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1 SUMMARY 

1.1 The application has been referred to the Planning and Regulation Panel at 
the request of Councillor Jim Thomson in order for the Panel to assess the 
impact of the development on the Green Belt and the setting of Stirling 
Castle. 

2 OFFICER RECOMMENDATION(S) 

The Panel agrees: 

2.1 to grant planning permission, subject to Conditions set out in Appendix 1 of 
the report. 

3 CONSIDERATIONS 

The Site 

3.1 The application site is situated at the western edge of Stirling, where it covers 
an area of land measuring approximately 18 hectares.  The site falls within 
the designated Green Belt and King’s Park Conservation Areas, in recognition 
of its importance to the settings of Stirling Castle (Scheduled Monument) and 
the King’s Knot (Scheduled Monument and a designated Designed Garden 
and Landscape). 

3.2 Historically, the site formed part of a medieval park and, despite the 
construction/realignment of the A811 and B8051 public roads, it includes 
some of the remains of pre-17 century garden boundary/drainage ditches, the 
function of which appears to have been to direct water from the King’s Knot 
and Haining into the event space.   



 
 

The Proposal 

3.3 The development proposal involves the retention of the hard standing area to 
the northeast corner of the field; formalisation of vehicular access track; 
formation of pedestrian access/egress points; and drainage improvement 
works. 

Previous History 

3.4 There is no planning application history for this site, however, the site was 
subject to unauthorised works involving the formation of access and 
associated hard standing for the National Armed Forces Day event of 2014.   

Development Plan Policy 

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

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

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

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

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

3.6 Primary Policy 1: Placemaking, states that development of all scales must be 
designed and sited in relation to the character of the place where they are 
located, and safeguard and enhance the built heritage. 

3.7 Policy 1.1: Site Planning, of the Stirling Local Development Plan, September 
2014, states that all new developments are required to contribute, in a 
positive manner, to the quality of the surrounding built and natural 
environment.  It is therefore expected that: - 

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

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

 



 
 

3.8 Policy 1.3: Green Network and Open Space of the Stirling Local Development 
Plan, September 2014, all development proposals will be assessed in terms 
of their impact on, and potential to contribute to, national Green Network 
Principle and local Green Network and Open Space Strategy objectives in 
terms of the following (as relevant):- 

3.8.1 The safeguarding of existing, and the provision of new elements 
contributing to the Green Network, will be considered in the context of 
the above objectives, biodiversity conservation and any relevant 
Conservation Area Character Appraisal (Stirling Town and Royal Park, 
Conservation Area Appraisal, please refer to paragraph 3.14) 

3.8.2 Proposals encroaching upon existing open spaces and green 
corridors, should maintain or enhance functionality and connectivity. 

3.9 Policy 1.5: Green Belts, of the Stirling Local Development Plan, September 
2014, states that development should preserve the openness of Green Belts 
and should not undermine their core role and function by individual or 
cumulative impacts.  Development in the Green Belt will only be supported 
where it supports diversification of the rural economy and is for the purposes 
of: - 

3.9.1 agriculture, woodland, forestry and/or horticulture uses (including 
allotments). 

3.9.2 recreation uses compatible with an agricultural or natural countryside 
setting. 

3.9.3 essential Infrastructure. 

3.9.4 re-using redundant rural vernacular buildings. 

3.10 Primary Policy 7:  Historic Environment of the Stirling Local Development 
Plan, September 2014, states that the historic environment and, where 
appropriate, the settings of its component features, will be safeguarded, 
preserved and enhanced. 

3.11 Policy 7.1: Archaeology & Historic Building Recording (designated & 
undesignated buildings/sites) of the Stirling Local Development Plan (adopted 
September 2014) is relevant to this application with regard to Archaeology: 

3.11.1 There will be a presumption against development that would have an 
adverse effect on a scheduled monument or on the integrity of its 
setting except in exceptional circumstances.  The same presumption 
will also apply to other nationally important monuments. 

3.11.2 Where there is the possibility that archaeological remains may exist 
within a development site, but their extent and significance is unclear, 
the prospective developer should arrange for an evaluation prior to the 
determination of any planning application in order to establish the 
importance of the site, its sensitivity to development and the most 
appropriate means for preserving or recording surviving 
archaeological features. 



 
 

3.11.3 Approval of any proposal directly affecting historic environment 
features will be conditional upon satisfactory provision being made by 
the developer for the appropriate level of archaeological and/or 
standing building investigation and recording, assessment, analysis, 
publication and archiving. 

3.12 Primary Policy 7.2: Development within and outwith Conservation Areas, of 
the Stirling Local Development Plan, September 2014, states that 
development within a Conservation Area, shall preserve or enhance its 
character, appearance and setting.  All new development should: 

3.12.1 Relate well to the density and pattern of existing development; the 
design, massing, scale and materials used in surrounding buildings, 
means of access and boundary and landscape treatments such as 
walls, railings, trees, and hedges. 

3.13 Policy 7.8: Development affecting Battlefields, Gardens and Designed 
Landscapes of the Stirling Local Development Plan, September 2014: 

3.13.1 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.   

3.14 Conservation Area Character Appraisal, Stirling Town and Royal Park, 
identifies that the setting of Stirling is one of the most striking in Scotland.  On 
the approach from the west, the castle, the crag and urban skyline offer a 
dramatic vista of Stirling.  Below the castle, open green space provides the 
setting: the historic Royal parklands to the west forming a vital cultural 
landscape.  

Assessment 

3.15 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 designated Stirling Town and Royal Park 
Conservation Area and the settings of Stirling Castle and the Kings Knot; the 
requirement to comply with the strategic aims of the designated Green Belt 
and Green Network and, the Placemaking objectives of the Council. 

3.16 The development proposals seek to retain the hard standing area within the 
northeast corner of the field which was originally created for the 2014 Armed 
Forces Day.  The surface was subsequently improved in early 2016 with a 
view to hosting small scale events e.g. food markets, book fairs etc.   

3.17 In order to accommodate larger scale events, additional works are required 
which include the formation of a vehicular access track (approximately 500 
metres length), which will extend from the existing field entrance (north of the 
A811) to the area of hard standing within the northeast corner of the field.  
The access track will be surfaced in an unbounded material so that it can be 
easily removed; the applicant has indicated that this would reduce the 
requirement for event organisers/Stirling Council to hire temporary 



 
 

trackway/ground protection covers on a per-event basis.  Other works include 
the formation of two pedestrian access/points within the eastern boundary 
wall along the B8051 and drainage works to improve ground conditions. 

3.18 In terms of potential impacts, it is considered that the proposed access road 
and hard standing area would not threaten the openness of the Green Belt 
due to the relatively discrete nature of the proposed surfacing which will be 
level with the land.  It is also considered that the development proposals will 
not have a significant adverse impact upon the wider setting of Stirling Castle 
since the hard standing area and access track would not be readily visible in 
views of the Castle from the main approach roads to the west of Stirling 
(A811 and A84) and the B8051 that runs below the Castle. 

3.19 However, within this area of strategic importance and national historic 
significance, it is considered that new development must be of the highest 
possible quality in order to protect the natural appearance and visual qualities 
of the landscape and its historic features.  In recognition of this, any 
permanent access track(s) or areas of hard standing located within this site 
should be created with ‘grasscrete’ surfacing or similar products in order to 
maintain the land as a natural green space. 

3.20 Whilst it is acknowledged that the current development proposal does not 
meet with the above requirements, in this particular case, it is considered 
necessary and reasonable to allow the proposals on a temporary basis only.  
This will enable the Council to plan for and accommodate large public events 
within the next three years.  Following the expiry of temporary permission, the 
Council will be required to remove all areas of hard standing, in order to 
return the field to its original state.  However, if after the expiry of temporary 
planning permission the Council wish to continue to utilise the field for public 
events with the benefit of hard standing areas and/or access tracks on a 
permanent basis, this Authority will expect sympathetic ‘green’ surfacing to be 
implemented; the unbounded hard surfacing, as proposed, must not be 
considered as an acceptable long-term solution for this particular site. 

3.21 In terms of consultations, no objections have been raised by the Council’s 
Flood Officer.  Transport and noise assessments have been requested by 
Transport Development and Environmental Health respectively.  Given the 
broad scope of events that this proposal could cover, it is considered that the 
most appropriate way to satisfy the requirements of Transportation and 
Environmental Health is to impose suspensive planning conditions which will 
require the timeous submission of appropriate assessments for approval of 
the planning authority before the commencement of any such event.  Finally, 
no objections have been received from Raploch Community Council or Kings 
Park Community Council or from any third party. 

Objections 

3.22 No objections 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. 

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 Historic Environment Scotland:  No response received. 

  



 
 

4.8 Planning & Policy: 

Archaeologist - Recommends 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. 

4.9 Bridge & Flood Maintenance:  No objection to the development on grounds 
of flood risk. Stirling Council hold no information which would suggest that 
there is a history of flooding at this site. 

4.10 Roads Development Control:   

Access rights under the Land Reform (Scotland) Act 2003 apply to the field. As 
such no gates should be locked that would prevent non-motorised users from 
accessing the area.  Where there is a need to prevent motorised access then 
measures should only be put in place that do not restrict other users, and with 
the agreement of Stirling Council's Access Officers.  

Recommend that the access gates provide a minimum clear width of 1.5 
metres. 

It is recommended that a condition be attached to any planning approval 
granted requiring a formal Transport Assessment (TA) to be undertaken for 
any future events proposed.  Any TA scope should be agreed with both Stirling 
Council Transport Development Team and Transport Scotland (as Trunk Road 
Authority) as part of the planning for any future events.  

4.11 Service Manager (Environmental Health):  No objection subject to conditions 
relating to contaminated land, noise, and hours of operation. 

4.12 Kings Park Community Council:  No response received. 

4.13 Raploch Community Council:  No response received. 

  



 
 

5 BACKGROUND PAPERS 

5.1 Planning Application file 16/00625/FUL.  File can be viewed online at:   

http://pabs.stirling.gov.uk/online-
applications/applicationDetails.do?activeTab=documents&keyVal=ODV34UPII
JL00  

6 APPENDICES 

6.1 Appendix 1 – Conditions and Reasons. 
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CHANGE OF USE OF GRAZING FIELD TO ALLOW THE SITE TO BE USED AS AN 
EVENT SPACE INCLUDING CREATION OF AN AREA OF HARDSTANDING TO THE 
NORTH EAST CORNER OF THE FIELD; SURFACING OF VEHICLE ACCESS TRACK 

TO CONNECT EXISTING EASTERN ACCESS POINT WITH THE SOUTHERN ACCESS 
POINT; DRAINAGE INVESTIGATIONS AND SUBSEQUENT IMPROVEMENTS TO THE 

DRAINAGE SYSTEM AS REQUIRED; CREATION OF TWO PEDESTRIAN 
ACCESS/EGRESS POINTS AT THE EASTERN BOUNDARY OF THE FIELD AT LAND 

350 METRES EAST OF FALLENINCH COTTAGE, DUMBARTON ROAD WEST, 
STIRLING - STIRLING COUNCIL - 16/00625/FUL 

 
 
 
Subject to the following conditions: 
 

1. Limited Period for Permission – Hardstanding Areas/tracks:  That permission for 
the formation of all hardstanding areas and access tracks in unbounded aggregate 
surfacing, as approved, shall be for a limited period of 36 months from the date of 
this approval.  During this timeframe, further details will require to be submitted 
demonstrating a more sympathetic treatment in “grass concrete” surfacing or similar 
for the hardstanding areas and access tracks taking account of the historical 
environment of the location and a timeframe agreed for their implementation.  
Alternatively, should the option of a more sympathetic treatment not be pursued, then 
all areas of hard standing shall be removed and the site restored all in accordance 
with a scheme of restoration which shall be submitted for written approval no less 
than three months prior to the cessation of the 36 month period identified in this 
condition. 
 

2. Transport Statement/Assessment:  A Transport Statement/Assessment, as 
informed by Transport Development, shall be submitted for the written approval of 
the Planning Authority no less than 2 months in advance of any public event being 
held at the site. 
 

3. Pedestrian Access/Egress Point(s):  Prior to the commencement of any such 
works on site, full details and a method statement detailing the formation of all new 
openings within the boundary wall of the application site, including details of 
associated footway provision within and outwith the site, shall be submitted for the 
written approval of the Planning Authority in consultation with Transport 
Development.  For the avoidance of doubt, all new openings shall be served by 
pedestrian footway and include appropriately designed gates with a black painted 
finish. 
 

4. Restriction of Noise – Plant & Equipment:  All plant or equipment shall be so 
enclosed, attenuated and/or maintained such that any noise therefrom shall not 
exceed Noise Rating 35 between 0700 and 2300 hours daily, or Noise Rating 25 
between 2300 and 0700 hours daily, within any neighbouring residential property, 
with all windows slightly open, when measured and/or calculated and plotted on a 
rating curve chart. 
 

5. Noise Report:  A Noise Report, including the results of noise propagation tests, for 
all events with amplified music or noise sources audible beyond the site boundary 
e.g. PR Systems, shall be submitted for the written approval of the Planning Authority 



 
 

no less than 2 months in advance of any such event being held in/at the site.  For the 
avoidance of any doubt, the Music Noise Levels from any event held in/at the site 
shall comply with those stated in the Code of Practice on Environmental Noise 
Control at Concerts.   
 

6. Drainage Details:  Prior to the commencement of any such works on site, full details 
of proposed drainage system, including the proposed position of all new drainage 
pipes and any works to existing drainage ditches and culverts, shall be submitted for 
the written approval of the Planning Authority.  Following completion of any such 
works, the land shall be returned to its original condition in accordance with a 
scheme of restoration which shall be submitted for the written approval of the 
Planning Authority. 
 

7. Historic Drainage Ditch - Protection:  Prior to the commencement of any approved 
drainage works, a protection plan which identifies the full extent of the historic 
drainage ditch/boundary within the southeast corner of the field and establishes a 10 
metre exclusion zone within which no development shall take place, has been 
submitted for the written approval of the Planning Authority. 
 

8. Comprehensive Contaminated Land Investigation:  Prior to commencement of 
any site works, a comprehensive contaminated land investigation shall be submitted 
to and approved by the planning authority in writing.  The investigation shall be 
completed in accordance with a recognised code of practice such as British 
Standards Institution'.  The investigation of potentially contaminated sites - Code of 
Practice (BS 10175:2011)’.  The report must include a site specific risk assessment 
of all relevant pollutant linkages, as required in Scottish Executive Planning Advice 
Note 33. 
 

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

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

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

12. Unsuspected or Unencountered Contamination:  The presence of any previously 
unsuspected or unencountered contamination that becomes evident during the 
development of the site shall be brought to the attention of the planning authority 
within one week.  At this stage, a comprehensive contaminated land investigation 
shall be carried out if requested by the planning authority. 
 

13. Programme of Archaeological Works:  No works shall take place within the 
development site until the developer has secured the implementation of a 
programme of archaeological works in accordance with a written scheme of 
investigation which has been submitted by the applicant, agreed by the Stirling 
Council Planning Officer (Archaeology), and approved by the Planning Authority. 



 
 

Thereafter the developer shall ensure that the programme of archaeological works is 
fully implemented and that all recording and recovery of archaeological resources 
within the development site is undertaken to the satisfaction of the Planning Authority 
in agreement with the Stirling Council Planning Officer (Archaeology).  Such a 
programme of works could include some or all of the following historical research, 
excavation, post-excavation assessment and analysis, publication in an appropriate 
academic journal and archiving. 
 

Reasons: 
 
1. In order to retain control over the appearance of the historically significant landscape 

and to enable the impact of the development on the amenity of the surrounding area 
to be reviewed and to ensure the timeous reinstatement of the site if necessary. 
 

2. In order to assess the transport and environmental impacts of each individual event in 
the interests of safety and amenity. 
 

3. In the interests of visual amenity and pedestrian safety. 
 

4. In order to protect the amenity of nearby and adjoining residents. 
 

5. In order to protect the amenity of nearby and adjoining residents. 
 

6. To ensure the provision of an acceptable drainage system in the interests of the 
amenity of the area. 
 

7. In order to safeguard and protect the archaeological features of the site. 
 

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

9. To ensure the proposed remediation plan is suitable. 
 

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

11. To provide verification the remediation has been carried out to the authority's 
satisfaction. 
 

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

13. In order to safeguard and record the archaeological potential of the area. 
 
 

  



 
 

 


