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1 SUMMARY 

1.1 The application had been referred to Planning and Regulation Panel earlier in 
2017 at the request of former Councillor Gerry McLaughlan in order to allow 
the Panel to assess the potential impacts of the application on the Stirling City 
area as a result of the Kerse Road closure. 

1.2 At its meeting on 28 February 2017, the Panel agreed to defer consideration 
of the application to a Hearing to take place at a future meeting of the Panel. 

1.3 A subsequent Hearing took place on 13 April 2017, and the Panel agreed to 
not determine the application but to continue consideration to a future 
meeting of the Panel or its equivalent, which would again consider the 
application by way of a Hearing, for the reason that the potential traffic 
impacts arising from the period of construction in respect of the proposed 
development were unknown.  Also, if appropriate mitigation measures could 
be put in place without detriment to the functioning of the road network, 
residential amenity, pedestrian safety and the local economy. 

1.4 The Reports and Minutes of the previous meetings of the Panel (28 February 
and 13 April 2017) are appended to this report. 

1.5 Members may be aware that at a meeting of full Council on 22 June 2017 it 
was agreed that the traffic management arrangements, road closures and 
alternative routes would be considered, outwith of the planning process, by 
the Environment and Housing Committee; this meeting will be held on 14 
September 2017. 

2 OFFICER RECOMMENDATION(S) 

The Panel agrees: 

2.1 to grant the approval of the application subject to conditions set out in Appendix 
1 of the report.  

  



 
 

3 CONSIDERATIONS 

The Site 

3.1 The overbridge is located on Kerse Road, to the south east of Stirling Town 
Centre and the Craigs Roundabout.  The bridge carries traffic on the Kerse 
Road (A905) over the Stirling to Larbert railway line.  Surrounding adjoining 
land uses include, Class 1 (Shops) and Class 3 (Food and Drink) to the north 
and residential dwellings of Nelson Place to the south.  

3.2 The existing bridge is a single span structure which was constructed around 
1968.  The bridge provides 2 no. vehicular lanes which enables two-way flow 
of traffic.  Vehicle containment is provided by the main girders of the bridge, 
with pedestrian walkways cantilevered from the main structure on both sides.  
The bridge parapets, measuring 1.1 metres in height, consist of a 
combination of steel and weld mesh.  The external facings of the parapets are 
largely concealed in the wider public views by well-established landscaping to 
at either end of the bridge. 

The Proposal 

3.3 The proposed works will involve the removal of the existing bridge and the 
installation of new concrete wingwalls, abutments and deck with 1.85 metre 
high containment parapets and Rekli finish panels. 

3.4 The development proposal represents the complete replacement of the 
existing bridge in order to meet the clearance distances required for the 
electrification of the railway line and to address a number of defects identified 
with the existing structure. 

3.5 Subject to obtaining the necessary approvals, the applicant currently 
anticipates that the works will be carried out from November 2017 to February 
2019.  This will be managed through a total closure of Kerse Road during the 
period from 25 April to 24 October 2018; additional periods of one-way 
movements and short-term weekend closures are planned outwith this period 
to install and subsequently remove a temporary footbridge, and to undertake 
white lining/finishing works.  The road closure, either in part or in full, will be 
supported by diversionary routes and mitigation measures.   

3.6 The proposed bridge will be able to accommodate a three-lane carriageway 
(two lanes running eastbound) should the Council wish to implement this in 
the future.  This presents an opportunity to secure increased road width and 
future capacity along with improved walking and cycling facilities.  The design 
also incorporates a new 3 metres wide shared use walking/cycling route on 
the north side of the bridge, and a 2 metres wide footway on the south side. A 
temporary service bridge will be constructed on the south side of the existing 
structure at Kerse Road to accommodate public utility service diversions and 
maintain continued passage for pedestrians and cyclists throughout the 
project. 

  



 
 

Previous History 

3.7 There is no previous planning history relevant to this application. 

Development Plan Policy and Other Material Considerations 

3.8 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. 

3.9 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.   

3.10 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):- 

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

3.11 Scottish Planning Policy (SPP) produced in 2014 sets out Scottish Ministers’ 
priorities in terms of development planning and other important land use 
matters. 

Paragraph 290 of SPP states that “Development proposals that have the 
potential to affect the performance or safety of the strategic transport network 
need to be fully assessed to determine their impact”. 

3.12 The Scottish Infrastructure Improvement Plan, which was first published in 
2011 and updated in 2015, sets out the Scottish Government strategic 
infrastructure priorities up to 2021.  The Edinburgh to Glasgow Improvement 
Programme (EGIP) is identified as a key priority for a safe, punctual and 
sustainable rail network in the interests of economic growth, service 
improvement and improving affordability and accessibility.  This strategic 
objective of the Scottish Government is relevant to this application as the 
development proposal is required to facilitate the electrification of the railway 
through Stirling and to Dunblane and Alloa. 

Assessment 

3.13 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 requirement to satisfy the strategic aims of the Green Corridor 
designation (Policy 1.3) and the Placemaking objectives (Primary Policy 1). 

3.14 The proposed replacement overbridge, which is of similar construction and 
design to the bridge at Shore Road, will not have an adverse impact upon the 
character and amenity of the Kerse Road streetscape or the wider urban 



 
 

environment in accordance with Primary Policy 1 and Policy 1.1.  It is also 
considered that the proposal will not materially affect the Council’s Green 
Network objectives (Policy 1.3) since the development will occupy the 
footprint of the existing bridge structure.  Thus, the development proposal 
accords with the relevant provisions of the Development Plan. 

3.15 In order to accommodate the proposed development, the section of the public 
road (Kerse Road) between Craigs Roundabout and the Springbank 
Roundabout must be temporarily closed to vehicular traffic for a period of 
approximately 6 months.  The potential traffic impacts associated with the 
road closure, for a period of time which is not insignificant, represents a 
material consideration in the determination of the planning application.  
Scottish Government guidance states that it is for the decision maker to 
assess both the weight to be attached to a material consideration and 
whether it is sufficient to outweigh the Development Plan. 

3.16 To address this consideration, a Transport Assessment (TA), commissioned 
by Network Rail and prepared by Aecom (31 May 2017), was undertaken in 
an effort to identify the potential traffic related impacts and the mitigation 
measures needed to address such impacts.  The TA identifies that a 
significant volume of traffic (approximately 20,000 vehicle trips over the 
course of an average day) will be displaced to other areas within the local 
transport network with the result being increased congestion and likely 
queuing during the peak periods (07:00 – 10.00 and 15.00 – 19.00, Monday 
to Friday). 

3.17 It is recognised that the closure of the road to accommodate the construction 
of the replacement bridge will inevitably result in disruption to communities, 
businesses and visitors to Stirling, particularly during peak periods.  However, 
following completion of the works, the transport network will continue to 
function as it currently does.  Therefore, taking into account the temporary 
nature of those impacts and given that the development proposal is intended 
to facilitate works that are necessary to complete the electrification of the 
railway through Stirling and to Dunblane and Alloa, which is considered by 
Transport Scotland and by the Scottish Government to be a national priority, 
the weight is heavily in favour of granting planning permission subject to the 
imposition of negative suspensive planning conditions that will secure a 
scheme of mitigation prior to the commencement of any works resulting in the 
closure of the road, where appropriate.  As a matter of planning law, it is 
competent for planning powers to be exercised in such circumstances, 
provided a planning purpose is being served. 

3.18 To that end, the competent approach is to impose conditions to ensure the 
appropriate level of mitigation can be applied in terms of highway safety and 
traffic movement. The recommended mitigation measures are set out in 
conditions 1-5 (Appendix 1), and these have been identified in the TA and by 
the Council’s Roads Authority as being necessary to mitigate the traffic 
related impacts of the temporary road closure.  In summary, the conditions 
focus on:  

 increasing pedestrian crossing points within residential areas;  

 promoting sustainable alternate modes of transport;  



 
 

 road and signalling improvements to maintain traffic flow to and from 
the city centre in the wider public interest.   

3.19 The recommended conditions also require the applicant to submit regular 
reports to the Council on the progress of the works and traffic monitoring such 
that remedial measures could be planned and actioned at the earliest 
opportunity in the event that the bridge works fall behind schedule or issues 
arise as a result of changes in traffic patterns during the period of road 
closure.   

3.20 Furthermore, the mitigation scheme will be supported by additional measures 
that are being brought forward by the Council’s Roads Authority, outwith the 
planning process, as identified in the Local Transport Strategy and Road 
Safety Route Action Study.   

3.21 It is considered that the mitigation measures that would be required to be 
undertaken by the applicant through the planning process are fair, reasonable 
and practicable which, is in compliance with Scottish Government guidance 
on the use of planning conditions, Circular 4/1998: Use of Planning 
Conditions in Planning Permission (“Circular 4/1998”).   

3.22 It is important to note that the mitigation measures being brought forward 
separately by the Council’s Roads Authority in association with the road 
closure are not proposed to be attached to the granting of planning 
permission as conditions, as these could not be discharged by the applicant. 

3.23 Furthermore, whilst a number of mitigation measures have been identified 
through community consultation, and would be desirable, they are not 
necessary in order to make the proposal acceptable in planning terms, i.e. 
they would not meet the tests of reasonableness set out in Circular 4/1998.  

3.24 Turning to representations, Standard Life Investments (SLI), who are the 
owners and operators of the Thistle Shopping Centre, have expressed 
concern about the economic impact of the development on the viability of the 
city centre.  In response to these concerns the applicant was invited to submit 
further information on the economic impact of the construction works on the 
city centre.  The applicant has not included this information as part of their 
planning submissions.   

3.25 It is the officer’s view however, that such information is not required to enable 
the application to be dealt with in this particular instance.  This is because any 
impacts are related to construction-phase works rather than the development 
proposal itself once complete.  It is important to note that the development 
proposal in and of itself will not materially affect the connectivity between the 
city centre and the wider area, and any impacts arising from the period of 
construction will be mitigated as far as reasonably practicable to ensure that 
Stirling remains an attractive place for visitors and shoppers.   

3.26 Furthermore, once complete the development proposal will facilitate the 
electrification of the railway to Stirling, and some of the benefits of this, as 
identified in the EGIP publication, are:  

 more sustainable, cleaner, quieter and more energy efficient trains;  



 
 

 faster, more reliable and more frequent rail links between towns and 
cities meaning more job opportunities for more people;     

 it will stimulate growth and unlock investment opportunities benefiting 
the communities the route serves. 

3.27 On a balancing of the potential benefits associated with the development 
proposal and the dis-benefits associated with construction-phase impacts, the 
weight should always be in favour of the development rather than 
construction related impacts especially in circumstances where the proposal 
is otherwise in accordance with the Development Plan provisions and is 
required to facilitate works that are necessary to complete electrification of the 
railway which is a national priority. 

Objections 

3.28 Ten objections have been received as summarised below:  

Standard Life investments (SLI): Concerns raised about the impact of the 
road closure on the viability of the city centre.  It is submitted that a closure of 
Kerse Road for a period of 12 months has the potential to cause a change in 
behaviour of parties which could result in a long term detrimental impact on 
the city centre.  

3.29 SLI: Concerns raised about the lack of engagement with SLI or other key city 
stakeholders on the construction proposals or mitigation required. 

3.30 SLI:  It is submitted that the Transport Assessment (TA) should be updated 
due to concerns raised about the reliability of the Transport Assessment 
findings due to the failure of 11 automatic traffic counts during the data 
collection exercise undertaken during the road closure in February 2017 and 
due to the focus on the likely changes in traffic patterns during the weekday 
morning and evening peak periods. 

3.31 Impact on Business:  Concerns raised about the impact of the road closure on 
local businesses 

3.32 Impact on Amenity:  Concerns raised about the impacts of noisy construction 
operations, particularly at night, on the amenity of residents on Nelson Place.   

3.33 Impact on Transport Network:  Concerns raised about the impact on the 
transport network as a result of traffic displacement. 

3.34 Decision Making:  It is submitted that a decision on the application should be 
delayed for a considerable time to allow more thorough discussion and 
investigation of likely impacts, possible changes to the proposals, and 
measures to mitigate the negative effects. 

3.35 Equality Act 2010:  It is submitted that there is a duty to promote Disability 
Equality during the construction phase and post-construction phase. 

3.36 No Transport Assessment Submitted:  It is submitted that the impact on traffic 
displacement on wider areas and highway safety should be an important 
consideration. 



 
 

3.37 No Local Impact Assessment Submitted:  Concern raised about potential 
decrease in footfall to Stirling city centre and the associated impact on local 
businesses.  It has been highlighted that other solutions should be thoroughly 
investigated.   

3.38 Revised Position:  It is submitted that consideration should be given to 
constructing a new bridge on a revised alignment.  While this may require the 
relocation of a number of current business premises.  These relocations can 
be time planned and overall would cause less deleterious effects on the 
whole community. 

3.39 Design:  It is submitted that the footbridge should reflect the design aspects of 
the footbridge at Forthside with glass and steel parapets providing a more 
open and modern solution. 

4 POLICY/RESOURCE IMPLICATIONS AND CONSULTATIONS 

Policy Implications   

Equality Impact Assessment No 

Strategic Environmental Assessment No 

Single Outcome Agreement No 

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

Sustainability (community, economic, environmental) No 

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

Existing Policy or Strategy No 

Risk No 

Resource Implications  

Financial No 

People No 

Land and Property or IT Systems No 

Consultations  

Internal or External Consultations Yes 

 

Equality Impact Assessment 

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

Strategic Environmental Assessment 

4.2 The application does not require a strategic environmental assessment. 

Single Outcome Agreement 

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

  



 
 

Other Policy Implications 

4.4 None. 

Resource Implications 

4.5 None. 

Risk 

4.6 None. 

Consultations 

4.7 Roads Development Control: No objections subject to conditions relating to 
mitigation measures, temporary service bridge, monitoring. 

4.8 Braehead & District Community Council:  Object to the application for the 
following reasons: 

Incomplete application:  No transport assessment has been submitted with 
the application and there is not sufficient time to consider it prior to the next 
planning meeting (28 February 2017). 

Environmental Impact and Access:  The impact on the environment caused 
by the diversion off 22,000 journeys will adversely affect nearby roads and 
those on the diversionary route - massively and negatively affecting the 
environment including road pollution, infrastructure and pedestrian safety.  
The Pike Road-Broom Road-Linden Avenue corridor already has a weight 
restriction: there is no information on how this will be enforced.  There is no 
information on how increased traffic will be managed or how pedestrian road 
safety will be assured. 

4.9 Mercat Cross & City Centre Community Council:  No response to date. 

4.10 Bridge & Flood Maintenance:  No response to date. 

5 BACKGROUND PAPERS 

5.1 Planning Application file 17/00002/FUL.  File can be viewed online at:   

http://pabs.stirling.gov.uk/online-
applications/applicationDetails.do?activeTab=documents&keyVal=OJBF6QPI
J7J00 

6 APPENDICES 

6.1 Appendix 1 - Conditions & Reasons 
 

6.2 Appendix 2 - Report submitted to Planning & Regulation Meeting on 28 
February 2017. 
 

6.3 Appendix 3 – Extract of Minute of Planning & Regulation Meeting on 28 
February 2017. 

 



 
 

6.4 Appendix 4 - Report submitted to Planning & Regulation Meeting on 13 April 
2017. 

6.5 Appendix 5 – Extract of Minute of Planning & Regulation Meeting on 13 April 
2017. 
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APPENDIX 1 
 
 
RE-CONSTRUCTION OF EXISTING OVERBRIDGE AT OVERBRIDGE TO NORTH WEST 
OF KERSE ROAD ROUNDABOUT, KERSE ROAD, STIRLING - NETWORK RAIL - 
17/00002/FUL 
 
 
Approve subject to the following conditions: 
 
 

1. Traffic Mitigation Measures Prior to Development:  That no works resulting in a 
single lane or full road closure of the Kerse Road overbridge to vehicular traffic in 
connection with permission hereby granted shall take place unless the mitigation 
measures set out below have been completed and brought into use to the written 
satisfaction of the Planning Authority.  
 
i. Formation of yellow box road marking at junction of Seaforth Place/Forthside 

Way. 
ii. Formation of raised table on Springbank Road (Players Road). 
iii. Formation of pedestrian crossing on Broom Road. 
iv. Extension to right turn lane on Goosecroft Road (south arm) including 

optimisation of signal timings at the Goosecroft Road/Seaforth Place traffic 
signals. 

v. Upgrade of existing traffic signals at Causewayhead Road/Cornton Road to 
incorporate Microprocessor Optimised Vehicle Actuation (MOVA) signal control 
system and formation of yellow box road marking at junction of Causewayhead 
Road/Stirling Rugby Club. 

vi. Removal of the one way pinch points/road buildouts with cycle bypass on 
Forthside Way. 
 

Prior to the commencement of any such works, full details of the mitigation measures 
listed above, including design details and location plans, shall be submitted for the 
written approval of the Planning Authority.  The mitigation scheme shall be carried 
out in complete accordance with the approved details. 
 
Reason:  In order to mitigate against the impacts of construction works in the 
interests of highway safety and amenity and, to ensure multi-modal accessibility to 
and from the City Centre and surrounding commercial areas. 
 

2. Traffic Mitigation Measures - Temporary Service Bridge:  That no works in 
connection with permission hereby granted (with the exception of any works required 
to install and remove any such bridge as identified in the approved programme of 
works as per Condition 5), resulting in the closure of the Kerse Road overbridge to 
pedestrian and cycle traffic, shall take place unless a temporary service bridge 
accommodating pedestrian and cycle traffic has been provided and brought into.  
Detailed plans and drawings of the temporary service bridge shall be submitted for 
the written approval of the Planning Authority prior to the commencement of any such 
works.  The development shall be carried out in complete accordance with the 
approved details. 
 



 
 

Reason:  In order to maintain pedestrian and cycle linkages during the construction 
phase of the development in the interests of sustainable travel, connectivity and 
amenity. 
 

3. Traffic Mitigation Measures – Travel Planning:  That no works in connection with 
the permission hereby granted shall take place unless a travel plan, including travel 
demand management strategy and a public engagement and communication 
strategy, to cover the full period of the construction works/operations has been 
submitted for the  written approval of the Planning Authority.  The travel plan shall be 
carried out in complete accordance with the approved details. 
 
Reason:  In order to promote alternative sustainable travel modes such as walking, 
cycling and public transport, and to establish lines for effective communication to 
ensure the effectiveness of traffic mitigation and the management of any wider 
impacts. 
 

4. Traffic Mitigation Measures - Traffic Monitoring Strategy and Reporting:  That 
no works in connection with the permission hereby granted shall take place unless a 
monitoring strategy, including an ongoing traffic data collection exercise and non-
motorised user surveys to be carried out throughout the construction phase of the 
development, has been submitted for the written approval of the Planning Authority.  
Thereafter the applicant shall submit to the Planning Authority reports on the data 
collected from the agreed monitoring strategy at regular 28 day intervals 
commencing from the date of the Notice of Initiation of Development until the 
completion of construction related operations and the reopening of the road. 
 
Reason:  In order to inform the Council of any changes to traffic patterns over time 
and to assess the effectiveness of the mitigation measures such that remedial 
measures could be planned and actioned. 
 

5. Traffic Mitigation Measures - Programme of Works and Reporting:   That no 
works in connection with the permission hereby granted shall take place unless a 
programme of works, which shall meet with any closure periods approved under the 
Road Traffic Regulation Act 1984, has been submitted for the written approval of the 
Planning Authority.  Thereafter the applicant shall submit to the Planning Authority 
reports on the progress of the development at regular 28 day intervals commencing 
from the date of the Notice of Initiation of Development until the completion of 
construction related operations and the reopening of the road. 
 
Reason:  In order to inform the Council of any slippage in the timescale for 
completion of the development such that remedial measures could be planned and 
actioned. 
 

6. Landscape Scheme Prior to Development:  That no works in connection with the 
permission hereby granted shall take place unless a scheme of landscaping works 
has been submitted to and approved in writing by the Planning Authority.  Details of 
the scheme shall include: 

 
i. Details of existing trees and hedges to be removed, including species and 

locations. 



 
 

ii. Existing trees and areas of vegetation to be retained including tree protection 
measures and the formation of protection areas in accordance with 
BS5837:2012 Trees in Relation to Design, Demolition and Construction. 

iii. A landscape reinstatement scheme including a schedule of restoration of 
boundary treatments and planting to comprise species, sizes, and proposed 
numbers and density. 

iv. A programme for the completion and subsequent maintenance of the landscape 
reinstatement scheme. 
 

All soft and hard landscaping proposals and tree protection measures shall be 
carried out / implemented in accordance with the approved scheme.  All restorative 
landscaping proposals shall be completed during the planting season immediately 
following the completion of the development or such other date as may be agreed in 
writing with the Planning Authority.  Any planting which, within a period of 3 years 
from the completion of the development, in the opinion of the Planning Authority is 
dying, being severely damaged or becoming seriously diseased, shall be replaced by 
plants of similar size and species to those originally required to be planted. 

No materials, supplies, plant, machinery, soil heaps, and changes in ground levels or 
construction activities shall be permitted within the agreed protected areas without 
the written consent of the Planning Authority. 

Reason:  To ensure the retention of existing landscape features as far as practicable 
and to ensure an appropriate scheme of restoration in the interests of visual amenity. 
 

7. Construction Phase – Noise:  Unless otherwise agreed under the provisions of a 
Good Neighbour Agreement between the developer and a community body 
representing the residents of Nelson Place, construction works which are audible 
outwith the site boundary shall only be undertaken during normal working hours, viz: 
- 0800 to 1800 hours Monday to Friday, and 0900 to 1800 hours on Saturdays.  No 
noisy works audible outwith the site boundary are permitted on Sundays or Bank 
Holidays.   
 
Reason:  In order to safeguard the reasonable amenities of the adjoining site 
occupiers from construction related noise impacts. 
 

8. Construction Phase - External Lighting:  All external lighting required for the 
purpose of undertaking construction related works/operations shall incorporate 
shields that shall direct the lighting to the area of ground within the application site 
boundary only.  
 
Reason:  In order to protect the amenity of nearby residents from light nuisance. 
 
 

Informatives: 
 

1. Road Closure Orders:  Please note that in order to commence works resulting in 
the road closure you must obtain from the Council the necessary road closure orders 
under the Road Traffic Regulation Act 1984. 



 
 

 


