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1 SUMMARY 

1.1 This application seeks planning permission to change the use of a Class 7 
hotel to Class 9 Residential use by converting, extending and rebuilding parts 
of the Killearn Hotel at 2, The Square, Killearn, forming 14 residential 
apartments with associated amenity space and private parking.  The 
proposed parking is to be formed towards the north western corner of the site 
where the hotel parking is currently located.  

1.2 The site is located within the Killearn Conservation Area, within the historic 
core of Killearn, within a picturesque grouping of historic buildings and open 
space around the nearby original church site.  The location of the property 
itself closes the vista looking south along Balfron Road and although the 
building itself is not listed, it is identified within the Killearn Conservation Area 
Appraisal as a key unlisted building of importance to its character.  It is 
considered that this proposal can be supported for the reasons set out within 
the assessment section of this report at 3.17 onwards.  The application has 
been brought before the Panel following a request from Councillor Lambie, as 
he wishes the Killearn Community to be given more time to fully investigate all 
possible development possibilities on what is a key site in the village.  
Councillor Lambie has also requested that the Planning & Regulation Panel 
visit the application site and have a Hearing, prior to determining the 
application.  

2 OFFICER RECOMMENDATION(S) 

The Panel agrees: 

2.1 to visit the site and have a Hearing prior to determining the application; and 

2.2 following the above the Panel are minded to agree to the recommendation to 
approve the planning application subject to the conditions set out at Appendix 
1 to this report and the provision of a Legal Agreement to secure the provision 
of financial contributions for affordable housing and play/open space. 



 
 

3 CONSIDERATIONS 

The Site 

3.1 The application site comprises an existing two storey traditional build inn, with 
modern single storey additions and its existing associated parking, consisting 
of a large tarmac area to the north west of the building.  It is a late 18th 
century building located within the Killearn Conservation Area, commonly 
known as “The Black Bull Hotel” and more recently known as “The Killearn 
Hotel”.  The building comprises a restaurant and a bar/lounge, as well as 11 
bedrooms.  Access to the site is taken from the adjacent Balfron Road and 
the building is currently closed and unoccupied. 

3.2 The site is located in what is considered to be the historic core of Killearn, 
within the area set out within The Killearn Conservation Area Appraisal as: 
Killearn North - The Square.  The Square is made up of a picturesque 
grouping of historic buildings and open space around the nearby original 
church site.  Directly to the north of the site is a group of buildings including 
the Buchanan Monument (Category A listed), the Parish Church and Church 
Hall (Category B listed), which line the west side of Balfron Road and to the 
east side of Balfron Road there is a terrace of single storey vernacular 
cottages (Category B listed), with the Old Kirk and graveyard (Category B 
listed) opposite these and to the south east of the application site.  
Furthermore, as the site is within the Conservation Area the existing trees on 
the site are protected and permission is required for any removal. 

The Proposal 

3.3 The proposed development involves the conversion, extension and alteration 
(substantial new build) of the hotel building to form 14 residential properties 
including associated amenity space and private parking.  The proposed 
residential units are to comprise six two bedroom and eight three bedroom 
flatted dwellings.  These are to be formed by altering the existing building 
including the erection of a new one and a half storey extension to the south 
west of the building and the replacement of the existing single storey, flat 
roofed, extension at the north west gable, with a further one and a half storey 
extension with a larger footprint than the existing.  An unsympathetic flat 
roofed extension to the south east gable is to be removed along with the 
existing rear additions to allow the footprint of the existing hotel to be 
extended out.  The proposed parking is to be formed towards the north 
western corner of the site where the hotel parking is currently located.    

Previous History 

3.4 Application approved application for a conservatory extension to dining room 
– reference 96/00534/DET 

3.5 Approved application for kitchen extension and formation of bar servery and 
outdoor drinking area – reference 96/00535/DET. 

3.6 Withdrawn application for proposed change of use from Class 7 (hotel) to 
Class 9 (residential), including alterations and extensions to the existing 
building to form seventeen apartments with associated amenity space and 
private parking - reference17/00122/FUL.  



 
 

Development Plan Policy 

3.7 Primary Policy 1 of the Adopted Stirling Council’s Local Development Plan 
(September 2014): Placemaking states that development of all scales must 
be designed and sited in relation to the character and amenity of the place, 
urban or rural, where they are located.  Development must be of quality, 
having regard to any relevant design guidance, landscape character guidance 
and be located so as to reduce the need to encroach onto Greenfield sites 
and to maximise sustainability benefits.  Developments should utilise vacant 
and under-used land and buildings within settlements at higher densities 
where appropriate. Safeguard and enhance built and natural heritage and 
respect the Green Belts. 

3.8 Policy 1.1 of the Adopted Stirling Council’s Local Development Plan 
(September 2014): Site Planning states that all new development is required 
to contribute, in a positive manner, to the quality of the surrounding built and 
natural environment.  A number of criteria are set 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 Supplementary 
Guidance 01 (Placemaking) which supports this policy.  

3.9 Policy 2.2 of the Adopted Stirling Council’s Local Development Plan 
(September 2014): Planning for Mixed Communities and Affordable Housing 
states that:  

3.9.1 all new residential development schemes should provide a range of 
housing of different types and sizes, different tenures and affordability; 

3.9.2 for larger development schemes (20 units or more) any market 
housing proposed should aim to meet the needs of smaller 
households, older people and lower income households consistent 
with local housing needs; 

3.9.3 all new residential development schemes, where the developer is not 
the Council or a Registered Social Landlord, should include affordable 
housing or make a financial contribution to facilitate affordable housing 
provision elsewhere.  Schemes consisting of 20 units or more within 
the remainder of the plan area – 25% of the total number of units, 
preferably provided on-site; 

3.9.4 a planning obligation will be used to secure the affordable housing 
contribution and to determine the phasing and delivery mechanisms, 
consistent with Policy 3.3 and Supplementary Guidance 16; and 

3.9.5 the policy is supported by Supplementary Guidance 04. 

3.10 Policy 3.1 of the Adopted Stirling Council Local Development Plan 
(September  2014):  Addressing the Travel Demands of New Development 
states that: in order to create accessible developments in sustainable 
locations, new development should be located where safely and conveniently 
accessible by walking, cycling and public transport, as well as by motor 
vehicles.  Development should aim to reduce its travel demands, and to 
ensure that residual demands are met in a manner which ensures a safe and 
realistic choice of access by walking, cycling public transport and motor 



 
 

vehicles.  This policy is supported by Supplementary Guidance 14: Ensuring 
a Choice of Access for New Development.  

3.11 Policy 3.2 of the Adopted Stirling Council Local Development Plan 
(September 2014): Site Drainage states that with regard to foul drainage, all 
developments within or close to urban areas will require a connection to the 
public sewer.  Surface water from new development should be treated by a 
Sustainable Drainage System.  Depending on the location, scale and type of 
development, planning applications may need to be accompanied by a 
drainage strategy.  Supplementary Guidance 34: The Water Environment 
supports this policy.  

3.12 Policy 3.3 of the Adopted Stirling Council Local Development Plan 
(September 2014): Developer Contributions sets out that these will be sought 
in situations where a development creates a need for new, extended or 
improved public infrastructure, facilities or services.  Developers will be 
required to make a fair and reasonable contribution, which is necessary and 
proportionate to the scale and nature of the development.  Contributions will 
be sought for a choice of access (City Transport Strategy), education (SG15), 
provision of new or improvements to existing Open Space and Green 
Corridors (SG02), provision of new or expanded on and off-site facilities for 
the provision, storage, collection and recycling of household waste (SG19).  
SG16 provides further guidance.  

3.13 Policy 7.2 of the Adopted Stirling Council Local Development Plan September 
2014 seeks to preserve or enhance the character and appearance of 
Conservation Areas by ensuring that new development accords with the 
special architectural and visual qualities of the Conservation Area.  
Development should relate well to the density and pattern of existing 
development, the design, massing, scale and materials used in surrounding 
buildings.  Furthermore retain existing natural and built features, which 
contribute to the character of the Conservation Area and/ or its setting.  

3.14 Policy 7.3 of the Adopted Stirling Council Local Development Plan September 
2014 states that the layout, design, materials, scale, siting and use of any 
development must preserve the character of the listed building and its setting. 

3.15 Conservation Area Character Appraisal Supplementary Guidance Seven- 
Killearn (July 2015): Killearn North - The Square: This is the historic core of 
Killearn comprising the Old Kirk and graveyard, a cluster of vernacular 
cottages, and the Black Bull Hotel forming an organic, picturesque grouping 
of historic buildings and open green space around the original church site.  
The short row of gable to gable 18th century cottages sits obliquely across 
from the Old Kirk and graveyard.  The cottages were restored by the Killearn 
Trust in 1937-9 and, with the Black Bull, frame views to the Buchanan 
Monument.  Just beyond the “Black Bull Hotel, the road leads into the 
picturesque setting of The Square with its low cottages and beyond the ruined 
18th century Old Kirk and graveyard silhouetted against the hills.  

3.16 The Proposed Local Development Plan is a material planning consideration in 
considering this planning application.  The same policies of the Local 
Development Plan and the Proposed Local Development Plan apply in this 
instance. 

  



 
 

Assessment 

3.17 Full planning permission is sought to form 14 residential private sale 
apartments with associated amenity space and private parking at the site 
described above.  The building on the application site recently known as “The 
Killearn Hotel” is to be converted, altered and extended to form the residential 
units.  “The Killearn Hotel” is not listed, but is situated within the Killearn 
Conservation Area prominently located within the Killearn Square, the historic 
core of the village.  The building is predominantly two stories, with traditionally 
stone built walls, a natural slated roof and is laid out internally for hotel use.  
The building is highlighted within the character appraisal as being a key 
unlisted building, which contributes positively to the character of the 
Conservation Area, albeit the building is currently run down and has lain 
vacant for a number of years. 

3.18 In assessing the policy, design, placemaking implications arising from the 
submission, cognisance has been given to a number of the Adopted Stirling 
Council Local Development Plan policies and guidance set out above.  
Although not intended to be exclusive, of particular relevance are: Primary 
Policy 1: Place making; Policy 1.1 Site Planning; Policy 1.2 Design Process; 
Policy 2.2 Planning for Mixed Communities and Affordable Housing; Primary 
Policy 7 Historic Environment; Policy 7.2 Development in Conservation Areas 
and Policy 7.3 Preserving the character of listed buildings.  

3.19 The drawings, information and reports submitted with the application have 
been considered in detail against the above policy framework and it is 
concluded that this application accords with the policy framework and can be 
supported for the reasons set out below.  A key part of this assessment was 
the revised design submitted as part of this application, compared with the 
previously withdrawn application 17/00122/FUL. 

3.20 It is considered that the proposals have been designed to limit the impact 14 
flats will have on the Conservation Area as a whole.  The applicants have 
been prepared to limit the number of units sought within the building in order 
to preserve the historic core of the village.  The proposed new build has been 
designed to ensure its overall scale and massing limits any adverse impact on 
the street scene, the character and appearance of the Conservation Area, 
and the amenity of neighbours.  The new wing to the north-west elevation is 
to have a roof line much lower than the main building, which ensures it will be 
of a scale that sits comfortably against the main building as a subordinate 
feature.  The proposals retain the façade and the line of the existing building 
fronting Balfron Road, thereby ensuring that the important townscape vista of 
the original building within this part of the Conservation Area is preserved and 
in turn the character and appearance of the Conservation Area. 

3.21 With respect to the external materials, it is agreed these are to be in keeping 
with the finish of the existing building.  The walls of the new build elements 
will be finished with white render, roofs will be covered with natural slate, 
whilst the windows are to be of a style and appearance to match those of the 
existing building, and of a frame material (timber) appropriate to the character 
of the Conservation Area.  

  



 
 

3.22 As there are no neighbouring dwellings immediately adjacent to the rear 
(west) or immediately adjacent (to the north or south) of the site, it is 
considered that there will be no amenity issues with respect to loss of privacy, 
or the overlooking of any neighbouring properties.  In terms of the 
neighbouring properties on the opposite side of Balfron Road, the location of 
the proposed extensions will ensure that the proposals will not have any 
privacy or overlooking concerns in this regard either.  

3.23 Subject to the precise details of the external materials, and hard and soft 
landscaping, being of an appropriate quality (which are satisfactorily 
controlled by conditions) the proposals are considered to be fully in 
accordance with the requirements of the Local Development Plan policies on 
design and place making (Primary Policy 1, Policy 1.1 and Policy 1.2) in 
terms of design, scale and massing and ensuring the proposals respect and 
preserves the building, the surrounding built environment and the streetscape 
setting of this part of the Killearn Conservation Area. 

3.24 The Local Plans Historic Environment policies (Policy 7.2 and Policy 7.3) 
seek to ensure that any development within a Conservation Area preserve or 
enhance its character, appearance and setting, while respecting the 
architectural and visual qualities of the area.  While the property itself is not 
listed, the relevant policies also seek to ensure that proposals consider any 
potential impact on nearby listed buildings by way of their character and 
setting, particularly in terms of the design and scale of the proposal, as well 
as the proposed use.  

3.25 It is considered that the proposed new build sits comfortably with the existing 
building, whilst ensuring the existing building line is retained.  This has been 
achieved by setting the new wing to the north-west well back from the road 
side boundary.  This, along with its lower roof line, further ensures that this 
wing appears as a subordinate addition, which is key to designing an addition.  
Therefore, it is not considered that the proposals will have any significant 
detrimental impact on the character, appearance or setting of this part of the 
Conservation Area, or any of the nearby listed buildings.  The important views 
of these listed buildings through the Conservation Area are retained.  As a 
result, it is considered that the proposals comply with the relevant Historic 
Environment policies of the Local Development Plan, in particular Policy 7.2 
and Policy 7.3 

3.26 Within the site boundary there are a number of mature scattered trees of both 
broadleaved and coniferous species.  The broadleaved species include silver 
birch (Betula pendula), cherry (Prunus sp.), holly (Ilex aquifolium) and elder 
(Sambucus nigra), with a number of mature cypress (Cupressus sp.).  Whilst 
the trees on site are mature specimens it is agreed they are mainly of non-
native origin, or likely horticultural cultivars.  There are a number of mature 
trees located immediately adjacent to the south-east gable of the building, 
and these will need to be removed in order to accommodate the new 
extension.  It is considered that these trees do not significantly contribute to 
the overall character of the Killearn Conservation Area, and appropriate 
replacement planting (subject to conditions) is proposed elsewhere within the 
application site boundaries.  The conditioned landscape proposals will seek to 
enhance the character and longevity of the setting of the development, by the 
selective introduction of tree species to provide enhanced privacy, alongside 
new/replacement feature specimens.  



 
 

3.27 The submitted application is accompanied by an Ecological Appraisal.  This 
notes that several features with potential to support roosting bats were 
identified that could not be fully inspected and the building was assessed as 
displaying up to moderate Bat Roost Potential (BRP).  Consequently, it is 
recommended that prior to any works, two nocturnal bat surveys are 
undertaken during the bat activity season (peak season mid-May to August) 
to determine the presence/absence of roosting bats.  The applicant is 
prepared to carry out this survey work.  None of the trees within or adjacent to 
the site contained features that were considered to be of more than negligible 
potential for roosting bats. 

3.28 Where vegetation clearance works are required within the bird breeding 
season i.e. between March – August inclusive, vegetation is to be checked for 
nesting birds by an experienced ecologist no more than 48 hours before, or 
ideally immediately prior to, works.  Where an active nest is identified, an 
appropriate exclusion zone will be set up and works should not commence 
within this zone until it is confirmed that chicks have fledged and the nest is 
no longer in use. 

3.29 In conclusion, it is considered that the change of use of the existing building, 
from a hotel and bar/lounge (Class 7) to residential flatted dwellings (Class 9) 
is acceptable.  As a business, as set out by the applicant’s viability study the 
former use is no longer economically viable. The proposals will provide a 
variety of unit sizes, and is therefore also acceptable in terms of the Council’s 
Housing policies, in particular Policy 2.2 and Policy 2.3 of the Local 
Development Plan.  

3.30 With respect to the scale and design of the proposed new build, the proposals 
are considered to pay appropriate regard to the location of the building within 
the Killearn Conservation Area, as well as its relationship with the surrounding 
historic built environment.  The strong existing façade and building line has 
been retained, with the new addition to the north-west set well back in order 
to ensure it is viewed as being more visually subordinate in appearance to the 
main building.  

3.31 The proposals will preserve the character and appearance of the 
Conservation Area.  Given this, it is considered that the proposal complies 
fully with the relevant design/placemaking and historic environment policies of 
the Local Development Plan, in particular Policy 1, Policy 1.1, Policy 7.2 and 
Policy 7.3. 

3.32 The site is not of particular ecological importance and, subject to pre-
commencement bat and breeding bird surveys, there is no conflict with Policy 
8.1 of the Local Development Plan.  Similarly, although some of the trees on 
the site will require removal, they are not considered to be of significant 
importance either with respect to their biodiversity value, or their contribution 
to the amenity of the area.  There is no significant conflict with Policy 10.1 of 
the Local Development Plan and, as required by Policy 9.2, the proposal will 
incorporate new landscape and planting works appropriate to the local 
context and to the scale and nature of the development.  

3.33 Finally, with respect to parking, access and servicing, the proposal complies 
with Local Development Plan Policy 3.1, which states that new development 
should be located where safely and conveniently accessible by walking, 
cycling and public transport, as well as by motor vehicles.  The proposal also 



 
 

meets the Council’s design and parking standards by providing enough 
parking spaces to service the proposed number of flatted units adequately.  
Furthermore the applicants are required to submit a Transport Statement 
which has cognisance to the school’s travel plan to ensure that a safe route to 
school is provided as part of this development.    

3.34 Having regard to the above, it is considered that the proposal is fully 
supported by the relevant policies of both the adopted Local Development 
Plan, and its associated Supplementary Guidance.  The proposal will 
preserve the Killearn Conservation Area and provide additional housing, 
which will further promote the economic growth of the village, providing both 
social and economic benefits. 

Objections 

3.35 Thirty six contributor letters were received setting out the following 
representations. 

(a) Relief that previous objection was taken into consideration and the 
new design proposed was of a smaller scale and footprint.  

This amended application has reduced the number of apartments from 
17 to 14 and there are 25 car parking spaces provided which, with 
other traffic to and from residents, will still make a major and 
potentially dangerous impact on the busy and awkward junction of 
Balfron Road and Main Street.  

Response:  A Condition is recommended requiring the applicants to submit a 
Transport Statement, which will highlight the impacts of this development and 
put in place any necessary mitigation measures.  

(b) It is appreciated that this building has been vacant for a number of 
years now, but there is a lack of information within this application 
demonstrating that all efforts have been made to preserve the last use 
and restore its community and employment function.  The building’s 
permanent loss to hotel use could potentially reduce tourism to 
Killearn and the area adversely impacting upon the community and 
rural economy.  The viability statement and conclusion does not 
demonstrate "that all efforts have been made to preserve the last use 
and restore its community and employment function".  The hotel 
should be sold to an independent hotelier that could run it as a 
successful business opportunity and ongoing community facility to the 
village.  

Response:  The applicants have submitted a viability study demonstrating 
the problems they have encountered running the premises as a pub/hotel.  
They are not required through planning policy to market this building to the 
community, therefore the proposals have to be considered on their own 
merits.  

(c) The site provides a location for employment opportunities in the 
village.  The change in use will remove this major site from future 
employment opportunities.  Commercial sites need to be retained to 
ensure the village thrives and does not become just a dormitory 
village. 



 
 

Response:  It is not considered that the loss of this hotel, which has already 
been closed for a number of years will result in Killearn becoming a dormitory 
village. 

(d) Concerns raised that the development, in addition to already approved 
sites will put considerable strain on the schooling.  

Response:  It is not considered that 14 flats will put a significant strain on the 
local schools, which have capacity.  

(e) The owners are only interested in how they can maximise return for 
the property and not what impact it will have on the environmental, 
social or historical aspects of the village. 

Response:  The applicants are entitled to realise the asset, provided that it is 
designed sensitively.  Stirling Council’s Adopted Local Plan Policies do not 
insist that a hotel use is retained at this site.  

(f) The permanent loss of this community and commercial space should 
not be allowed.  Under new ownership the “Black Bull” could 
complement existing businesses, increase employment, and continue 
to provide valuable accommodation, becoming a community hub for 
future generations, breathing life back into a dying village.  The option 
of flats will increase pressure on a number of restricted resources, the 
schools, the roads (particularly around The Square, Balfron Road and 
Main Street) and destroy a historical part of the village’s Conservation 
Area.  It has also been highlighted that the application is for alteration 
and extension, where in practice most of the internal walls and roof 
will be removed and only a few walls including the existing front 
elevation will be kept (with additional windows) suggesting demolition 
and new build.  This is a Conservation Area and in this respect I 
understand that a proposed demolition would be subject to additional 
conditions. 

Response:  It is not considered that the loss of this hotel, which has already 
been closed for a number of years will result in Killearn becoming a dormitory 
village.  There is capacity within the local schools and overall the proposal is 
considered to be in accordance with policy for the reasons set out at 3.17 to 
3.35 of this report. 

(g) The Square and the buildings in it, having heritage worthy of 
Conservation status, must be preserved.  This application would be 
contrary to Policy 1, Policy 1.1 of the Local Development Plan, 
Supplementary Guidance 07 and (Policy 7.1 and 7.2). 

Response:  It is considered that the proposals accord with these policies for 
the reasons set out within 3.17 to 3.35 of this report.  

(h) For some considerable time Killearn has suffered from a diminishing 
infrastructure supporting the local community.  In the very recent past 
there has been the closure of The Bank of Scotland, the Post Office, 
the Spar Shop, the Old Mill, the Gift Shop, the Butchers Shop and of 
course the Black Bull Hotel.  The Village has been very fortunate 
through much hard work to have the Old Mill reopen with a new 
business model.  Similarly the gift shop has reopened as a 



 
 

delicatessen and the Community Hall attract the Three Sisters and 
develop as a wedding venue.  This application if successful will hinder 
the social, economic and environmental opportunities.  

Response:  The hotel has been closed for a number of years now and in this 
time Killearn has managed to open and support a number of new businesses, 
demonstrating that the vitality of the village is there. 

(i) This application is submitted as change of use with alterations and 
extensions.  The drawings clearly show that the majority of the walls 
are to be demolished on both floors, the ground and first floors will 
require to be removed and the roof is shown to be removed.  This is 
clearly a substantial demolition of the building with only the retention 
of the façade and a few cross walls.  Policy 7.2 relating to working on 
existing buildings in the Conservation Areas requires that whether a 
building is listed is not, if it is in a Conservation Area and the proposal 
involves demolition, the building should be treated as if it were listed.  
As the proposal appears to show demolition of most of the building, 
Policy 7.2 and 7.3 should apply.  Policy 7.3 states that a listed building 
should not be demolished unless it can be demonstrated that they are 
no longer of special interest, are beyond repair, the demolition will 
deliver benefits to the community and repair of the building is not 
financially viable.  

Response:  The whole building is not being demolished, as the whole façade 
and other walls are being retained, as clearly shown on the drawings.  The 
extent of new building and preservation is considered to be in accordance 
with adopted policy for the reasons set out at 3.17 to 3.35 of this report.  

(j) This building has a strong historic meaning within the village and is a 
key building within the Conservation Area and civic square. It has 
significant special interest.  The building is not beyond repair and 
whilst the proposal will deliver housing in the building this is not a 
benefit that outweighs the loss, and is not an appropriate change of 
use.  

(k) The roof design and overall massing of the blocks is of particular 
concern.  The current building has a main block with lower subsidiary 
extensions which defines and preserves the vernacular essence of the 
central (probably) original building.  The overall massing of the 
proposal is much more dominant with the form of the original building 
being lost and an alien form being introduced into the area.  The 
proposal is for two and one and a half storey construction and is out of 
scale with the surrounding conservation area.  In addition, the new 
roof still extends across the depth of the whole plan so that there is no 
longer a ridge but a flat upper roof.  The design statement talks about 
a lower ridgeline ensuring appropriate visual massing but in fact there 
is not a ridge.  The existing building has a pitched roof over a front 
block with lower extensions to the rear.  The proposal therefore 
appears significantly more massive in three dimensions than the 
existing building, despite not appearing not that much larger on plan.  
This building is viewed from both sides and in the round due to its 
prominent location.  It is not just viewed only from the square.  The 
development of the rear should therefore be looked at differently that 
other developments that have been approved to the rear of some the 



 
 

building in the Conservation Area where the rear extensions do not 
impact on the area.  The size of the proposed development is 
significantly larger that the surrounding building blocks and is not in 
keeping with the massing or density of the buildings in the 
Conservation Area.  This will detrimentally affect the grouping of 
buildings in the square and the setting of the Buchanan Monument 
(which is listed).  

Response:  This is not considered to be the case for the reasons set out at 
3.17 to 3.35 of this report.  It is considered that the applicants have 
successfully designed the building to a scale that preserves the character of 
the Conservation Area, preserves the setting of listed building and protects 
main vistas.  

(l) The planning application refers to the access road as a continuation of 
Balfron Road.  The objector considers this part of the road to be 
private, with access rights and upkeep responsibilities assigned to the 
residential properties to which the road provides a means of access.  
No access rights to this road are provided for in the Title Deeds for the 
Black Bull Hotel.  The road has two blind corners and therefore careful 
consideration must be given to traffic management during 
construction.  The current condition of the private road is excellent.  
The proposed construction poses a severe risk that this condition will 
be altered negatively due to construction traffic - especially when the 
planning application does not acknowledge the correct status of the 
road.  

Response:  This is a private civil matter and has been brought to the 
attention of the applicant. 

(m) As one of the properties in the village which will be directly affected by 
the development to the North end of the property, on balance the 
proposed one and a half storey section will be an improvement on the 
flat roofed existing extension, and the South West elevation as 
proposed will delete the conglomeration of existing extensions of 
varying quality and design.  There will be a loss of view to the 
monument but understand that under Planning law there is no 
entitlement to a view.  The bin storage area should be relocated to 
either the North corner of the car park or preferably sited at the corner 
closest to the flats.  

Response:  The final bin storage area is recommended as a Condition.  

(n) The ecological appraisal has covered all concerns and a bat survey is 
to be carried out at a time of year when bats are active.  With regard 
to the planting of new hedges species which could benefit birds and 
insects should be planted, so a variety of flowering/berry-bearing 
shrubs which flower from early spring through to autumn would 
provide a resource for bees and other insects, food for birds and 
shelter for small mammals  

Response:  Appropriate landscaping is a recommended Condition.  

  



 
 

(o) The Area Access Panel is impartial to the principle of this overall 
proposal for new housing development in the Killearn area, as it is the 
responsibility of local people to voice opinion.  However, no 
consideration has been given to the needs of elderly or disabled home 
owners.  Providing good accessible features to new homes would also 
broaden the marketing appeal of these houses to all members of 
society.  Until a more inclusive approach is taken by house developers 
where they include housing suitable for all members of society, the 
application should not be supported. 

Response:  The application is considered to be in accordance with Stirling 
Council’s Adopted Local Development Plan policies for housing as set out at 
3.17 to 3.35 of this report.  Access issues and normally resolved at the 
building warrant stage where there is a requirement to provide disabled 
access and parking.  

4 POLICY/RESOURCE IMPLICATIONS AND CONSULTATIONS 

Policy Implications   

Equality Impact Assessment No 

Strategic Environmental Assessment No 

Serving Stirling No 

Single Outcome Agreement No 

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

Sustainability (community, economic, environmental) No 

Effect on Council’s green house gas emissions No Effect 

Strategic/Service Plan No 

Existing Policy or Strategy No 

Risk No 

Resource Implications  

Financial No 

People No 

Land and Property or IT Systems No 

Consultations  
Internal or External Consultations Yes 

 

Equality Impact Assessment 

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

Strategic Environmental Assessment 

4.2 The application does not require a strategic environmental assessment. 

Serving Stirling 

4.3 Not applicable. 



 
 

Single Outcome Agreement 

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

Other Policy Implications 

4.5 None. 

Risk 

4.6 None. 

Resource Implications 

4.7 None. 

Consultations 

4.8 Roads Development Control:  Transport Development request the applicant 
submit a Transport Statement.  The Transport Statement should include but 
not be limited to the following: 

Existing travel characteristics including : a plan that shows the proposed 
development site in relation to the surrounding area and transport systems, 
including existing site access and any access constraints, and a qualitative 
description of how the travel demands, including pedestrians and cyclist 
movements and facilities.  

Demonstrate a safe choice of access by walking, cycling, public transport and 
motor vehicles with emphasise on a safe route to school and local facilities.  

The developments impact on the safety and efficiency of the surrounding 
transport networks 

4.9 Service Manager (Environmental Health): No objection subject to the 
following conditions: 

Construction Noise 

Where residential occupiers are likely to be affected by noise, construction 
works which are audible outwith the site boundary shall be undertaken during 
normal working hours, viz:- 08.00 to 18.00 hours Monday to Friday, and 09.00 
to 13.00 hours on Saturdays.  No noisy works audible outwith the site 
boundary are permitted on Sundays or Bank Holidays. 

Lighting 

To try to limit the risk of light intrusion at existing properties neighbouring the 
site, a condition along the following lines would be recommended: 

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

  



 
 

Asbestos 

It is possible that some asbestos will be present within the existing buildings 
on the site. 

The following condition is therefore recommended: 

"All asbestos-containing materials at the development site should be identified 
and suitably removed and disposed of in accordance with current legislative 
requirements prior to redevelopment". 

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, a 
comprehensive contaminated land investigation shall be carried out if 
requested by the Planning Authority. 

4.10 Killearn Community Council:  Killearn Community Council objects to this 
Change of Use for the following reasons;- 

Conversion from a hotel would permanently cause removal of an existing 
facility and materially change the character within this part of the 
Conservation Area.  The removal of such a facility would be in conflict with 
the sustainable development criteria of the Council which seeks to promote 
tourism and related developments. 

Before this, the Community Council is not convinced that all steps have been 
taken to preserve the facility by appropriate marketing on an outright 
ownership basis as well as a leased basis. 

The Community Council is of the view that it is primarily the present model 
that has not worked over several tenancies. 

History of Site. 

Relating to the above, the property has developed from an old Coaching Inn 
and ideally retention of that character is sought at this location. 

The only comment they make on the detailed design of the proposal is that 
with a deeper plan format an area of flat roof will be necessary on the main 
section of the building which will be largely demolished.  The elevations as 
illustrated infer that no visual impact will be present and they wish to ensure 
that will be the case. 

4.11 Stirling Council Housing:  The Design Statement submitted in support of 
the planning application suggests that the design proposal for the 
redevelopment of the property and land comprise 14 apartments for private 
sale.  This is in line with the Supplementary Guidance on Affordable Housing 
which states that “financial contributions are likely to be the most appropriate 
mechanism when less than 20 housing units are proposed”.   

  



 
 

In considering options for the on-site provision (33%) of affordable housing, 
from a housing management perspective the Council would generally require 
to take ownership of an entire block of 5 flats.  Looking at the floor plans 
submitted, this would be impossible to achieve.  Furthermore, while Killearn is 
a highly pressured area, the Council completed a development of 6 social 
rented units in the village as recently as August 2014, while the recently 
approved planning application for 35 properties at Blairessan includes 12 
affordable homes for Rural Stirling Housing Association with grant funding 
earmarked for this development in the current financial year. 

Taking all of the above into account, the preference would be for a financial 
contribution calculated using the methodology set out in the Supplementary 
Guidance: 

Financial contribution methodology: 

(% contribution x median house price for market area) x (25% x total units 
proposed) = Financial Contribution (£) 

(33% x £150,000) x (25% x 14 units) = £173,250 

5 BACKGROUND PAPERS 

5.1 Planning Application file 17/00529/FUL.  File can be viewed online at:   

https://pabs.stirling.gov.uk/online-
applications/applicationDetails.do?activeTab=documents&keyVal=OSI80HPI
KYE00  

6 APPENDICES 

6.1 Appendix 1 – Conditions and Reasons 
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APPENDIX 1 
 

 
 

PROPOSED CHANGE OF USE FROM CLASS 7 TO CLASS 9 AND CONVERSION OF 
EXISTING BUILDING TO FORM 14NO. APARTMENTS WITH ASSOCIATED AMENITY 

SPACE AND PRIVATE PARKING AT THE KILLEARN HOTEL, 2 THE SQUARE, 
KILLEARN, G63 9NG - APSIS SOLUTIONS - 17/00529/FUL 

 
 
 
Approve, subject to a Section 75 Legal Agreement to cover the following: 

a) Affordable Housing Contribution 

b) Play/Open Space Contribution. 
 
And in addition, subject to the following Conditions: 
 
1. Finishing Materials:  Prior to the commencement of the development a scheme 

of/samples of the materials to be used for the external walls (wet dash render) and 
roof (natural slate only) of the development granted consent shall be submitted to, 
and approved in writing by the Planning Authority before any work starts on site. 
 

2. 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 (excluding bank holidays), and 09.00 to 13.00 hours on 
Saturdays unless otherwise agreed in writing with the Planning Authority. 
 

3. 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. 
 

4. Hard and Soft Landscaping Maintenance: Prior to the commencement of 
development on site, a detailed statement including plans, which clearly set out the 
proposed maintenance arrangements for all areas of open space/hard and soft 
landscaping, shall be submitted for the written approval of the Planning Authority.  
This shall include identification of persons responsible, both long and short term 
maintenance requirements, maintenance required during the early establishment of 
planting and any replacement planting (three years) required.  It shall also make 
clear areas of common open space/maintenance and those intended to be contained 
within private areas.  
 

5. New Planting:  Prior to the commencement of development on site, details of all new 
planting proposals shall be annotated on a planting plan at 1:500 scale, including the 
planting schedule and specification.  This plan will clearly detail the ground 
preparation, species, nursery stock, size and density of planting and areas of grass 
seed/turf and shall be approved in writing by the Planning Authority.  This plan shall 
also include annotated detail on the shrub planting layout, detailed planting plans 
including plant numbers in planting beds, specification and a 
maintenance/management schedule for all areas.     
 



 
 

6. Residential Travel Plan:  Prior to the commencement of development on the site, 
the applicant shall submit a Transport Statement, which shall include, but not be 
limited to the following: Existing travel characteristics including a plan that shows the 
proposed development site in relation to the surrounding area and transport systems, 
including the existing site access and any access constraints, a qualitative 
description of how the travel demands, including pedestrian and cyclist movements 
and facilities are to be met.  Furthermore, it shall demonstrate a safe choice of 
access by walking, cycling, public transport and motor vehicles with an emphasis on 
a safe route to school and local facilities, having cognisance to the schools travel 
plan.  The submitted plan will show the developments impact on the safety and 
efficiency of the surrounding transport networks setting out proposals for reducing 
dependency on the private car and identify measures to be implemented, the system 
of management, enforcement, monitoring, review and funding arrangement to sustain 
commitments for the duration of the plan. 
 

7. Waste Management (Receptacles):  Prior to occupation of each housing unit, the 
developer will be required to provide each household with the necessary recycling 
and waste management receptacles to serve the development in accordance with 
the Council’s Waste Service requirements and as specified in the Supplementary 
Guidance on Waste Management Requirements for Development Sites (SG19). 
 

8. Construction Traffic Management Plan:  Prior to construction works commencing 
for the development, the developer/the appointed ground worker shall submit a 
Construction Traffic Management Plan (CTMP) for the written approval of the 
Planning Authority, in consultation with the Roads Authority.  
 

9. Parking:  Parking requirements, including disabled spaces and cycle parking 
provision, shall be provided in accordance with Supplementary Guidance SG14: 
Ensuring a Choice of Access for New Developments. 
 

10. Parking Private:  Parking spaces within private car parks/parking courts shall be 
dimensioned 2.5 metres x 5 metres and be served by a 6 metre aisle width. 
 

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

12. Landscape - Tree Protection:  No development shall take place until details of trees 
shrubs and hedgerows to be removed and to be retained, tree protection measures, 
soil stripping, storage and re spreading procedures have been submitted to and 
approved in writing by the Planning Authority. 

 
13. Landscape - Hard Landscaping:  No development shall take place until details of 

proposed means of boundary treatment, enclosures, screening, walls and fences, 
paving and hard surfacing materials have been submitted to and approved in writing 
by the Planning Authority. 
 

14. Landscape - No Tipping or Ripping:  Within the fenced protected areas of 
landscape importance there shall be no ploughing, ripping or tipping of soil, no 
storage of materials or site accommodation. 
 

15. Landscape - Planting on Completion:  All planting, seeding, turfing and other 
works indicated on the approved landscaping plans shall be carried out in the first 
planting season following completion of the buildings granted consent. 
 



 
 

16. Drainage:  No development shall commence on site until the developer has 
demonstrated to the Planning Authority that there is drainage capacity to service the 
approved development, the means of drainage (foul and surface water) and received 
written agreement from the Planning Authority of the proof/evidence submitted.    
 

17. Further Details:  Prior to the commencement of work on site the following additional 
details shall be submitted to and approved in writing by the Planning Authority  
 
a) Details of the proposed timber windows and doors including profile and opening 

method  
 
Following the approval of the above required additional details, these works shall be 
implemented concurrently with the remainder of the development, completed prior to 
the development being brought in to use and thereafter retained, maintained, or 
reinstated, to the satisfaction of the Planning Authority. 
 

18. Ecological Assessment and Mitigation:  The development is to be carried out in 
full compliance with the recommendations/conclusions set out in the approved 
ecological statement dated February 2017.   

 
 
Reasons:  
 
1. In order to achieve acceptable forms of external treatment and gable feature designs.  

 
2. To protect the occupants of nearby housing from excessive noise/disturbance 

associated with the implementation of this permission.  
 

3. To ensure all contamination within the site is dealt with. 
 
4. In order to ensure that the approved scheme of landscaping is established and 

maintained in the interests of the amenity of the site and the surrounding area.  Also 
to ensure it is clearly set out the persons responsible for such maintenance.   
 

5. 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. 
 

6. In order to ensure that future occupants utilise a choice of access via all modes of 
transport thereby reducing travel demands and in accordance with Policy 3.1 of the 
Local Development Plan, 2014 and Supplementary Guidance SG14: Ensuring a 
Choice of Access for New Developments.  To ensure that the proposed streets are 
adequate to serve the development and to create successful places in accordance 
with Designing Streets.  
 

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

8. To ensure that the traffic management for the construction phase of each phase of 
the development minimises the impact on the surrounding area and ensure the 
maintenance of road safety.  

 



 
 

9. In order to ensure this is designed to fully accord with this Authority’s design 
standards.  
 

10. In order to ensure this is designed to fully accord with this Authority’s design 
standards.  
 

11. In order to ensure the waste collection complies with Supplementary Guidance 19. 
 

12. In order to protect the trees and hedges being retained as part of the development. 
 

13. 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. 
 

14. In order to protect the trees and hedges being retained as part of the development  
 

15. 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. 
 

16. In order to ensure that the site can be drained and that there is adequate capacity. 
 

17. To ensure that adequate details are submitted covering these matters in the interests 
of ensuring that the development, when implemented, is of the highest quality. 
 

18. In order to ensure the protected species on the site are protected during construction.  
 
 
  



 
 

 
Location of Development 
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