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1 SUMMARY 

1.1 The application has been referred to Planning and Regulation 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. 

1.2 At its meeting on 4 October 2016, the Panel agreed to defer consideration of 
the application pending a Hearing to take place at a future meeting of the 
Panel. 

2 OFFICER RECOMMENDATION(S) 

The Panel agrees to refuse planning permission for the following reasons: 

2.1 In the opinion of the Planning Authority, the application is contrary to the 
Overarching Policy of the Stirling Local Development Plan, September 2014, 
since the proposals fail to reinforce sense of place and to not provide 
appropriate measures for the safeguarding of the natural environment.  The 
proposals also fail to comply with the relevant Sustainable Development 
Criteria as they do not improve the overall quality of the built environment or 
protect and enhance the natural environment. 

2.2 In the opinion of the Planning Authority, the application is contrary to Primary 
Policy 1 of the Stirling Local Development Plan, September 2014, insofar as 
the design and scale of the proposed houses is out of character with the 
urban streetscape to which it relates; and the development in its entirety 
would encroach unsympathetically onto greenfield land, and would fail to 
safeguard natural heritage. 

2.3 In the opinion of the Planning Authority, the application is contrary to Policy 
1.3 of the Stirling Local Development Plan, September 2014 since the 
proposals will encroach, unsympathetically, into the green corridor resulting in 
a net reduction of open space without enhancing the remaining elements of 
the green network or achieving adequate compensatory measures to mitigate 
against such loss. 



2.4 In the opinion of the Planning Authority, the application is contrary to Primary 
Policy 8 and Policy 8.1 of the Stirling Local Development Plan, September 
2014, since the proposals will lead to a significant loss of biodiversity without 
adequate provision being made on or off site to mitigate against such loss. 

2.5 In the opinion of the Planning Authority, the application is contrary to Primary 
Policy 10 and Policy 10.1 of the Stirling Local Development Plan, September 
2014; the Scottish Government’s Policy on Control of Woodland Removal, 
and Scottish Planning Policy (Woodland), since the proposals will result in the 
removal of woodland without the provision of compensatory planting or 
achieving significant and clearly defined additional public benefits. 

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 IGM 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 

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: 

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

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

c) Appropriate measures for mitigation of and adaption of climate change. 

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

e) Safeguarding and appropriate management and utilisation of natural 
resources. 

f) 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: 

a) Improve the overall quality of the built environment. 

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

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

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



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

f) 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:  

a) 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; 

b) be of quality, having regard to relevant design guidance, landscape 
character guidance, and Settlement Statements; 

c) 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; and 

d) 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): 

a) 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. 

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

c) 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. 

d) 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. 

e) 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. 



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

g) 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: - 

a) 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. 

b) 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. 

c) 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. 

d) 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. 

e) 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): - 

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



b) 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: - 

a) promote Tree Preservation Orders (TPO) to protect trees and groups of 
trees important for amenity; 

b) 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; and 

c) 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 Scottish Government’s Circular 3/2012: Planning Obligations and Good 
Neighbour Agreements, states that planning obligations made under section 
75 of the Town and Country Planning (Scotland) Act 1997 (as amended) 
should only be sought where they meet all of the following tests: 

a) Necessary to make the proposed development acceptable in planning 
terms. 

b) Serve a planning purpose and, where it is possible to identify 
infrastructure provision requirements in advance, should relate to 
development plans. 

c) Relate to the proposed development either as a direct consequence of 
the development or arising from the cumulative impact of development in 
the area. 

d) Fairly and reasonably relate in scale and kind to the proposed 
development. 

e) Be reasonable in all other respects.  

3.28 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 

3.29 The application must be determined in accordance with the development plan 
unless material considerations indicate otherwise.  Having regard to the 
provisions of the development plan the main issues raised by this application 
are: the effect on the preservation of the Green Network; open space; the 
integrity of the woodland; the protection of biodiversity, and the requirement to 
meet the Placemaking and sustainable development objectives of the 
Council. 

3.30 The assessment of the development proposals against the provisions of the 
development plan is appended to this report.  This assessment was 
presented as Appendix 1 to a report to the Council’s Planning and Regulation 
Panel on 28 April 2015 within which a recommendation was made to refuse 
planning permission for the previously submitted scheme due to non-
compliance with the development plan (application 14/00587/FUL). 

  



3.31 Following a site visit and Hearing, the Panel refused planning permission on 
the grounds of a lack of a woodland management plan.  In arriving at this 
decision, the Panel expressed that the application may have been supported, 
had a sound management plan been presented at that time (as detailed in the 
Council’s Planning and Regulation Panel Minutes dated 23 June 2015).  It is 
important to note that the expressed views of the Panel have no legal status 
as a planning decision, nor do they bind the Council to a particular decision 
on the current planning application or any subsequent submissions. 

3.32 The application currently before the Panel is a resubmission containing 
detailed proposals for the regeneration of the woodland and a management 
plan based on a factoring arrangement.  Following an assessment of the 
proposals, a recommendation to approve planning permission, subject to the 
signing of a section 75 (s75) legal agreement, was brought before Members 
at the Panel meeting of 4 October 2016.  In recommending approval of the 
application, officers accepted the new housing as an enabling development 
that would provide the necessary capital for woodland improvements and 
establish an external funding mechanism for management and maintenance 
thereafter; the position taken by officers was reflective of the views expressed 
by the Panel previously. That report, and the considerations set out in that 
report, remain as a matter of fact and record. 

3.33 However, the same application is now being brought before Members with a 
recommendation to refuse planning permission.  This follows a further review 
of the development proposals, which identified that the mechanism for 
securing a robust woodland management plan under s75 of the Town and 
Country Planning (Scotland) Act 1997 fails to meet the tests set out in 
Circular 3/2012: Planning Obligations and Good Neighbour Agreements 
(listed under section 1.31 of this report).  Whilst it is acknowledged that 
raising this issue at an advanced stage in the consideration of the application 
is unfortunate, it is in the best planning interests that the Panel is made fully 
aware of the implications of entering into a s75 legal agreement in the 
circumstances set out in this report. This is explained in the following 
paragraphs.  

Section 75 legal agreement policy tests 

3.34 In the first instance, a legal agreement is necessary to secure a robust 
woodland management and maintenance regime in order to make the 
proposed development acceptable in planning terms. The most common legal 
means of securing planning contributions or enabling development is through 
a s75 legal agreement.  A s75, for a development of appropriate scale and 
form, could enable development by ensuring that the woodland improvement 
scheme delivers wider community benefits through the creation of a safe, 
accessible and welcoming community woodland.  The woodland must then be 
managed and maintained to ensure that the benefits are delivered in 
perpetuity.  In supporting the scheme, officers have taken a view that the 
benefits of a high quality community woodland could offset the impacts of the 
housing development resulting in net environmental gain.   

3.35 This consideration remains relevant. What has been reviewed is the ability to 
secure the planning obligation from the particular development being 
proposed in this planning application. This is because it is considered that the 
management and maintenance of the woodland does not meet the ‘scale and 
kind test’ as set out in Circular 3/2012.  The scale and kind test requires 



planning obligations to fairly and reasonably relate in scale and kind to the 
proposed development.   

3.36 When applying this test to the current development proposals, it is clear that a 
disproportionate and unsustainable management and maintenance burden 
would be placed upon the future owners of the proposed dwellings due to the 
scale of the community woodland relative to the housing development.  

3.37 Under the woodland management proposals, ownership of the woodland 
would be transferred to the householders who would then be solely 
responsible for funding the ongoing management and maintenance, as well 
as covering the costs associated with public liability.  The costs associated 
with the management and maintenance of a high quality community 
woodland, as promoted by the applicant and envisaged by officers, are likely 
to be high.  

3.38 It is considered that an acceptable woodland management and maintenance 
plan would include the following:  

a) Tree Surveys: annual surveying of mature trees paying particular 
attention to all trees within falling distance of any path, road or private 
property, as well as inspection following any storm event; 

b) Woodland/Tree Management: tree maintenance and non-
routine/emergency tree 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;    

c) 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;    

d) Maintenance Schedule:  A schedule setting out the frequency of 
visits/days per annum and dates (in accordance with the above), and; 

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

3.39 These requirements are not insignificant, but are fundamental to ensuring the 
long-term vitality of the woodland environment, to ensure that access is 
maintained for all, and to lessen the risk to life and property.  

3.40 In this particular case, it is considered that the scale of the housing 
development does not relate to the scale of the woodland management and 
maintenance requirements, and the associated costs. It is not considered 
competent to burden four householders (irrespective of ability or initial 
acceptance to pay) with such requirements, and the liability associated with 
managing and maintaining a publicly accessible woodland of this size. It is 
therefore reasonably considered that the development proposal could fail to 
meet the ‘scale and kind’ test of Circular 3/2012 and be vulnerable to being 
overturned by a modification to discharge the planning obligation. 



3.41 The concerns raised in this Report were put to the applicant and a legal 
opinion (Shepherd and Wedderburn LLP, 21 November 2016) was 
subsequently submitted for officer consideration.  The legal opinion infers that 
the obligation is made competent by the applicant’s offer of a £40,000 
commuted sum for management and maintenance, as identified in the 
submitted Planning Statement (J M Planning Services, February 2016).  
Based on the maintenance costs submitted by the applicant, it is highlighted 
that this sum would provide 14 years of ‘common woodland maintenance’ or 
alternatively, it could be used to assist in reducing the total costs for each 
household over the same period from £1,683/year to £972/year. 

3.42 In the first instance, it is considered that the 14 year funding mechanism 
would not sufficiently cover the likely costs associated with management and 
maintenance of the woodland in the longer term.  The legal opinion and 
supporting planning statement serve to highlight an overreliance on the 
payment of a commuted sum to address the financial burden that would be 
placed upon the owners of the proposed housing; this is not robust or 
sustainable.  The costs associated with the woodland management must be 
in scale with the proposed development in order to secure a funding 
mechanism that is sustainable over the lifetime of the development and 
reasonable for the purposes of providing a high quality, safe and accessible 
community woodland.  The submitted legal opinion has not sufficiently 
addressed the key concern raised by officers with regard to ‘scale’.  

3.43 Furthermore, the offer of 14 years’ worth of common maintenance works 
(around 2 days routine maintenance per annum) falls significantly short of 
what is considered necessary to manage and maintain the woodland to the 
standard that is envisaged by officers and promoted by the applicant.  The 
management and maintenance arrangements that officers consider 
necessary to provide a high quality woodland environment are set out in 
paragraph 3.38 of the Report – it is calculated that the £40,000 sum being 
offered by the applicant would cover only 6 years of the likely costs 
associated with a robust woodland management and maintenance plan 
(based on the information submitted by the applicant).  Acceptable 
contingency funds should provide a sum equivalent to ten times the annual 
management and maintenance costs for the woodland. 

3.44 In summary, it is considered that the application should be refused on the 
grounds that the legal agreement required to ensure that the submitted 
scheme is acceptable as enabling development would not meet with the 
respective tests set out in Scottish Government Circular 3/2012: Planning 
Obligations and Good Neighbour Agreements.  

Objections 

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

3.46 Contrary to Local Development Plan: 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) 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. 

Serving Stirling  

4.3 Not applicable. 

Single Outcome Agreement 

4.4 The recommendation does not apply to any of the 7 objectives of the single 
outcome agreement. 

Other Policy Implications 

4.5 None. 

Resource Implications 

4.6 None. 

Consultations 

4.7 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." 
 

4.8 Children's Services:  No response to date. 

4.9 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.  

4.10 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 Roads’ 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 outwith 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. 

4.11 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. 
 

4.12 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, we then 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=O2P41MPIHMJ00 

6 APPENDICES 

6.1 None. 
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