of those on low incomes, houses that meet the needs of older 
people and houses that meet the varying needs standards'. 

 
4.18 Land Services Team Leader:  Comment as follows: 

a) An application of this scale should include children's play provision in 
line with SG02.  

b) In terms of the application site, given its close proximity and footpath 
linkage to the existing children's play area off Braemar Avenue it is 
suggested that an off-site contribution to Stirling Council to deliver 
enhanced play provision at a level as outlined within Planning 
Guidance SG02 would be the most appropriate mechanism for play 
provision. 

4.19 Bridge & Flood Maintenance:  No objection. 

4.20 Children's Services:  Consultation received on 23 November 2016 outlining 
concerns relating to the capacity of education provision as identified within the 
Education Impact Assessment. The maximum capacity of the Dunblane 
Primary is 505 with a planning capacity of 439. The recorded roll for the 
school is currently 438. An assumption has been made that birth rates and 
therefore intakes are falling. 

4.21 The actual P1 for 2016 shows 61 against a forecast in the report of 47. This is 
an underestimate of 14 (22%). When exploring why this is the case, data 
provided by NHS Forth Valley that reflects the school catchment area shows 
the following: 

Birth Year 2013 - 37 (part year) 
Birth Year 2012 – 53 (full year) 



 
 

4.22 This contrasts with the assumption in the impact report of 33 for 2013 and 35 
for 2012. Whilst the variance between the actual is significant, the impact of 
projecting this through the school creates the impression of a falling school 
roll over time. This is not the case according to the evidence of this year’s 
actual physical roll and the detailed information from NHS Forth Valley. This 
would place the primary school within the same occupancy levels as it has 
experienced over the last 5 years, and between the stated planning capacity 
and maximum capacity of Dunblane Primary School. 

4.23 The Education Impact Report shows the cumulative impact of development 
as 36, when an actual calculation based on the housing profile would be 42 
pupils. Adding this to the existing school roll, without the forecast drop in the 
school roll, would put the school well over the planning capacity. As these 
figures are the used as a base for the secondary school calculations, this will 
also under predict the roll of Dunblane High School. 

5 BACKGROUND PAPERS 

5.1 Planning Application file 16/00251/FUL.  File can be viewed online at:   

http://pabs.stirling.gov.uk/online-
applications/applicationDetails.do?activeTab=documents&keyVal=O5TMOJPI
09C00  

6 APPENDICES 

6.1 None. 
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