
 

STIRLING COUNCIL 
THIS REPORT RELATES 
TO ITEM 5 
ON THE AGENDA 
 

PLANNING & REGULATION PANEL LOCALITIES & 
INFRASTRUCTURE 

5 SEPTEMBER 2017 NOT EXEMPT 

ERECTION OF RESIDENTIAL DEVELOPMENT WITH ASSOCIATED LANDSCAPING AND 
ACCESS AT LAND BETWEEN GARTNESS ROAD AND BLAIRESSAN HOUSE, STATION 

ROAD, KILLEARN - MACTAGGART AND MICKEL HOMES LTD - 16/00784/FUL - HEARING 

 

1 SUMMARY 

1.1 The application had been referred to the Planning and Regulation Panel at 
the request of Councillor Alistair Berrill on the grounds of road safety. 

1.2 At its meeting on 1 August 2017, the Panel agreed to defer consideration of 
the application pending a Site Visit and Hearing to take place at a future 
meeting of the Panel.  The Site Visit is scheduled for 30 August 2017. 

2 OFFICER RECOMMENDATION(S) 

The Panel agrees: 

2.1 to approve the application subject to the satisfactory conclusion of a Section 
75 Legal Planning Agreement that requires the provision of 12 Affordable 
Houses on site; and 

2.2 the conditions and reasons as set out in Appendix 1, which are attached to 
the report. 

3 CONSIDERATIONS 

The Site 

3.1 The application site is a field which lies to the east of Gartness Road and to 
the north of Station Road. 

The Proposal 

3.2 The application is for 35 houses, 12 of which are proposed are affordable 
housing for Rural Stirling Housing Association. 

  



 
 

Previous History and Background  

3.3 Background to Local Development Plan Allocation:  The preferred Spatial 
Strategy set out in the Main Issues Report, published for public consultation in 
May 2010, states that: - “All rural villages are being considered for small scale 
development for housing (between 10-40 units) and business development, in 
order to meet the overall vision to sustain rural communities.  Sites that could 
deliver both infill and settlement expansion are under consideration”. 

3.4 The Draft Proposed Plan, published for public consultation in October 2011, 
allocated 56 units for Killearn.  The increase was due to the redistribution of 
overall housing land requirements in the Rural Villages Area as no housing 
allocations could be identified for Gargunnock.  These were split between 3 
sites: - Crosshead Road (6 units), Station Road (20 units) and Blairessan (30 
units). 

3.5 Taking account of representations received, the Proposed Plan, published for 
public consultation in October 2012, removed the Blairessan site and the 56 
units were allocated between Crosshead Road (6 units) and an enlarged 
Station Road site (50 units). 

3.6 Representations to the Proposed Plan were considered by the Scottish 
Government Reporter at an Examination, and following this the Report of 
which was published in March 2014.  The Reporter considered the planning 
and environmental merits of various sites in and adjacent to Killearn 
(including the site of the former Killearn Hospital) and, on balance, across a 
range of considerations, concluded the Blairessan site should be allocated for 
residential development and the enlarged Station Road site removed from the 
Plan.  Considerations in favour of Blairessan included:- 

i) The impact of new development would not adversely impact on the 
essential visual, landscape and historic characteristics of the conservation 
area.  A sensitively designed development would be capable of respecting 
and complementing the existing architectural character and appearance of 
the area.  

ii) In other respects, the site is well located to access a range of community, 
shopping, primary school, public transport and recreational facilities in the 
village centre. 

3.7 Pre-Application discussion and meetings: There has also been a series of 
pre-application discussions and meetings involving the landowner, agents, 
applicants and their development team and officers from Planning and Roads 
services.  The applicant has also hosted two public meetings in Killearn, 29 
March and 27 September 2016, to engage with the local community and 
present and discuss draft site layouts.  A further meeting between the 
applicants and Killearn Community Council took place on 16 November 2016. 

Development Plan Policy 

3.8 The relevant development plan for the area is the Stirling Council Local 
Development Plan (LDP), September 2014.   

Policies of relevance include: 



 
 

3.9 The site is allocated for development in the Stirling LDP, adopted September 
2014 (Site H102- Blairessan).  An indicative capacity of 30 units is identified, 
to be developed in Period 1 (2010/2024).  The allocation is subject to a 
number of key site requirements and other relevant planning policies and 
supplementary guidance, discussed in more detail below.  The site is also 
identified in the Proposed Plan 2016 for 30 housing units.  This plan is 
currently at Examination stage and it is anticipated that the Reporter’s Report 
will be published in November 2017.  In the Proposed Plan 2016 the site is to 
be developed in Period 1 (2015/2022).  This allocation in the Proposed Plan 
2016 is a material consideration. 

3.10 Policy 1.1: Site Planning – seeks to ensure that all new development 
contributes in a positive manner to the quality of the surrounding built and 
natural environment.  A number of criteria are set out which reference issues 
such as siting, layout and density; respecting topography and important 
landmarks, views, skylines; appropriate design; in urban settings, principal 
elevations should reinforce the street.  Reference is made to SG01 
(Placemaking) which supports this policy. 

3.11 Policy 7.2: Development within and outwith Conservation Areas  

a) Development within a Conservation Area and development outwith that 
will impact on the conservation area, shall preserve or enhance its 
character, appearance and setting.  All new development should respect 
the architectural and visual qualities of the area, have regard to the 
character of the area as identified in the relevant Conservation Area 
Character Appraisal, and should:  

i) 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.  [See Policy 7.4 for the treatment of 
boundaries / hardstandings in Conservation Areas and Listed 
Buildings].  

(ii) Retain existing natural and built features which contribute to the 
character of the Conservation Area and / or its setting.  

b) Given the importance of assessing design matters, applications for 
Planning Permission in Principle will not normally be considered 
appropriate for development proposals in Conservation Areas.  

c) Where an existing building, Listed or not, contributes positively to the 
character of the Conservation Area, proposals involving demolition will be 
considered in terms of Part (a)(ii) and Policy 7.3.  Proposals for demolition 
will only be considered if accompanied by a detailed planning application 
for a replacement development that enhances or preserves the character 
of the Conservation Area.  If allowed, demolition should not commence 
until evidence is given of contracts let for the approved redevelopment. 

  



 
 

Assessment 

3.12 The application site is allocated for residential development in the adopted 
Local Development Plan (LDP) and the Proposed LDP.  The principle of 
housing at the site is therefore acceptable.  The LDP lists 4 Key Site 
Requirements which are considered as follows: 

3.13 Part (1) Planning Brief:  Preparation of a ‘Planning and Development Brief’ by 
the Planning Authority, in consultation with the prospective developer.  The 
intended purpose of the Brief was to address issues of design relative to 
layout and building appearance, in order to ensure that the development was 
appropriate in relation to the adjoining Conservation Area.  It was accepted 
however that due to the timescales anticipated by the applicant, a detailed 
Design Statement prepared by the applicant, which outlined the evolution of 
the layout and design influences, and explained the approach and principles 
adopted, would be accepted in lieu of the Council preparing a Brief.  This 
would be the subject of a detailed assessment by planning and roads service 
officers which would then inform a layout/design the applicants would use for 
a community consultation event.  A finalised version of this document would 
also be used to support the planning application.  As matters progressed the 
applicants convened the first public meeting in advance of the Council officers 
providing any feedback.  Detailed comments were however provided on a 
layout submitted by the applicants for comment on 11 August 2016.  
Following a meeting on 23 August 2016, further amendments were made as 
shown on an updated layout plan submitted on 2 September 2016 that was 
subject to a further round of comments by Council officers.  This layout was 
however presented unaltered to the public meeting on 29 September 2016.  
The finalised layout submitted with the current application has therefore been 
the subject of extensive pre-application assessment by Council officers and 
has also been informed by responses made at the public meetings, as set out 
in the Consultation Statement submitted with the application.  Overall the 
above sequence of events is deemed sufficient to fulfil the intended purpose 
of the brief to 'guide the layout and design of the development' and provide an 
opportunity for the local community to highlight sensitivities and concerns in 
relation to detailed site development proposals.  Part 1 of the key site 
requirements has been fulfilled.  

3.14 Part (2) Landscaping Plan: A landscape plan incorporating substantial 
structural landscaping along its northern and north-eastern boundaries was 
submitted with the planning application.  Following the receipt of objections 
and assessment of the landscape proposals, revised landscaping proposals 
were submitted showing enhanced planting – within the scheme there is a 
central grassed square framed with hedging and tree planting and open 
grassed amenity space areas with trees and hedging.  Outwith the housing 
layout to the north and north-east are groups of feathered trees located within 
long/meadow grass and close mown grass to frame views out from the 
development and provide access, and assimilate the new build into the 
landscape when viewed from the north.  To the east, on the sloping ground, 
the proposals show structure planting using a mix of shrubs and trees.  Part 3 
of the key site requirements has been fulfilled. 

  



 
 

3.15 Part (3) The third key requirement is that vehicular access to the site from 
Station Road should be taken via a new mini-roundabout: Transport officers 
met with members of the Community Council on 30 June 2016 to discuss the 
transport impact of the development, and it was at this meeting that local 
concerns were raised regarding the proposal to access the site via a mini-
roundabout.  Given these concerns Council officers committed to reviewing 
the access layout and, in consultation with the applicant and their design 
team, concluded that a standard priority junction could be accommodated, 
subject to the junction being located at the western extremity of the site’s 
frontage with Station Road, in order to maximise visibility splays.  Drawing. 
no. 16059_001 - Indicative Priority Access Position, included within Appendix 
A of the Transport Statement, outlines the proposed access arrangement, 
and it is intended that this access be supplemented with a kerbed island 
(50mm upstand) to maximise forward visibility sightlines, and imprint detail to 
further highlight the junction to road users.  A new footway is proposed along 
the site frontage on the northern side of Station Road with a new dropped 
kerb pedestrian crossing allowing pedestrians the opportunity to cross Station 
Road.  The application was supported with a Transport Statement.  The 
access to the site is from the western side of the site frontage where the 
existing field gate is positioned.  A footway is to be formed along the site 
frontage which will require the existing stone wall to be set back.  The site 
access from Station Road is from a T-junction whereby the traffic on Station 
Road have priority of access.  The internal site spine road into the site is via a 
standard road with footways on either side which extends to the main area of 
housing where the road changes to a shared surface in paviours.  The 
internal layout is arranged in 3 loops and a single cul-de-sac.  The internal 
road design is acceptable.  Part 3 of the key site requirements is fulfilled. 

3.16 Part (4) Disposal of foul and surface water drainage to the relevant statutory 
standards of Scottish Water and SEPA to mitigate potential ‘in combination’ 
effects of the Endrick Water Special Area of Conservation:  

a) Foul Drainage.  Adopted foul drainage systems will generally consist of 
one of two types – a gravity system or a pumped system.  A gravity 
system is where all the drainage can be laid to fall and connect to a foul 
sewer connection.  A pumped system is generally used where a site is 
below the level of the existing sewer.  In this situation, the drainage will fall 
to the lowest point of the site and then be pumped up to the level of a foul 
sewer connection.  The drainage pumps are in a chamber which is 
underground with a small control kiosk adjacent to it.  As a failsafe there 
are two pumps in the chamber to ensure the system always works, in the 
event of a pump failing there is an audible alarm to alert the failure.  The 
pumps are maintained annually.  The application site is located on the 
edge of the village with the site levels falling away from the access point 
and potential foul sewer connection.  Both drainage options can be 
delivered on site but to use a gravity system the site would require to have 
the north part of the site to be raised by an additional 1.5 – 2 metres.  To 
minimise ground raising, the developer has opted to use a pumped 
system.  In this case the drainage will run with the slope to the below 
ground pumping chamber at the north end of the site with the drainage 
then being pumped back up to a higher part of the site to connect into the 
existing foul sewer.  Any requirement for a wayleave or other method of 
delivery is not a planning issue, Scottish Water consent will be required 
before the proposal can proceed.  



 
 

b) Surface Water SUDS ponds are a common feature in all developments.  
Whilst they are referred to as “ponds”, for the majority of the year (if not at 
all times) they actually have no water within the depression.  Only in 
extreme weather events would any water actually be in the SUDS visible 
above ground.  The SUDS pond will be enclosed with a fence.  The 
location of the SUDS has been considered by our client’s engineers as 
part of the overall development.  As above, Scottish Water will have to 
sign off the adoption of the SUDS as part of any formal Scottish Water 
consenting process.  Part 4 of the key site requirements has been fulfilled.  

3.17 Safer Routes to School: The Transport Statement refers to two possible 
options for children to walk/cycle to Killearn primary school on Crosshead 
Road, from the site.  One option is via Station Road, A875 Balfron Road, 
A875 Main Street, The Square and Crosshead Road (route 1) and the other  
is via Station Road, Enrick Road, Core Path, and Crosshead Road (route 2).  
There is potential for an upgrade of the route 1 in order to make this an 
acceptable safe route to school from the site.  Along the section of Station 
Road, to the east of the site’s access, due to the existing narrow grass 
verges, pavement width, telecommunications box equipment, a pillar box and 
limited visibility sightlines, there is no potential for a safe upgrade of route 2.  
A point of concern raised by objectors is the lack of suitable pedestrian 
infrastructure for school children using the routes to school highlighted in the 
Transport Statement.  Concerns include the lack of footway outside the 
Killearn Hotel and continuing along Crosshead Road, and the existing narrow 
footways in the vicinity of The Square which run the length of route 1.  The 
potential for an upgrade route 1 was considered, and whether this could be a 
requirement (by planning condition) of the developer.  Roads officers liaised 
with the Councils School Travel Planning Co-ordinator who has advised that a 
meeting is to be arranged with the primary school to develop their school 
travel plan in line with new adopted Stirling Council guidelines, with 
discussions due to commence in August this year.  The outcome of these 
discussions will likely highlight areas where improvements are required along 
a specified route to the school, in an effort to promote pedestrian safety.  
These improvements would be funded by the Council.  It is therefore 
premature to promote specific measures along any route to school until the 
outcome of future discussions are known.  As the meeting with the school 
travel plan co-ordinator and the school staff is to take place in August 2017 to 
determine additional measures for the safer route to school, at this time it 
would not be appropriate for Roads officers to specify what additional safe 
route to school improvements are required. 

3.18 Station Road – vehicle speeds: Another point of objection is the speed of 
traffic using Station Road and passing the site frontage: As there is concern 
regarding vehicle speeds around the bend on Station Road at the site 
frontage, in the event of a planning approval, the following matters could be 
covered by a planning conditions covering the following:  

a) The proposed dropped kerb crossing to be provided as part of the 
development to the east of the site could be upgraded to provide a build-
out/priority feature to minimise the distance pedestrians require to cross a 
live carriageway, and also optimise the sightlines afforded to crossing 
pedestrians.  This would also benefit in reducing vehicle speeds on 
Station Road.  The precise siting and design to be agreed in writing the 
Planning Authority. 



 
 

b) A similar traffic calming/road narrowing feature (minus the pedestrian 
crossing element) to the west of the proposed site access - precise siting 
and design to be agreed in writing the Planning Authority. 

Subject to conditions advised by Transport Development in the consultation 
reply, and the upgrade by the Council of the safe route to school (via route 1), 
then the proposed development could be acceptable in relation to public and 
road safety. 

3.19 Health care: GP Surgeries capacities were considered in the preparation of 
the current adopted LDP (September 2014).  NHS Forth Valley was consulted 
to identify where financial contributions towards the provision of health care 
infrastructure would be necessary as a consequence of new development.  In 
the case of Killearn, no requirement has been identified for additional facilities 
in association with the H102 Blairessan housing site allocation. 

3.20 Layout and design: The layout consists of spacious house plots, green open 
spaces areas hedges and trees, new planting on the frontage of the site onto 
Station Road, structural planting around the periphery with the countryside at 
the rear of the site, and along the boundary with the residential properties at 
Gartness Road and Station Road.  The estate design is modern – the houses 
individually are of a good design - the roofs are pitched and to be finished in 
grey concrete tiles, the wall areas are to be finished in white roughcast and 
facing brick, and the window arrangements and design give a particular 
identity to the housing design for the site.  The layout and design would 
integrate visually with the setting of the Conservation Area.  Objections 
submitted concern the housing not relating well to the Killearn housing style 
and Conservation Area.  It is, however, considered that the scheme as 
proposed has a high standard of layout, landscaping and individual design 
suited to the site’s location adjacent to the conservation area.  In addition, 
there is no known distinct Killearn housing style as the majority of housing in 
the village is of a modern design. 

3.21 Conservation Area: There is a small strip of ground to the left/west of the site 
entrance, which borders Spittal Cottage that is within the Conservation Area 
and the remaining part of the site is outwith the Conservation Area. The 
landscaping scheme proposes to enhance the landscape works on the strip of 
ground within the Conservation Area and provide new trees and shrubs. The 
removal of the trees on the right/east of the site entrance outwith the 
Conservation Area is to be replaced with extra heavy standard trees. The 
proposals to enhance existing planting within the Conservation Area and 
provide new planting on the site frontage is acceptable. 

3.22 Range and Mix of housing: The proposed housing shows a range and mix of 
house sizes and types.  The affordable housing scheme includes one single 
storey house.  However the private housing element does not contain any 
single storey houses for people downsizing.  It is noted that there are 4 plots 
that have a bedroom on the ground floor and 3 bedrooms in the 1st floor roof 
space and so this is potentially suitable where there is a necessity for ground 
floor living accommodation.  In term of range and mix of housing, whilst more 
private single storey houses is desirable within the scheme, it is not an 
unacceptable range in mix of houses. 

  



 
 

3.23 In conclusion, the application warrants support and complies with the Stirling 
LDP, adopted September 2014 (Site H102- Blairessan), Policy 1.1 Site 
Planning, Policy 7.2: Development within and outwith Conservation Areas and 
the Proposed LDP dated June 2016 – site H102. 

Objections 

3.24 Seventeen representations received – 15 objections, one comment and one 
in support that are summarised as follows: 

a) Prefer brownfield: While Blairessan is a possible site for development, 
it would be preferable for an existing site such as Killearn hospital to 
be utilised in the first instance, rather than a new green field site within 
the village.  Loss of Greenfield site: This is a green field site which 
provides a green link to open spaces in the village centre from the 
countryside, development of which will involve loss of large trees on 
the frontage and onto which the access would encroach and would be 
unlikely to respect the setting.  

Response: The site was allocated for residential development though 
the LDP; paragraph 3 below explains the background to this green 
field allocation for housing. 

b) Access on bad bend: Siting the entrance to this large development on 
the bad bend of an extremely busy road with another road entrance 
within a few yards, does not seem appropriate, given the number of 
vehicles and pedestrians who will use it.  For safety reasons, cars 
would have to turn left only when exiting.  Even with increased sight 
lines, exiting the site would be difficult, due to parked cars further 
down Station Road and the speed of traffic on this major road into the 
village.  As a solution, suggest realign Station Road at this point by 
straightening out bend.  Killearn Trust, who own Glebe would be 
reluctant to give up land, but surely needs of village in 21st century 
and road safety should take precedence over old field boundaries.  
This would allow footpath from site down Station Road to Gartness 
Road and crossing point from Drumore Road to Endrick Road to 
access playpark, school etc.  

Response: The proposed T junction access into the site provides 
adequate sightlines for safe vehicle access to and from Station Road 
and a crossing point is proposed to the east of the site, which 
complies with the Council’s Roads standards. 

c) Children walking to school: The site of the proposed pedestrian 
crossing out of the development which will also be used by children 
walking to school, is unsafe, as this will not be visible to cars coming 
up Station Road until they have negotiated the bend.  Children are 
unlikely to walk up Station Road to the pedestrian crossing and then 
double back.  Walking up Station Road into the village is not the 
quickest route to the primary school and children will want to walk 
downhill on Station Road and through the park via Old Endrick Road.  
Because of the lack of pavements, Station Road would have to be 
crossed three times in order to reach Old Endrick Road which is far 
from safe and is inappropriate, given the speed and volume of traffic.  



 
 

Response: From the site to the primary school, there are 2 possible 
routes for children to walk to the primary school.  Turning right from 
the site entrance and walking westwards down Station Road will 
involve crossing the road 3 times due to an intermittent footway and 
then turning left along Old Endrick Road (a private road with no 
lighting).  Due to restricted road verge and existing pavement widths, 
and 2 telecom boxes and a pillar box, there is no potential to upgrade 
this route in compliance with the Council footway standards.  The 
Transport Statement and updated Road Safety Audit identifies safe 
route to Killearn Primary school by turning left eastwards out of the 
scheme to cross at Station Road, south along the A875 Main street 
and either via Balfron Road or The Square to join Crosshead Road 
that leads onto the primary school.  A meeting is to be held in August 
2017 to determine what upgrades are required to the safe route to 
school. 

d) Construction period a major disruption: The construction is to be 
phased over two years.  This will cause major disruption for a 
prolonged period, by heavy vehicles on Station Road, one of the major 
routes into the village and also sustained disturbance to the 
householders of all roads surrounding the development and in 
particular those in Gartness Road.  There will be mess, noise, and 
construction vehicles.  After completion of the housing, there will be 
permanent general congestion of an already busy road, with existing 
problems of speeding vehicles and parked cars.  

Response: A planning condition requiring the submission of a 
Construction Management Plan to limit disruption as far as possible 
could be applied to the decision. 

e) Setting of Conservation Area and the Glebe: The site is on the edge of 
the Conservation Area.  The proposed development at 
Blairessen/Blairbeg, Killearn is too tightly adjacent to the vulnerable 
conservation heart of Killearn and will impact on the protected 
Conservation Area through changing the view from Balfron Road, the 
Glebe, the Kirk, the Village Hall (a popular booking for weddings since 
recent refurbishment, precisely because of the setting and view of 
Loch Lomond and mountains).  The proposal does not show an 
illustration of the appearance of the development including the new 
road layout, new crossing and street furniture, once built, from the 
Conservation Area of Station Road, or of the appearance when 
viewed from Balfron Road, the Glebe, the well-visited village hall 
which brings people to the village, or the Kirk.  Surely this is necessary 
to compare with the present appearance to ascertain if the new 
development will dilute the character and appearance of the 
Conservation Area or erode the rural setting, and to check that the 
historic form will be safeguarded as outlined as being necessary in 
Stirling Council's settlement plans of 2014.  The view to the loch from 
the ridge of Killearn across the protected glebe and over the historic 
Blane Bridge Toll Road (the twentieth century Station Road) is one of 
the loveliest unspoilt views in Stirlingshire and should be protected by 
Stirling Council.   

Response: The site layout shows a low density arrangement of 
buildings and roads, an internal central square and amenity open 



 
 

space areas and peripheral substantial tree, hedge and shrub planting 
to integrate the buildings into the village fringe setting.  The adjacent 
Conservation Area is characterised by individual houses of various 
shapes, sizes and materials built over a long period of time and forms 
the interface between the wider landscape of the rural area and the 
village.  The proposed design has been proposed to reflect the nature 
of the village and the Killearn Conservation Area designation.  
Architectural features and design elements from the Conservation 
Area have been identified and are reflected within the proposed 
development site. 

f) Inappropriate standard design for Killearn and location of site 
adjoining Conservation Area: The design presentation states that the 
brief was that the house designs were to be "specific to Killearn and 
draw on the architectural language of the existing village centre."  In 
the event existing Mactaggart and Mickel house types have been used 
with the brick colour changed to black.  The development bears no 
relation to the village buildings and is exactly the same as the 
development at Doonfoot, Ayr, (except for the black brick) another of 
the applicant’s developments.  Surely if the development was to be 
specific to Killearn then village buildings saved by Killearn Trust in 
1932 would have been referenced (single storey cottages, 1 1/2 storey 
dormers, appropriate window styles).  The development is standard 
timber frame house types with additional architectural detailing and 
therefore not "specific to Killearn".  The house design proposed are 
not in keeping with the 6 houses adjoining the site.  Affordable 
housing is necessary for the Killearn area, however a development of 
this type and size is not.  The style and design of these houses and 
the development itself is more suited to an urban, rather than rural 
setting.  The position of the proposed houses should be spaced out to 
give larger plots and should be constructed in stone so as to blend 
into the countryside.  The proposal will not the respect character, 
appearance and setting of the Conservation Area as required by 
Planning policy.  The LDP allocation is for 30 houses – the proposal is 
for 35 units which is a 17% increase.  The scaled should be scaled 
back to 30 houses.  The plot sizes should be enlarged to fill out the 
field and have plot sizes that reflect adjacent housing and so that 
further housing is not built on the field.  

Response: The allocation is the LDP for 30 units is only an indicative 
figure and the design and layout of the detailed scheme determines 
the landscape and visual capacity of any site.  The relatively low 
density site proposed could be accommodated without appearing as 
site cramming.  The proposed development has been designed to 
respond to the context of the site, with particular consideration for the 
adjacent Conservation Area.  Architectural features and design 
elements from the Conservation Area have been identified.  The 
proposed house types are unique to this development in that the roof 
pitch, proposed features e.g. chimneys stacks, multiple gables, the 
building materials and colours differ to those proposed at other 
developments across Scotland.  A material consideration is the 
substantial proportion of modern houses already present in Killearn 
and there not being a particular design identity for this village. 



 
 

g) Tree Belt on site frontage: The shelter belt trees will be entirely 
removed to allow construction, meaning that the development will be 
totally visible from the conservation heart of the village.  How long will 
any replanting take to grow to maturity and therefore how long will this 
inappropriate development be visible from the conservation heart of 
Killearn?  

Response: A new tree planting scheme will take approximately 15 
years to mature.  When an area is changed through new development 
there is always a period of time for landscaping and the new build to 
assimilate into the village setting. 

h) Village Ambience: The proposed development as it will have an 
adverse effect on the quaint village that we all enjoy living in.  The 
development will change the whole village ambience and drive people 
out of the village.  The field is very popular with the local residents that 
has an increasing footfall especially with dog walkers.  Any 
development on this land would be taking a vital artery away from the 
networks of paths and tracks that surround the village.  The site is 
visible from various places some distance away.  This rural sprawl 
should not be happening and should not be so obvious in such a 
picturesque village.  

Response: The street layout and peripheral landscaping has been 
design to facilitate continued access and walking through the site to 
Drumtian Road. 

i) Capacity of Schools and GP surgeries are overloaded.  

Response: The consultation reply from the Education department has 
advised that there is adequate primary and secondary school 
capacity.  GP Surgeries capacities were considered in the preparation 
of the current adopted LDP (September 2014).  NHS Forth Valley was 
consulted to identify where financial contributions towards the 
provision of health care infrastructure would be necessary as a 
consequence of new development.  In the case of Killearn, no 
requirement has been identified for additional facilities in association 
with the H102 Blairessan allocation. 

j) Strain on parking areas for village hall, church, and local services.  
This is an opportunity to provide more parking response.  

Response: The new housing is likely to contribute to the viability and 
vitality of these local services. 

k) Local and Government policy: Many of the subjects of objection arise 
from insensitive aspects of development.  The site boundary is curved 
– this is an irregular boundary – there is no such thing as a circular 
village.  The layout is inspired by a ‘shared streets’ concept and 
rectangular street pattern that is acceptable in an urban context but 
not appropriate for a rural village.  Mention is made of policies to 
promote walking and cycling and to create constraints on the use of 
cars- however, personal vehicles are required.  There is little attention 
paid to Conservation Area policy in design and layout.  



 
 

Response: The proposal does not involve building to the site 
boundary, the majority of this part of the site is proposed for 
landscaping and planting.  The “shared streets” concept referred to is 
the Designing Streets policy requirement set out by Scottish 
Government in “Designing Streets: A Policy Statement for Scotland”.  
There will be routes for walking and cycling through the site.  It is 
considered that the proposal is sympathetic to the setting of the 
adjacent Conservation Area. 

l) Planning Application type: The planning application form indicates the 
site area of 3.59 hectares and the application has been registered as 
a ‘local’ planning application.  The threshold for a ‘local ‘development 
is less than 2 hectares or 50 housing units (either threshold triggering 
a ‘major’ application and procedural requirements relating to this.  
Normally such requirements are treated as ‘major’ applications albeit 
there is a clause in the Regulations which allows the 2 hectare 
stipulation to relate only to the developed area and not the entire site.  

Response: With reference to para. 22 of Scottish Government Circular 
5/2009 Hierarchy of Developments in relation to housing 
developments where the site area exceeds 2.0 ha, i.e. the second part 
of the threshold is for cases where there may be fewer than 50 
dwellings but the area of the site is or exceeds 2 hectares.  When 
considering whether a housing proposal is a major development under 
the terms of the second threshold, only the area subject to the 
construction of buildings, structures or erections should be taken into 
account.  This applies in this instance, and this was agreed with the 
Council prior to submission of the planning application.  The Council 
considers this to be a local development. 

m) House numbers: It is noted that a number of 35 units are being 
proposed while the LDP indicates 30 units as a guide.  It is for the 
developer to justify the numbers being proposed as part of their 
development proposals and it is accepted that 30 units in itself would 
not necessarily result in conflict with the LDP allocation.  Any conflict 
with the LDP allocation will be determined by the form/layout of the 
development and compliance, or otherwise, with the stated ‘key site 
requirements’ as set out in proposal H102. 

Response: The layout fits comfortably into the site area in the LDP.  
The plot boundaries are set back from adjoining neighbours to take 
into account land form, and residential amenity and setting. 

n) Landscaping: The requirement in the LDP for ‘substantial landscaping 
along the northern and north eastern boundaries’ has not been met by 
the proposal.  Meeting this requirement would surely reduce the area 
of the site and therefore the house numbers.  The landscape 
proposals for north and north-eastern boundaries, is a mix of grass 
with clumps of tree planting which is not substantial landscaping. 

Response: The revised landscape drawings show enhanced 
landscaping on the periphery of the site which is considered 
acceptable. 



 
 

o) Sustainable Urban Drainage System (SUDS) Pond: This water 
storage feature is located in an area of the site with no natural 
surveillance other than persons passing the relatively narrow gap 
between plots 4 and 5.  This structure will contain standing water 
which, particularly in a residential area with children, is a significant 
safety hazard.  This is not an acceptable design solution and requires 
a re-thinking of the layout.  This SUDS pond needs to be widely 
overlooked and is likely to be danger to children.  

Response: SUDS ponds are a common feature in all developments.  
Whilst they are referred to as “ponds”, for the majority of the year (if 
not at all times) they actually have no water within the depression.  
Only in extreme weather events would any water be visible above 
ground.  The SUDS pond will be fenced off thereby reducing the 
likelihood of danger to children.  The location of the SUDS has been 
considered by our client’s engineers as part of the overall 
development.  As above, Scottish Water will have to sign off the 
adoption of the SUDS as part of any formal Scottish Water consenting 
process. 

p) Site Levels: The plan showing the site levels fails to detail site levels 
on the site boundary with any neighbouring properties or any levels of 
existing properties.  How then can any party assess the impact of the 
development on surrounding areas/properties?  There are no 
engineering proposals to ‘cut and fill’ ground and alter site levels – 
cross sections should be provided showing present/proposed levels 
related to and relating these to the adjacent land/properties.  The 
‘street elevation’ sections provided do this to some extent but as they 
stop at the boundary they fail to show the development in its context. 

Response: The revised drawings were submitted showing levels in 
relation to neighbouring properties and placed onto the public file 
available for viewing on the website. 

q) The supporting design document produced by Three Sixty 
Architecture is not based on the same layout as the planning 
application drawings and therefore little weight can be given on this 
document.  The layout proposed shows shared streets which is not 
suitable for the character and position of this site neighbouring the 
Conservation Area. Response: An addendum to the Design Statement 
addressing these concerns and reflecting the application proposals 
was submitted. 

Planning and Development Brief: This is a key site requirement in the 
LDP and has not been submitted.  Is this to be ignored?  

Response: the applicant has submitted a Design Statement to explain 
the layout and design.  

r) Access: The proposed access arrangements required to be justified. 

Response: The application is supported with a Transport Statement 
and Road Safety Audit that justifies the access and roads design, and 
this, subject to the conditions, has been supported in the consultation 
reply from Transport Development. 



 
 

s) Surface Water Discharge: The following is contained in the applicant’s 
SUDS and Drainage Strategy report.  ‘The existing topography on the 
Gartness Road, Killearn, confirms the road gradient to be falling 
against the direction of flow from the proposed development site, 
therefore a gravity connection for the surface water flows from the 
proposed development to the existing surface water drainage system 
cannot be achieved, therefore an element of surface water pumping 
will be required, which, will be via the Combined Water Pumping 
Station - refer to Appendix b – Drainage Layout Option A.  In the 
unlikely event that Scottish Water do not allow us to connect surface 
water from the overall development the existing 150 millimetres 
combined sewer, we will look to collect all surface water via surface 
water gravity sewers prior to discharging to the existing watercourse, 
which, is approximately 365 metres south west of our development via 
SUDS measures – refer to Appendix B- Drainage Layout Option B.’  
The applicant indicates proposals to pump surface water (not normally 
favoured by Scottish Water) or, where not accepted by Scottish Water, 
discharge to the burn some 365 metres from the site ( do levels allow 
for this?)  It is understood there maybe ownership issues for the latter.  
How is this matter to be addressed as it is fundamental to the delivery 
of the development and is identified as a key site requirement in the 
LDP? 

Response: The applicant proposes a pumped foul drainage system for 
the site, following discussions with Scottish Water.  Any requirement 
for a wayleave or other method of delivery is not a planning issue, 
Scottish Water consent will be required before the proposal can 
proceed.  

t) Effect on setting of Blairessan House: Blairessan is a large late 
Victorian house that is visible from miles away, occupying an elevated 
position beside the top of the field, on the edge of the village and 
within the Conservation Area, and so is a significant landmark.  Cross 
section drawings are not available to show how high they will sit in 
relation to Blairessan House.  A narrow buffer zone is proposed in 
between Blairessan House and the proposed housing to mitigate the 
impact on Blairessan House which is not sufficient and will encroach 
upon its setting.  The proposed housing should take into account the 
design of Blairessan House in relation to architectural detailing.  
Response: The site layout of housing, roads and landscaping, 
including structural landscaping on the eastern fringe of the site takes 
into account and respects the setting and amenity of Blairessan 
House.  

The initial reasons for the site was the requirement for affordable 
smaller houses for first time buyers and older people wanting to 
downsize – the majority of the proposed development are large 
detached houses with just a few smaller houses for rent.   

Response: There is a wide range of house sizes and types, including 
market and 33% affordable units for Rural Stirling Housing 
Association.  The site does not contain any single storey houses for 
downsizing and elderly people.  Before the application was submitted 
and during the processing of the application, a total of 4 bungalows 
were requested.  



 
 

The applicant has not agreed to a revision showing 4 bungalows and 
is of the view that there are 4 houses at one and a half storey that 
have a downstairs bedroom and 3 upstairs bedrooms.  

Response: The range and mix of housing is considered to be 
generally acceptable. 

u) Loss of amenity – the site is enjoyed by dog walkers.  

Response: The layout shows a permeability in that dog walkers will 
still be able to walk through the site and onto the peripheral area to the 
north and west of the site and on to Drumtian Road. 

v) The field at the site is the subject of a burden that it should only be 
used for agricultural purposes.  

Response: Any legal restriction on the use of the site for residential 
development is not within the scope of the planning application to 
consider.  

w) Overlooking from 4 houses on the site to the house known as The 
Garth.  

Response: The Council’s supplementary guidance in relation to 
privacy and overlooking requires that new housing is set back a 
minimum of 18 metres from existing neighbours’ habitable windows 
and the applicant complies.  The proposed housing are set back 40 
metres from The Garth and as such there is no issue with loss of 
residential privacy.  

x) Loss of light to The Garth from the proposed houses.  

Response: The proposed new houses are set back from The Garth 
such that it would not result in overshadowing and loss of daylight and 
sunlight.  The application complies with the Council supplementary 
Guidance in relation to new housing and loss of light to existing 
housing. 

y) Noise and Light pollution from traffic.  

Response: The impact from traffic will be minimal, as outlined in the 
submitted Transport Statement. 

z) The entrance to and from Gartness Road onto Station Road will 
become more dangerous than it is already.  Three entrances come 
close together on the same side of the road at a blind corner.  

Response: the Consultation reply from Transport development 
accepts the proposed priority junction as being safe. 

aa) Precedent: the approval of housing on the field will lead to the rest of 
the field being developed.  



 
 

Response:  Any further applications would be determined on its own 
merits and any approval does not imply support or otherwise for 
further development in the remaining part of the field. 

bb) The burn that runs down the north of the field through into a Salmon 
spawning area and the lower reaches – during the construction the 
works will have significant effect on this burn and in turn the Endrick 
Water.  The source of pollution will come from the grounds works and 
will be polluting the ground and surface water in this area.  

cc) Foul water: Due to the gradient on the site, the developer has 
proposed that the development will require the construction of a 
sewage pumping station.  The fact that the development requires 
pumping to assist foul water disposal represents an unequivocal 
testament to the inappropriate nature of the development site, 
specifically its low elevation on its northern flank.  No other housing in 
Killearn requires such infrastructure.  Little detail is provided by the 
developer as to the nature of the pumping station itself.  How large a 
building is required?  What are the noise and vibration characteristics 
of the pumps, how well insulated will they be, has the developer 
undertaken any assessment regarding the risk of unpleasant odours 
permeating into nearby properties.  The building will need to be made 
secure with appropriate fencing, utility supply and vehicle/driveway 
access from Gartness Road.  With the plans envisaging a new sewer 
main running along the middle of Gartness Road, this will require the 
closure of the road for an extended period, probably months.  As well 
as the obvious inconvenience to residents, the road closure will 
require a very considerable diversion for vehicle access to the 
cemeteries further down Gartness Road.  The site itself is steeply 
sloping, so construction of the pumping station and installation of the 
new sewer main will hardly be straightforward requiring considerable 
site excavation.  The obvious challenge to these proposals is that the 
developer be required to relocate the pumping station and associated 
new sewer main wholly within the development site.  Additionally 
consideration should be given to the redesign of the development, 
migrating the new dwellings further up the field where they can rely on 
gravity for foul water evacuation thereby removing completely the 
need for pumping assistance.  

Response: In terms of road closures, it would be highly unusual to 
close a road for any length of time.  Any works would be limited and if 
required temporary traffic lights may be used for a short time while 
works are ongoing.  It is difficult to give an exact time on this at 
present, this will clearly have to be approved by the Roads department 
in advance of any temporary closures taking place.  The drainage 
pumps are in a chamber which is underground with a small control 
kiosk adjacent to it.  There is no audible noise, vibration or odour 
emanating from the pumping system – this would not be something 
that M&M would suggest if there was, given they are trying to sell 
houses here.  In terms of size it is underground, aside from the small 
control panel above ground (adjacent to the SUDS). 

  



 
 

dd) Foul Drainage: Adopted foul drainage systems will generally consist of 
one of two types – a gravity system or a pumped system.  A gravity 
system is where the all the drainage can be laid to fall and connect to 
a foul sewer connection.  A pumped system is generally used where a 
site is below the level of the existing sewer.  In this situation, the 
drainage will fall to the lowest point of the site and then be pumped up 
to the level of a foul sewer connection.  The drainage pumps are in a 
chamber which is underground with a small control kiosk adjacent to 
it.  As a failsafe there are two pumps in the chamber to ensure the 
system always works, in the event of a pump failing there is an audible 
alarm to alert the failure.  The pumps are maintained annually.  The 
pumps are within the red line of the site proposal.  The Killearn site is 
location is located on the edge of the village with the site levels falling 
away from the access point and potential foul sewer connection.  Both 
drainage options can be delivered on site but to use a gravity system 
the site would require to have the north part of the site to be raised an 
additional 1.5 to 2 metres.  To minimise ground raising site the 
developer has opted to use a pumped system, the drainage will run 
with the slope to the below ground pumping chamber at the north end 
of the site, the drainage is then pumped back up to a higher part of the 
site to connect into the existing foul sewer.  

Response: The applicant proposes a pumped foul drainage system for 
the site, following their discussions with Scottish Water.  Any 
requirement for a way leave or other method of delivery is not a 
planning issue, Scottish Water consent will be required before the 
proposal can proceed. 

Comments: Support: 

a) Range and Mix of housing is appropriate: The proposal has right mix 
of properties.  Affordable houses for social rent are badly needed, and 
almost half the development (16 out of 35) are small housing units.  
Remaining larger properties are necessary to reflect size of existing 
houses bordering site. 

  



 
 

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 greenhouse 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 An Environmental Impact Assessment is not required. 

Single Outcome Agreement 

4.3 There are no implications for the single outcome agreement. 

Other Policy Implications 

4.4 None. 

Risk 

4.5 None. 

Resource Implications 

4.6 None. 

Consultations 

4.7 Housing and Strategy& Development: The application proposes that a total 
of 35 units could be built on this site in Killearn.  A development of that size 
would attract an affordable housing contribution.  The site's location is 
considered to be appropriate for the provision of affordable housing. 



 
 

This site has been included in the Council's Strategic Housing Investment 
Plan (SHIP), which was recently submitted to the Scottish Government.  
Given the location of development, in what is deemed a 'highly pressured 
area' within Stirling's LDP, there would be a requirement for a 33% affordable 
housing contribution. 

The Planning Statement acknowledges this requirement and has identified a 
total of 12 affordable units as on-site provision.  The developer should 
continue to liaise with Rural Stirling Housing Association regarding the 
delivery of these units. 

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 LDP 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'. 

The Council's Housing Service has no other comments to make in relation to 
this application. 

4.8 Land Services: Comments are as follows: : 

a) An application of this scale with 35 houses (23 houses/12 affordable 
houses) should include children's play provision in line with SG02.  

b) In terms of the application site and proposed mix of housing, for those 
houses of a type that are included in SG02 guidance I would suggest 
an off-site contribution to Stirling Council to deliver enhanced 
children's play provision at a level as outlined within Planning 
Guidance SG02 would be the most appropriate mechanism for play 
provision.  

c) The off-site funds should be provided for play enhancements within 
Killearn at the public play area within the village park off Crosshead 
Road.  The objective to improve the quality and access through 
enhancement to the play facilities that would serve the residents of the 
proposed developments and surrounding community in terms of future 
children's play provision. 

d) Consultation on proposed off-site play facility enhancement would be 
undertaken with the local community. 

e) Any on-site open space provision should not be left for maintenance 
with a residents association as experience has shown this 
maintenance model is flawed.  A factor arrangement should be a 
condition for the maintenance of any on-site open space. 

4.9 Children's Services: No objection.  House numbers, sizes and build rates 
have been considered and Killearn Primary and Balfron High School have 
capacity.  A safe walking route to the Primary School requires to be put in 
place.  

  



 
 

4.10 Scottish Environment Protection Agency (East): No objection.  Please 
note the advice provided below. 

a) Foul Drainage: Foul drainage from the site should be discharged to 
the public sewerage network.  The applicant should consult Scottish 
Water in this regard.  We confirm that it is the responsibility of Scottish 
Water to ensure that the additional flow arising from this development 
will not cause or contribute to the premature operation of consented 
storm overflows. 

b) Surface Water Drainage: The discharge of surface water to the water 
environment should be in accordance with the principles of the SUDS 
(Sustainable Drainage Systems) Manual (recently updated to version 
C753) published by CIRIA.  We would direct the applicant to Simple 
Index Approach (SIA) Tool (available on line).  Where a potential high 
pollution hazard level is identified by the applicant (as defined in Table 
4.3 of the SUDS Manual), direct contact should be made by the 
applicant with SEPA's Regulatory Services Team (contact details 
below).  In such circumstances a detailed risk assessment is likely to 
be required (as per section 26.7.3 of the SUDS manual) and our 
Regulatory Services team will be able to provide advice on the 
proposals and associated risk assessment as part of the CAR licence 
process. 

Comments from Scottish Water and, where appropriate, the Local 
Authority Roads Department and the Local Authority Flood Prevention 
Unit should be sought on the SUDS strategy in terms of water 
quantity/flooding and adoption issues. 

Surface water drainage from the construction phase should also be 
dealt with by SUDS.  Such drainage should be in accordance with 
C648 and C649, both published by CIRIA.  It should be noted that oil 
interceptors are not considered SUDS in their own right but are 
beneficial as part of the treatment train. 

c) Regulatory requirements: Details of regulatory requirements and good 
practice advice for the applicant can be found on the Regulations 
section of our website.  If you are unable to find the advice you need 
for a specific regulatory matter, please contact a member of the 
regulatory team in your local SEPA office. 

4.11 NHS Forth Valley: Consultation issued on 28 February 2017.  No reply. 

4.12 Scottish Water: Consultation issued on 22 February 2017.  No reply. 

  



 
 

4.13 Roads Development Control: Comments are as follows:  

The application site is located to the north of Killearn, with access proposed 
via a new junction off the B834 Station Road. 

As part of their planning submission the applicant has submitted a Transport 
Statement (TS) (prepared on their behalf by their transport consultant ECS 
Transport Planning Limited) dated March 2017.  The TS has considered the 
sites suitability for access via all modes, and has quantified the likely vehicle 
trip impact of the proposed development.  A Stage 1 Road Safety Audit has 
also been carried out on the design of the junction and road layout, and 
includes comments on the safe walking routes to the local school.  

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 
available and proposed from the site onto the surrounding network.  The TS 
highlights that that the distance to existing bus stops (located on Station Road 
and Balfron Road) are within acceptable distances from the site.  

Stirling Councils Transport Development Officers have been involved in 
various pre-application discussions with regards to this proposed 
development, both with the applicant (and their appointed transport 
consultant), and with representatives from Killearn Community Council.  
These pre-application discussions largely revolved around two key aspects of 
the proposals, these being the vehicular access to the site from Station Road, 
and the most suitable walking route from the site to the local amenities 
available within the village.  

Transport officers met with members of the Community Council on  
30 June 2016 to discuss the transport impact of the development, and it was 
at this meeting that local concerns were raised regarding the proposal to 
access the site via a mini-roundabout (as highlighted as a key site 
requirement of the LDP).  Given these concerns Council officers committed to 
reviewing the access layout and, in consultation with the applicant and their 
design team, concluded that a standard priority junction could be 
accommodated, subject to the junction being located at the western extremity 
of the sites frontage with Station Road, in order to maximise visibility splays.  
Drawing.  no. 16059_001 - Indicative Priority Access Position, included within 
Appendix A of the Transport Statement, outlines the proposed access 
arrangement and it is intended that this access be supplemented with a 
kerbed island (50mm upstand) to maximise forward visibility sightlines, and 
imprint detail to further highlight the junction to road users.  A new footway is 
proposed along the site frontage on the northern side of Station Road with a 
new dropped kerb pedestrian crossing allowing pedestrians the opportunity to 
cross Station Road (Note – The Transport Statement makes reference to the 
priority junction being formed as a raised table however this feature is not 
favoured by the Transport Development Team).  

  



 
 

The access proposals have been subject to a Stage 1 Road Safety Audit, with 
recommendations regarding additional warning signage included, and this 
recommendation should be incorporated into any detailed access design.  
The other main area of discussion has been around the most appropriate 
route for children of the development to Killearn Primary School.  The 
Community Council are of the opinion that the likely route chosen will be 
along Station Road and then via the private Endrick Road.  As Roads 
Authority, Stirling Council have a duty to ensure all new developments 
provide a safe choice of access by all modes.  The developer has already 
demonstrated that a safe and accessible pedestrian route via Station Road 
and Balfron Road can be achieved.  I have yet to be convinced that a similar 
pedestrian route can be provided via Endrick Road.  The narrow verge 
adjacent to 18 Station Road doesn’t provide sufficient width to accommodate 
all pedestrian types, and there are obstructions along the southern verge that 
would also restrict use.  Endrick Road does not provide any footways and has 
limited street lighting.  As such it is the opinion of Stirling Council’s Transport 
Development Team that the safest route from the site to the facilities/services 
available within the village is via Station Road and Balfron Road.  

Given the above differing opinions the Road Safety Audit was expanded to 
consider the most appropriate walking route to the school.  It concluded that 
the route via Station Road, A875 Balfron Road, The Square and Crosshead 
Road is the safer walking route to the school.  

As previously indicated the TS has considered the likely impact of 
development traffic on the surrounding road network and finds that a 
development of this nature can be expected to generate 24 (two-way) vehicle 
trips during the AM peak period (08:00 – 09:00) and 21 during the PM peak  
period (16:00 – 17:00).  Given this it is not considered that there will be any 
network or junction capacity issues as a result of the proposed development.  
A vehicle swept path exercise has been undertaken using a standard refuse 
collection vehicle (Appendix C of the TS) and is accepted.  Taking all of the 
above into consideration I can confirm that the Transport Development Team 
has no objection to this development proposal but would recommend that the 
conditions are applied in relation to vehicular access, roads design, parking 
requirements, surface water, and waste management be added to any 
planning approval given. 

Vehicular Access: No dwellings within the application site shall be occupied 
unless the vehicular access into the site from the B834 Station Road, 
pedestrian footway, and any associated infrastructure, has been laid out and 
constructed in accordance with the submitted drawing no. 16059_001 - 
Indicative Priority Access Position, or such other drawings which may be 
approved by the Planning Authority.  The layout shall comply with relevant 
roads guidance and should incorporate the recommendations of the Stage 1 
Road Safety Audit  

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.  

  



 
 

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.  

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’.  
The SUDS strategy will include details of measures to be employed during 
the construction phase of the project.  

Waste Management: Waste collection provisions shall be in accordance with 
Supplementary Guidance SG19: Waste Management – Requirements for 
Development Sites. 

4.14 Killearn Community Council: Objects: 

Structure Plan - Per paragraph 3.22 of the Local Transport Planning Policy 
'Making our Villages Safer' and paragraph 3.24 'Encourage Safe Walking 
Routes' the development fails to achieve this. 

We know that the proposal provides a new pavement to a crossing point at 
the North of the site to allow a continuous footpath to the rest of the village 
including the primary school.  This however is via the busiest section of 
Station Road (due to parked vehicles and often forcing pedestrians onto the 
road) and Balfron Road. 

In terms of the Government white paper 'The Future of Transport' a network 
for 2030 ( exec summary page 6 ) the objective is to make walking and 
cycling a real alternative for local trips improving safety and reducing 
accidents and embracing safety for pedestrians.  Using the busy main roads 
does not achieve this.  It is too dangerous to allow children to cycle to school. 

  



 
 

Having lived in the village and having talked to a number of residents we 
know that many families and dog walkers are likely to walk down Station Road 
to Endrick Road to access Killearn Park, the Children's Playpark, the Football 
Field, the Primary School and the Glen.  Under the present proposal to have a 
continuous pavement this would mean crossing Station Road 3 times.  The 
alternative would be to walk on the grass verge or the road which is unsafe.  
For this reason and because walking to Balfron Road is unlikely to be the only 
route selected by pedestrians, we are of the view that footpaths should be 
provided in both directions from the site from the access on Station Road as 
far as Endrick Road.  Older children might be able to cycle most of the way to 
school via Station Road if parents accompany them as far as Endrick Road.  
We would also remind you that few pavements are of a width to meet a 2m 
requirement.  (The existing pavement to Station Road is not wide enough for 
two walking abreast at a number of places).  That is simply the nature of a 
village.  Regarding the raised table access, the Community Council 
acknowledges the co-operation of the Roads Department in omitting a 
roundabout to reduce the impact of the development, but would question the 
safety aspect of this as an additional pedestrian crossing point.  A privately 
commissioned report supports the safety issues raised and we wish to see a 
reappraisal of this aspect of the development. 

Design and Relationship to the surrounding: (Including Conservation Areas): 
In their design objectives, the developer stated that the character and details 
of surrounding buildings and villages would be incorporated to ensure the 
character of the neighbouring Conservation Area would be maintained.  They 
are not. 

The proposed houses are simply the developers standard units used on other 
sites such as Doonfoot in Ayr and are absolutely not in any way shape or form 
unique to Killearn.  As a result they do not enhance the environment in this 
important location. 

There is a statutory duty to protect our spaces and that is missing in this 
proposal.  In the past Stirling Council has insisted on local features being 
incorporated in applications and we insist that this is done for this 
development to preserve the character of the village. 

Additionally, and although the developer has introduced some smaller units, 
the requirement in the village is for smaller houses, (2 and 3 bedroom) and 
not for the larger units included.  If residents are intent on downsizing, there 
will be plenty of larger family houses available.  This would also permit long 
standing residents to remain in the village where no doubt their families are 
also resident. 

Overall the mix of housing does not meet village requirements and must be 
reconsidered. 

Environmental Impact: The Community Council is concerned about the impact 
of the pumping station required both from a noise perspective and its location. 

Why can’t the plant be contained within the site boundaries thereby having 
less effect on the environment (additional disruption)? 

Despite promises we have not as yet seen any drawings (other than sections 
through the site) of what the development will look like from various locations 



 
 

in the village.  Autocad perspectives are easily obtained and an idea of how 
this will impact from Station Road or Drumtian Road would be required to fully 
assess the environmental impact.  We are therefore not in any position to 
determine the overall implications of the development and the further 
reduction of green space in the village. 

Within the site itself our view is that substantial landscaping should be 
continued around the SUDS pond and along the Eastern and North Eastern 
boundaries of the site extending to and possibly beyond Blairessan House.  
(Subject to discussion with owner) 

Despite assurances we are anxious to ensure there is no further impact by 
further developing the site.  For this reason we would wish the dead leg road 
ends within the site to be blocked off either by extending the gardens or 
alternatives. 

Access: We have referred to the access above but as yet cannot be satisfied 
of the absolute safety of this and are dependent on Stirling Council ensuring 
this will meet all design criteria. 

4.15 Environmental Health: Conditions are advised covering the following 
matters: 

Public Health: 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, further contaminated land investigation shall be carried out if requested 
by the Planning Authority. 

Construction 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. 

Lighting: The lighting associated with the development should be designed 
and installed such that it will not cause light intrusion at surrounding 
residential properties. 

4.16 Bridge & Flood Maintenance: Consultation issued on 19 December 2017.  
Reminders sent on 22 February 2017 and 19 May 2017.  No reply.  

5 BACKGROUND PAPERS 

5.1 Planning Application file 16/00784/FUL.  File can be viewed online at:  
http://pabs.stirling.gov.uk/online-
applications/simpleSearchResults.do?action=firstPage  

6 APPENDICES 

6.1 Appendix 1 – Conditions and Reasons. 
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APPENDIX 1 
 

 
 

ERECTION OF RESIDENTIAL DEVELOPMENT WITH ASSOCIATED LANDSCAPING 
AND ACCESS AT LAND BETWEEN GARTNESS ROAD AND BLAIRESSAN HOUSE, 

STATION ROAD, KILLEARN - MACTAGGART AND MICKEL HOMES LTD - 
16/00784/FUL 

 
 
 
Subject to the following conditions:  
 
1 Restriction on Construction Hours: No machinery shall be operated, no activity 

carried out and no deliveries received at or despatched from the site outwith the 
hours of 8.00am to 6.00pm Monday to Friday, and 9.00am to 1.00pm on Saturdays, 
nor at any time on Sundays; unless otherwise agreed in writing by the Planning 
Authority. 

 
2 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. 

 
3 Lighting: The lighting associated with the development should be designed and 

installed such that it will not cause light intrusion at surrounding residential properties. 
 
4 Vehicular Access: No dwellings within the application site shall be occupied unless 

the vehicular access into the site from the B834 Station Road, pedestrian footway, 
and any associated infrastructure, has been laid out and constructed in accordance 
with the submitted drawing no. 16059_001 - Indicative Priority Access Position, or 
such other drawings which may be approved by the Planning Authority.  The layout 
shall comply with relevant roads guidance and should incorporate the 
recommendations of the Stage 1 Road Safety Audit. 

 
5 Roads Design: The design and construction of all roads within the proposed 

development shall be in accordance with the requirements of the Roads Authority's 
Development Roads Guidelines and Specifications, and incorporate the design 
guidance given in Designing Streets.  

 
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 3 metres wide by 
5.5 metres long (single car) or 5.5 metres wide by 5.5 metres long / 3 metres wide by 
11 metres 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 Surface Water Management: No development shall commence on site until the 
developer has demonstrated to the satisfaction of the Planning Authority, that the 
proposed Sustainable Urban Drainage System for the approved development is 
adequate. The surface water drainage system shall be designed taking account of 
the sustainable urban drainage (SUDS) principles and in accordance with the 
guidance given in 'SUDS for Roads'.  The SUDS strategy will include details of 
measures to be employed during the construction phase of the project. 

 
8 Waste Management: Waste collection provisions shall be in accordance with 

Supplementary Guidance SG19: Waste Management - Requirements for 
Development Sites. 

 
9 Crossing at Front of Site: Prior to the occupation of any housing on the site: 
 

a) The proposed dropped kerb crossing shall be provided as part of the 
development to the east of the site shall be upgraded to provide a build-out / 
priority feature to minimise the distance pedestrians require to cross a live 
carriageway, and also optimise the sightlines afforded to crossing 
pedestrians.  This would also benefit in reducing vehicle speeds on Station 
Road.  The precise siting and design to be agreed in writing the Planning 
Authority.  

b) A similar traffic calming/road narrowing feature (minus the pedestrian 
crossing element) to the west of the proposed site access shall be provided - 
precise siting and design to be agreed in writing the Planning Authority. 

 
10 Schedule of External Material Finishes: Prior to the start of building operations, a 

schedule of external finishing materials shall be submitted to the Planning Authority 
and approved in writing. 

 
11 Phasing of Building operations, roads and Landscaping Implementation: Prior 

to the start of any building operations, a phasing plan setting out proposals for the 
phasing and timescale of all new house building, provision of affordable housing, 
roads, structural landscaping and internal amenity space landscaping shall be 
submitted to the Planning Authority and approved in writing. 

 
12 Drainage: No development shall commence on site until the developer has 

demonstrated to the satisfaction of the Planning Authority, that adequate drainage 
capacity is available for the approved development. 

 
13 Contribution to Off-Site Play Provision: Prior to the start of building operations, the 

developer shall pay a financial contribution to off-site play provision all in accordance 
with the Council's Supplementary Guidance SG 02. 

 
14 Long-term Landscape Maintenance: Prior to the start of building operations, 

proposals for regular long-term maintenance of the areas outwith the individual 
property boundaries, including details of who is responsible for long-term landscape 
maintenance shall be submitted to the Planning Authority and approved in writing. 

 
15 Addendum to Design Statement: All development within the site shall be carried 

out in accordance with the design concept set out in Addendum to Design Statement 
dated March 2017.  

  



 
 

16 Levels - Site Plan and Street Elevations: The site shall be regraded in accordance 
with the site levels in the Site Plan levels drawing 16 190 9PL) 02 revision E, and 
Street Elevation Drawings A-C, D-G, H, J-K, L-M, and N-P; any variation to the 
approved levels will require the written approval of the Planning Authority, prior to re-
grading the existing ground level. 

 
17 Plots 5 and 6 - Boundary Treatment: The boundary treatment/landscaping at plots 

5 and 6, adjacent to the SUDS pond, shall be designed to facilitate oversight of the 
SUDS pond from the grounds floor side elevations on the houses at plots 5 and 6; 
prior to the start of building operations on plots 5 and 6, proposals for the design and 
height of the boundary treatment/landscaping shall be submitted to the Planning 
Authority and approved in writing. 

 
18 Specification of tree, hedge and shrub species and grass planting: Prior to the 

start of building operations, details of the proposed specification of tree, hedge and 
shrub species and grass planting, shall be submitted to the Planning Authority and 
approved in writing.  

 
Reasons: 
 
1 To protect the occupants of nearby housing from excessive noise/disturbance 

associated with the implementation of this permission. 
 
2 To ensure all contamination within the site is dealt with. 
 
3 To protect the residential amenity of residential property adjacent to the site. 
 
4 To ensure that the vehicular access is designed to facilitate road safety. 
 
5 To ensure that the roads are design to facilitate road safety. 
 
6 To ensure that the parking provision complies with the Council's standards. 
 
7 To ensure that adequate and timeous drainage arrangements are made and the 

surface water is designed to facilitate road safety. 
 
8 To ensure that adequate waste collection arrangements are made available for the 

householders at the approved housing development. 
 
9 To regulate speed on Station Road and to facilitate safe crossing of the public road in 

the interest of road safety. 
 
10 In order to achieve an acceptable form of external treatment. 
 
11 The proposed development and its location is such that the buildings, roads and 

landscaping require to be developed in a phased timescale and integrated manner so 
it will fit in with its surroundings, enhance the locality and the quality of the 
development itself for those using it and those affected by it. 

 
12 In order to ensure that adequate drainage arrangements are made available for the 

development hereby approved. 
 
13 To ensure that there is adequate and timeous play facilities in Killearn for the 

approved development. 
 



 
 

14 To ensure that the scheme of landscaping for the proposed development is of a 
standard relative to the functional requirements and visual amenity of the site and its 
setting in the locality as insufficient details of the proposed scheme of landscaping 
have been submitted with the application. 

 
15 To ensure that the approved development respects the setting of the site on the 

periphery of the village and the adjacent Conservation Area. 
 
16 To ensure that the approved levels respects the setting of the site on the periphery of 

the village and the adjacent Conservation Area. 
 
17 To facilitate oversight of the SUDS pond in the interest of public safety. 
 
18 To ensure that the scheme of landscaping for the proposed development is of a 

satisfactory standard relative to the functional requirements and visual amenity of the 
site and its setting in the locality as insufficient details of the proposed scheme of 
landscaping have been submitted with the application. 

 
 



 
 

 
  



 
 

 


