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1 SUMMARY 

1.1 Gladman Developments Limited are seeking planning permission in principle 
for residential development at Barbush in Dunblane.  A planning permission in 
principle application means that details such as layout, housing types, 
parking, landscaping etc are confirmed in future application(s).  The 
application is brought to Planning & Regulation Panel as it is a Major planning 
application under the terms of The Town and Country Planning (Hierarchy of 
Developments) (Scotland) Regulations 2009.  

2 OFFICER RECOMMENDATION(S) 

The Panel agrees: 

2.1 to approve the application subject to the conditions set out in Appendix 1 and 
a Section 75 legal agreement to address affordable housing, play and waste 
contributions.  

3 CONSIDERATIONS 

The Site 

3.1 The site is a triangular shaped area of land on the northern most edge of 
Dunblane.  The western edge of the site formed part of the former Barbush 
quarry which was worked for sand and gravel.  The land is predominantly 
unmanaged grassland with an avenue of trees along the eastern edge of the 
site.  Also along the eastern edge of the site is the B8033 which sits above 
the site level.  There is currently a flight of steps leading from a footpath, 
which runs along the side of the site, to the B8033.  Some informal tracks 
across the site indicate that it is a well-used area for walkers.  Beyond the 
western boundary of the site lies a residential development.  There is little 
relationship between that development and this site due to a significant 
change in levels.  The northern edge of the site has a bund, behind which lies 
the A9.  The site benefits from an existing access directly onto the main road 



 
 

as there is an arm off the Perth Road/B8033 roundabout directly into the site.  
The site lies across the Perth Road/B8033 from the Queen Victoria School 
which is a category ‘A’ listed building.  The site is also on the edge of the 
Sheriffmuir Inventory battlefield. 

The Proposal 

3.2 Planning permission in principle is sought for residential development on this 
site.  An ‘indicative Masterplan’ for 80 residential units has been submitted in 
support of the application to demonstrate that residential development with 
associated works such as access, open space and landscaping can be 
achieved on this site. 

Previous History 

3.3 Planning permission was granted in 2004 and 2007 for the construction of 
Class 4 offices across the site.  Planning permission in principle was then 
granted at appeal in 2012 (deemed refusal appeal) for Class 4 business use, 
petrol filling station, Class 1 retail store with associated access, car parking, 
associated works and environmental improvements.  Subsequent applications 
then granted permission for a Class 1 retail store and a petrol filling station, 
the most recent being 14/00380/MSC. 

Development Plan Policy 

3.4 Development Plan policies of relevance include: Primary Policy 1: 
Placemaking; Policy 1.1: Site Planning; Policy 1.2: Design Process; Policy 
1.3: Green Network and Open Space; Primary Policy 2: Supporting the Vision 
and Spatial Strategy; Policy 2.1: Housing Land Requirement; Policy 2.2: 
Planning for Mixed Communities and Affordable Housing; Policy 2.4: 
Safeguarding Employment Land and Property; Policy 2.7: Retail and 
Commercial Leisure Development; Primary Policy 3: Provision of 
Infrastructure; Policy 3.1: Addressing the Travel Demands of New 
Development; Policy 3.2: Site Drainage; Policy 3.3: Developer Contributions; 
Primary Policy 5: Flood Risk Management; Primary Policy 6: Resource Use 
and Waste Management; Primary Policy 7: Historic Environment; Policy 7.3: 
Development affecting Listed Buildings; Policy 7.8: Development affecting 
Battlefield, Gardens and Designed Landscapes; Primary Policy 8: 
Conservation and Enhancement of Biodiversity; Policy 8.1: Biodiversity Duty; 
Primary Policy 9: Managing Landscape Change; Policy 9.2: Landscaping and 
Planting in association with Development; Policy 10.1: Development Impact 
on Trees and Hedgerows; Primary Policy 13: The Water Environment. 

3.5 The Stirling Local Development Plan allocates this site for employment/retail 
(B28 Barbush and R08 Barbush) and it is included in the Schedules of 
Employment Sites and Retail Sites (Appendix B of the Plan). 

3.6 Other Material Policy Considerations – 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. 



 
 

3.7 Stirling Local Development Plan: Proposed Plan, 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 
2015-2027 to provide a generous supply of land for housing. 

3.8 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. 

3.9 The Proposed Plan allocates this site for residential (H138) with an indicative 
capacity of 80 units. 

Assessment 

3.10 Stirling Local Development Plan does not allocate this site for housing.  
Instead, it is allocated for retail and business with the site identified in 
Appendix B (B28 and R08).  Policy 2.4 (Safeguarding Employment Land and 
Property) states that all employment land, particularly those sites allocated in 
the Plan at Appendix B, will be safeguarded for employment generating uses.  
Other uses will only be supported where the site is no longer required to 
maintain an effective supply of employment land, the use is ancillary or the 
development is a mixed use in conjunction with an employment use.  Policy 
2.7 (Retail and Commercial Leisure Development) states that new retail 
development will be supported where it is located within a site allocated for 
such uses (see Appendix B). 

3.11 The applicant has not sought to demonstrate that, under part (b)(i) of Policy 
2.4, a residential use could be supported as the site is no longer required to 
maintain an effective supply of employment land.  However, it is noted that 
Ryden, GVA and Gladman have actively marketed the site over a number of 
years for the consented office and retail uses, with no interest materialising to 
enable commercial or employment development to be brought forward. 

3.12 The 2016 Employment Land Audit concluded by stating that, notwithstanding 
an upturn in employment development, it is apparent that the supply of 
effective employment land is more than adequate to meet current demand.  In 
this context, it is considered that the Barbush site is no longer required to 
maintain an effective supply of employment land, albeit it is the only site 
identified in Dunblane. 

3.13 Alongside the adopted Local Development Plan, the emerging, replacement 
Local Development Plan (Proposed Plan) is a significant material 
consideration in the determination of this application.  Instead of the required 
5-year supply of effective housing land, the Stirling area has a current land 
supply of 3.9 years.  It is therefore acknowledged that the local development 
plan area does not have a five-year effective land supply based on the 2015 
housing land audit and, in accordance Scottish Planning Policy, the 
development plan policies for the supply of housing land are not up-to-date. 

3.14 The main purpose for reviewing the Local Development Plan is to address 
this shortfall in the amount of land identified for new housing.  Dunblane, as a 



 
 

Tier 2 settlement, is considered a sustainable location suitable for new 
housing development, subject to a number of environmental and 
infrastructural considerations.  An assessment of potential sites for housing 
around Dunblane – taking account of infrastructural constraints, particularly 
pertaining to school capacity – has been undertaken through the local 
development plan process and it has been determined that the site at 
Barbush is an appropriate site for residential development.  The site is 
therefore allocated for housing in the Proposed Plan (H138).  Two parties 
objected to the Barbush site being allocated for housing in the Proposed Plan, 
though it should be noted that these parties were proposing alternative 
housing sites which are currently the subject of planning appeals.  The main 
emphasis of these parties’ objection was that the site should remain an 
employment/retail site and that there was no evidence that the site was not 
suitable for employment use.  These issues have been addressed at 
paragraph 1.14 above.  The consultation event for the Main Issues Report 
highlighted that there was public support for this site in advance of alternative 
sites.  

3.15 A section 75 legal agreement is recommended to ensure that  

 33% of the units are affordable, since Dunblane is identified as a 
‘highly pressured area’; 

 there is an off-site play contribution (once the costs for the on-site 
toddler facility, recommended by Play Services, has been 
established); 

 waste contributions are achieved towards Bring Site provision (£35 
per dwelling) and towards Lower Polmaise Household Waste 
Recycling Centre (HWRC) (£42 per dwelling). 

3.16 Notwithstanding the ‘Indicative Masterplan’ it is considered that any future 
application for the site, or for any part of the site, should be accompanied by a 
comprehensive Design Brief for the site and Masterplan that secure the 
integrated development of the whole site.  Given the limited level of detail that 
is provided in the ‘Indicative Masterplan’ it is considered important that future 
applications should take the form of being capable of delivering the integrated 
development of the whole site. 

3.17 The Design Brief should be informed by a landscape and character appraisal 
for the site.  The site benefits from some mature planting which should be 
considered in any proposed layout, the layout should also take account of the 
site’s proximity to a category ‘A’ listed building and ensure that key views from 
the school are not adversely affected.  Maximising these attributes should 
underpin the Design Brief and the evolution of the design and layout of the 
site.  The Design Brief shall also require to satisfy the principles of ‘Designing 
Streets’  Consideration should also be given to ensuring that the objectives of 
Primary Policy 1 (Placemaking) are achieved and that there is no adverse 
impact on the historic battlefield designation.  These matters have been 
addressed in the conditions recommended in Appendix 1.  

3.18 In summary, whilst it is acknowledged that the proposal is contrary to the 
adopted Local Development Plan, the site has been allocated in the Proposed 
Plan which will assist in meeting the shortfall in the housing land supply.  The 



 
 

Proposed Plan is a significant material consideration which would outweigh 
the adopted Plan objections.  

Objections 

3.19 One letter of comment has been received.  The writer had no objection to the 
principle of the proposed development but was disappointed that the previous 
plan for a supermarket and business units was not pursued.  Concern was 
also raised with regard to the lack of smaller houses and housing for older 
people.  

4 POLICY/RESOURCE IMPLICATIONS AND CONSULTATIONS 

Policy Implications   

Equality Impact Assessment No 

Strategic Environmental Assessment No 

Single Outcome Agreement No 

Diversity (age, disability, gender, race, religion, sexual orientation) No 

Sustainability (community, economic, environmental) No 

Effect on Council’s green house gas emissions No Effect 
Strategic/Service Plan No 

Existing Policy or Strategy No 

Risk No 

Resource Implications  

Financial No 

People No 

Land and Property or IT Systems No 

Consultations  
Internal or External Consultations Yes 

 

Equality Impact Assessment 

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

Strategic Environmental Assessment 

4.2 The application does not require a strategic environmental assessment. 

Single Outcome Agreement 

4.3 The recommendation does not apply to any of the seven objectives of the 
single outcome agreement. 

Other Policy Implications 

4.4 None. 

 



 
 

Resource Implications 

4.5 None. 

Consultations 

4.6 Roads Development Control:  It is recognised that the development has the 
potential to ensure that there is a reasonable choice of access via all modes, 
with walking and cycling links proposed from the site onto the surrounding 
network.  The TA highlights that the distance to existing bus stops (located on 
the B8033) exceed recommended national guidance and as such it is 
proposed to provide an additional bus stop for those travelling northbound 
towards the development.  

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.  Indicative plans suggest 
vehicular access to the site is proposed directly off Barbush Roundabout, and 
thereafter via a single loop road serving all properties.  A swept path exercise 
has been undertaken, however this process should be repeated when the 
internal layout has been finalised.  

The Transport Assessment has considered the impact of development traffic 
on the local road network.  During pre-application discussions with this 
Service it was agreed that vehicle trips associated with the proposed 
application will be significantly less than those generated by the previously 
consented uses, and as such no detailed junction analysis would be required 
in this instance.  Transport Scotland have also agreed this approach.  

Recommend that the following conditions be added to any planning approval 
given: Travel Plan; Bus Stop Facility on B8033; Roads Design; Pedestrian 
Crossing Point Facility; Parking Requirements; Driveways; Visitor parking 
spaces; Ramped Access; Swept Path; Surface Water Management; Waste 
Management. 

4.7 Service Manager (Environmental Health):  Air Quality - concur with the 
results and conclusions presented in the Energised Environments - Air 
Quality Assessment report (Oct 2016) and consider that no further 
assessment is required for this development. 

Dust - The control of fugitive dust during the construction phase can be 
considered as part of a site management plan at the detailed planning 
consent stage. 

Land Quality - The Phase 1 Environmental Risk Assessment report (Goodson 
Associates: November 16) recommends an intrusive investigation of the 
development site.  Therefore, the standard contaminated land conditions 
were recommended. 

Noise - A condition addressing noise from the A9 and an hours of operation 
condition have been recommended for inclusion. 

  



 
 

4.8 Dunblane Community Council:  Dunblane Community Council is supportive 
of the principle of housing development on this site as Dunblane's contribution 
to the housing need in the Stirling Council area.  Some points regarding the 
detail: 

There is a need for a safe cycling (and walking) route to Dunblane High 
School, which will also serve Dunblane Primary School.  This is important, 
especially crossing the railway line in the Laighills area where the access to 
the footbridge currently has steps on either side.  Expect to see this 
addressed as failure to do so will lead to more traffic through the central areas 
of the town. 

There is a need for affordable housing in Dunblane, so the Community 
Council welcomes the provision of 33% affordable units.  Dunblane needs 
affordable housing to be provided in a range of sizes and tenures with homes 
for both for sale and social rent (either from the Council or an appropriate 
Housing Association).  This application appears only to offer small, and thus 
lower cost properties, and it is not clear whether these are all proposed for 
sale.  This only meets part of the local housing requirement and does little to 
help families on lower incomes who are in need of housing.  It will not be 
acceptable if all the "affordable" housing are small and for sale and provision 
should be made for affordable family houses as well.  The Community 
Council would not find it acceptable for land to be left empty awaiting funds to 
provide socially rented properties and note that Dunblane, as a "pressurised 
area", may have a higher priority for grant funding. 

Consequently, the Community Council are only willing to support this 
application if a way can be found to secure the required affordable housing, 
be it through appropriate conditions or by agreement between the developer, 
Stirling Council and possibly an appropriate social housing provider. 

4.9 Scottish Environment Protection Agency (East):  Flood Risk - no objection 
to the proposed development on flood risk grounds provided that, should your 
Authority be minded to approve this application, a planning condition is 
attached requiring the submission and approval, by the Local Authority, of an 
updated Flood Risk Assessment at the detailed planning stage, in advance of 
any development on the site. 

Requested a condition addressing Ground Water Terrestrial Ecosystems 
(GWDTEs). 

Surface Water Drainage - in principle the outline SUDS for the whole 
development are acceptable but further detail will be required for each phase.   

4.10 Scottish Natural Heritage:  Do not intend to offer formal comment on this 
proposal as it does not meet our criteria for consultation. 

4.11 Housing Strategy & Development:  The application proposes that a total of 
80 units could be built on this site.  A development of that size would attract 
an affordable housing contribution.  This site has not been included in the 
Council's Strategic Housing Investment Plan (SHIP), which was recently 
submitted to the Scottish Government.  However, given the location of 
development, in what is deemed a 'highly pressured area' within Stirling's 
Local Development Plan, it is likely that the development could be prioritised 
for grant funding as part of the SHIP's annual review. 



 
 

If Scottish Government funding were available, there would be a requirement 
for 33% of the development to be affordable housing provided by the Council 
or a local housing association.  If Scottish Government funding were not 
available, the affordable housing contribution would be the on-site provision of 
between 7.5% and 12% (approximately). 

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'. 

Land Services Team Leader: An application of this scale should include 
children's play provision in line with SG02.  In terms of the application site and 
proposed mix of housing, for those houses of a type that are included in 
SG02, suggest a combination of on-site toddlers play provision and an off-site 
contribution to Stirling Council to deliver enhanced children's play provision at 
a level as outlined within Planning Guidance SG02.  The off-site funds should 
be provided for play enhancements within Dunblane, primarily at the play 
areas at Rylands and or Laigh Hills.   

4.12 Bridge & Flood Maintenance:  No objection to the proposed development in 
principle.  However, the applicant needs to provide the following information: 

(a) Details of the SUDS design and discharge; 

(b) Information on the adoption and maintenance of the SUDS features; 

(c) The drainage calculations should be recalculated using the FEH 13 
rainfall data (the current standard adopted by SEPA) if the current 
method has used FEH 99.  This should include flood routing for 
exceedance events. 

4.13 Children's Services:  Providing the developer works with the Education 
Authority with regard to the timing of the development, this development can 
be accommodated both in terms of primary provision (Newton Primary) and 
secondary provision (Dunblane High School). 

5 BACKGROUND PAPERS 

5.1 Planning Application file 16/00774/PPP.  File can be viewed online at:   

http://pabs.stirling.gov.uk/online-
applications/applicationDetails.do?activeTab=documents&keyVal=OHEWK4P
IIZ400  

6 APPENDICES 

6.1 Appendix 1 – Conditions and Reasons 
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APPENDIX 1 

 
PLANNING PERMISSION IN PRINCIPLE FOR RESIDENTIAL DEVELOPMENT, ACCESS, 
OPEN SPACE, LANDSCAPING AND ASSOCIATED WORKS AT LAND SOME 100 
METRES NORTH OF DUNBLANE CEMETERY, BARBUSH, DUNBLANE - GLADMAN 
DEVELOPMENTS LTD - 16/00774/PPP 
 
Subject to a section 75 legal agreement to cover: 
 

a) Play contribution – off-site contribution 
b) Affordable Housing (33%) 
c) Waste Contribution 

 
 
Approve subject to the following conditions: 
 
1) Matters Specified in Conditions: Prior to the commencement of development on 

site a further application shall be submitted to and approved in writing by the planning 
authority.  The development shall include the following details:- 
 
a) A Design Brief following the principles of ‘Designing Streets’ informed by a 

Landscape and Character Appraisal of the site, identifying design principles 
for individual buildings, key buildings and a design code for the development. 

b) A Masterplan that ensures that the site is developed in an integral and 
cohesive manner, securing an infrastructure and landscape framework for the 
whole site and implementation of the Design Brief.  

c) Drawings and documentation detailing the layout of the site including phasing, 
existing and proposed land contours,  

d) access, parking, vehicle turning,  
e) landscaping plans (hard and soft landscaping), tree retention, protection and, 

where appropriate, enhancement, footpath connections, 
f) open space provision, and boundary treatments including noise attenuation 

barriers,  
g) foul and surface water drainage arrangements (which will require independent 

certification of design and implementation, all to the relevant technical 
standards of the statutory service providers and regulators),  

h) the position of all buildings, plans, sections and elevations of all proposed 
buildings and other structures clearly indicating the colour and type of facing 
materials to be used for all external walls and roofs and a range of different 
types and sizes of properties, 

i) details of existing and proposed ground levels, details of underbuilding and 
finished floor levels, 

j) an updated flood risk assessment and 
k) drainage details including details of the SUDS design and discharge, 

information on the adoption and maintenance of the SUDS features; and the 
drainage calculations recalculated using the FEH 13 rainfall data (the current 
standard adopted by SEPA) if the current method has used FEH 99 whilst 
including flood routing for exceedance events. 

l) The site layout shall include minimising the impact the development will have 
on views from the principal elevation of the Listed Building (Queen Victoria 
School) including mitigation measures, details of the site entrance to achieve 
Placemaking objectives and ensure that there is no adverse impact on the 
historic battlefield designation.  Any proposed layout must ensure that there 
are linkages with the existing path network. 



 
 

2) Travel Plan: Prior to the occupation of any dwellings within the application site, a 
comprehensive Travel Plan will be submitted to and approved in writing by the 
Planning Authority.  The Travel Plan shall set out proposals for reducing dependency 
on the private car against approved targets and identify measures to be 
implemented, the system of management, enforcement, monitoring, review and 
funding arrangement to sustain commitments for the duration of the plan. 
 

3) Bus Stop Facility on B8033: Prior to commencement of development, a detailed 
design showing the proposed new northbound bus stop with approved shelter facility 
and new road markings shall be submitted by the applicant/developer for the 
approval of the Planning Authority, in consultation with the Roads Authority.  As part 
of the detailed design consideration should be given to the relocation of the 
southbound bus stop away from the Queen Victoria School junction. 
 

4) Roads Design:  The design and construction of all roads within the proposed 
development shall be in accordance with the requirements of this Authority's 
Development Roads Guidelines and Specifications, and incorporate the design 
guidance given in Designing Streets, and shall be offered for adoption upon 
satisfactory completion. 
 

5) Pedestrian Crossing Point Facility:  An approved dropped kerb pedestrian 
crossing point layout shall be provided at the entry to the proposed access road off 
Barbush Roundabout through the line of the adjacent splitter island, all to the 
satisfaction of the Roads Authority. 
 

6) Parking Requirements:  Parking requirements and cycle parking provision, shall be 
provided in accordance with Supplementary Guidance SG14: Ensuring a Choice of 
Access for New Developments.  
Driveways shall be dimensioned 3m wide x 5.5m long (single car) or 5.5m wide x 
5.5m long / 3m wide x 11m long (2 cars), or a combination of the two to 
accommodate three cars. 
Visitor parking spaces shall be provided in the form of on-street lay-bys with the 
spaces being evenly dispersed throughout the site to encourage optimum usage. 
 

7) Ramped Access:  A new 3 metre wide ramped accessible pedestrian/cycle link 
should be provided between the development site and Barbush Road (indicatively 
highlighted on the submitted drawings).  The detailed design will need to take 
cognisance of maximum gradients and ramp lengths in accordance with national 
guidance.  The 2 metre footway adjacent to Barbush Road shall be extended to tie 
into the new shared link. 
 

8) Swept Path:  A revised swept path exercise, detailing the movements of a standard 
refuse vehicle (see SG19 Waste Management: Requirements for Development Sites 
for guidance), and fire tender vehicle, shall be undertaken upon conclusion of the 
internal layout, and submitted for the approval of the Planning Authority. 
 

9) Surface Water Management:  The surface water drainage system shall be designed 
to the requirements and satisfaction of SEPA, The Water Authority and Stirling 
Council, taking account of the Sustainable Urban Drainage (SUDS) principles and in 
accordance with the guidance given in 'SUDS for Roads' to ensure that the integrity 
of the River Teith SAC is maintained.  The SUDS strategy will include details of 
measures to be employed during the construction phase of the project. 
 

10) Waste Management (receptacles): Prior to occupation of each housing unit, the 
developer will be required to provide each household with the necessary recycling 



 
 

and waste management receptacles to serve the development in accordance with 
the Council’s Waste Service requirements and as specified in the Supplementary 
Guidance on Waste Management Requirements for Development Sites (SG19). 
 

11) 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 10175:20011)'.  The report must include a site specific risk assessment 
of all relevant pollutant linkages, as required in Scottish Executive Planning Advice 
Note 33. 
 

12) Detailed remediation strategy: Where the risk assessment identifies any 
unacceptable risk, as defined in relevant planning guidance, 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. 
 

13) 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. 
 

14) Confirmation works 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. 
 

15) 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. 
 

16) New Noise Sensitive Development Near Roads: Prior to the commencement of 
works on site, the developer shall submit a noise impact assessment which 
determines the impact of road noise on the development.  The assessment shall be 
undertaken using appropriate methodology and in accordance with the principles 
described within the Scottish Government's Technical Advice Note: Assessment of 
Noise.  Maximum Target Noise Levels are tabulated below. 

  



 
 

 
Maximum Target Noise Levels 

Trigger Criteria (Free Field) Compliance Criteria 

55 dB LAeq,16h(07:00 - 23:00) 40 dB LAeq,16h(07:00 - 23:00) (Internal 
with Windows Closed) 

45 dB LAeq,16h(23:00 - 07:00) 30 dB LAeq,8h(23:00 - 07:00) (Internal with 
Windows Closed) 

 55 dB LAeq,16h(07:00 - 23:00) (External in 
private garden areas) 

If Trigger Criteria are exceeded, a scheme shall be submitted which demonstrates that all 
Compliance Criteria will be met. It is recommended that if a noise mitigation scheme is 
required, works which form part of the scheme are completed before any of the permitted 
dwellings are occupied (unless otherwise agreed by the Planning Authority). 

 
17) Hours of Operation: 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. 
 

18) National Vegetation Classification Survey: Prior to the commencement of works 
on site, a National Vegetation Classification Survey for the areas identified as marshy 
grassland shall be undertaken.  The survey will include further assessment and 
mitigation measures.  The survey shall be submitted and approved in writing by the 
Planning Authority, in consultation with SEPA. 
 

19) Details of on-site open space provision: Prior to the commencement of works on 
site, details of an on-site toddler play facility shall be presented to the Planning 
Authority for written approval.  These details shall include maintenance provision with 
the Council’s preference being for a factor arrangement.  

 
Reasons: 

 
1) In order to ensure that the overall layout and design is satisfactory for the site, as the 

present application is for planning permission in principle, and in order that the 
development granted consent is compatible in its overall massing, design, finishes 
and appearance with that of the surrounding area whilst achieving the Placemaking 
objectives set out in the Development Plan. 
 

2) In order to ensure that future occupants utilise a choice of access via all modes of 
transport thereby reducing travel demands and in accordance with Policy 3.1 of the 
Local Development Plan, 2014 and Supplementary Guidance SG14: Ensuring a 
Choice of Access for New Developments. 
 

3) In order to ensure that a bus stop is provided within the walking distance set out in 
PAN 75 guidelines and to encourage residents to utilise all modes of transport 
thereby reducing travel demands and in accordance with Policy 3.1 of the Local 
Development Plan, 2014 and Supplementary Guidance SG14: Ensuring a Choice of 
Access for New Developments. 
 



 
 

4) To ensure that the proposed streets are adequate to serve the development and to 
create successful places in accordance with Designing Streets.  
 

5) To ensure that the pedestrian crossing point can be utilised by all residents of the 
development and the wider area. 
 

6) To ensure that adequate parking is provided within the development to cater for the 
needs of residents and visitors. 
 

7) In the interests of the effective management of the transport network, sustainability 
and integration with the development with surrounding pedestrian and cycle 
infrastructure. 
 

8) To ensure sufficient space is afforded for these vehicles to manoeuvre around the 
site. 
 

9) To ensure that the surface water is appropriately treated to reduce the likelihood of 
flooding on this site, adjacent areas or increase flooding elsewhere. 
 

10) To ensure that receptacles are provided timeously, reduce reliance on landfill whilst 
seeking to achieve the aims set out by the Scottish Government in the Zero Waste 
Plan. 
 

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

12) To ensure the proposed remediation plan is suitable. 
 

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

14) To provide verification that the remediation has been carried out to the authority’s 
satisfaction. 
 

15) To ensure all contamination within the site is dealt with. 
 

16) To ensure that future occupiers of the development are not adversely affected by 
road noise from the A9 and, since the layout may be subject to change, the Noise 
Impact Assessment, together with attenuation measures, submitted in support of the 
application may require to be revised accordingly. 
 

17) To protect the occupants of nearby housing from excessive noise/disturbance 
associated with the implementation of this permission. 
 

18) To protect any Ground Water Terrestrial Ecosystems (GWDTEs) located on the site. 
 

19) In order to ensure that adequate play facilities are provided to serve the needs of the 
occupants of the development in accordance with Policy 1.3 of the Local 
Development Plan, 2014 and Supplementary Guidance SG02: Green Network. 

 
Advisory Note: Consent:  As per Section 21 of the Roads (Scotland) Act 1984 the applicant 
will require to apply to Stirling Council Roads Service for Roads Construction Consent for the 
construction of the new roads within the site. 
 
 
  



 
 

 
 


