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1. SUMMARY 

1.1 The proposal seeks full planning permission for the erection of 12 holiday 
chalets and associated infrastructure.  The planning application had been 
referred to the Planning and Regulation Panel as it is a ‘Major’ development.  

1.2 At its meeting on 5 September 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 Thursday 21 September 
2017. 

2. OFFICER RECOMMENDATION(S) 

The Panel agrees: 

2.1 to approve the planning application subject to the satisfactory conclusion of a 
legal mechanism for the payment of a road bond to secure the repair of the 
private road within the control of the applicant; and 

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

3. CONSIDERATIONS 

The Site 

3.1 The site extends to 2.227 hectares in area.  It is located within the grounds of 
Sauchieburn House/Estate which is between one and two miles south west of 
Chartershall and the Battle of Bannockburn Visitor Centre. 

  



 
 

The Proposal 

3.2 The proposed 12 chalets will be for holiday let.  The chalets would comprise 
two floors of accommodation, with the upper floor contained within the roof 
space.  The approach road to the site would be the road past the properties 
known as Woodside, Ardsonas & the Lodge from the north east.  The 
application site is within an area where previous tree planting has largely 
been cleared, with the exception of a few mature trees.  

Previous History 

3.3 Planning application for 5 holiday chalets with associated access and parking 
at the site – application was withdrawn – reference 13/00018/FUL.  Refusal of 
planning permission for erection of 2 holiday chalets with associated access 
track, parking and drainage at the site – reference: 15/00361/FUL.  The 
application for 2 chalets was refused on the grounds of adverse landscape 
impact and an approval would set an undesirable precedent.  This current 
planning application considers all the documents submitted, which include the 
case that the landscape impact is acceptable, and is a complete re-
assessment of the merits of this fresh planning application. 

Development Plan Policy 

Stirling Local Development Plan - the relevant policies and supplementary guidance 
are: 

3.4 Primary Policy 15: Tourism and Recreational Development Tourism and 
recreational activities make a significant contribution to the economy of the 
Plan area, and are based substantially on the quality of the natural and built 
environment.  Proposals for tourism and recreational development should:  

(a) increase the volume and value of tourism and recreation to the local 
economy, and the duration of the visitor stay and tourism season; 

(b) preserve and enhance the quality of the natural and historic 
environment, and the visitor experience;  

(c) where appropriate improve the provision of facilities for the 
business/conference tourism accommodation offering, particularly 
within the Core Area; and  

(d) where appropriate, improve the provision of recreational facilities 
which promote local community well-being, health and quality of life 
benefits.  

3.5 Policy 15.1: Tourism development including facilities and accommodation  

(a) Proposals for tourism and recreational development including facilities 
and accommodation, will be supported where they:  

(i) Are commensurate in scale with their location and setting within 
the built and natural environment; 



 
 

(ii) Complement existing tourist facilities and help facilitate the 
sustainable management of tourists at or between major tourist 
destinations; 

(iii) Promote a wider spread of visitors and therefore economic 
benefits; and 

(iv) Promote responsible access to, interpretation of, and effective 
management and enhancement of the natural and historic 
environment, and cultural heritage. 

(b) In addition, the following specific types of tourist accommodation will 
only be supported in the following circumstances:  

i) The sensitive expansion of existing tourist caravan and 
campsites will be supported in preference to the establishment of 
new sites. 

(ii) Proposals for chalet developments (as defined in SG35*), will be 
supported where the landscape can accommodate such 
development without it being visually prominent.  Such proposals 
must also comply with SG35. 

(c) Planning permission covered by any part of this policy may be subject 
to conditions and/or planning obligations to control use. 

[*Proposals for houses for holiday letting purposes in the Countryside, 
falling outwith the scope of criterion (b)(ii), will be assessed separately 
under Policy 2.10.] 

[SG35 supports this policy by providing detailed guidance on the 
location, siting, and design of chalet developments]. 

3.6 Policy 9.1: Protecting Special Landscapes  

Decisions on development proposals within designated landscapes will take 
into account the level of importance and qualities of the designated area and 
the nature and scale of development (see SG27).  In all cases the siting and 
design of development within designated landscapes should be of very high 
quality and respect the special nature of the area.  (a) National Scenic Area 
(NSA): Development proposals in the NSA will not be supported unless it can 
be demonstrated that: 

(i) it will not adversely affect the integrity of the area or the qualities for 
which it has been designated, or  

(ii) any such adverse effects are clearly outweighed by social, 
environmental or economic benefits of national importance. 

(b) Local Landscape Areas (LLAs) Development proposals will only be 
supported where it can be demonstrated that:  

(i) The landscape character, scenic interest and qualities for which 
the area has been designated will not be adversely affected; or  



 
 

(ii) There is a specific nationally recognised need for the 
development at that location which could not be satisfied in a 
less sensitive area, and any adverse effects are clearly 
outweighed by social, environmental or economic benefits of 
local importance.  

[SG27 supports this policy by providing locations and citations for 
designated landscapes which identify the special qualities, sensitivities 
to change, development guidance and landscape enhancement 
potential for these areas]. 

3.7 Supplementary Guidance on Chalet Development (SG35).  

The relevant paragraphs are: 

1.2 For the purposes of Policy 15.1 and this SG, a 'chalet development' is 
defined as: 'A building/buildings, constructed of timber or more 
traditional construction materials, which is used for the purposes of 
providing holiday letting accommodation, which is or forms part of a 
managed site with communal grounds, and shared facilities and 
access.' 

1.3 Chalet developments, as defined above, can include proposals for a 
single or small number of chalets, as well as those proposed in 
association with existing houses or farms, the extension of existing 
chalet sites, and the replacement of chalet accommodation or other 
types of accommodation, e.g. static caravans, with chalets. 

2.1 The careful siting of new chalet developments is crucial to ensure 
appropriate integration within the surrounding environment.  It is likely 
that most proposals will come forward in rural locations (although 
some may be associated with existing buildings), therefore this 
guidance is intended to ensure that, by respecting local landform, 
patterns of vegetation, and where appropriate, groupings of existing 
buildings, developments appear to be in harmony with their immediate 
and wider surroundings.  

2.2 As stated in Policy 15.1 'Tourism and recreational development, 
including facilities and accommodation', part b (ii), "Proposals for 
chalet developments will only be supported where the landscape can 
accommodate such development without it being visually prominent."  
Therefore, this guidance applies where this key policy principle can be 
met. 

2.3 In all instances, chalet developments should appear to be integrated 
into the surrounding landscape, and should not be detrimental to the 
visual amenity and quality of either the landscape or the built 
environment.  The scenic qualities of the Local Development Plan 
area and the rich diversity of its natural and cultural heritage are 
important assets, particularly in relation to tourism, which any new 
development must respect.  Proposals will be considered not only in 
terms of their individual landscape impact, but also with regard to any 
cumulative impacts that may arise with any other existing or proposed 
features in the landscape.  Proposals should comply with Local 
Development Plan policies related to landscape, and where located in 



 
 

designated landscapes such as the National Scenic Area, or Local 
Landscape Areas, also with policies related to these designations.  In 
particular, 'Primary Policy 9 Managing landscape change', 'Policy 9.1 
Protecting special landscapes' and Supplementary Guidance 27 and 
28 will be relevant to the assessment of applications. 

2.4 Developments should be sited in unobtrusive locations, avoiding 
skylines, prominent hillsides or exposed sites.  Only sites that are well 
screened from major viewpoints by existing landform and/or existing 
planting or landscape features, are likely to be suitable for 
development.  Views towards lochs are a significant tourism asset, 
and it is understandable that developers of chalet sites may wish to 
capitalise on such views by siting chalets loch-side, however, such 
sites can be visually obtrusive and should be avoided; loch views can 
be achieved sensitively from other locations. 

2.5 Siting chalet buildings against a backdrop of trees or within woodland 
settings can assist in achieving integration with the landscape.  
However, there is a need to ensure that the trees and vegetation that 
create the setting are adequately protected.  Proposals must comply 
with 'Policy 9.3 Development impacts on trees and hedgerows', and 
further information can be found in Supplementary Guidance 31 and 
32.  Wherever possible, existing trees, hedgerows, and other 
attractive landscape features should be retained and integrated into 
the development, and protected during construction.  Sites requiring 
extensive screening with new. 

3.8 Policy 7.1: Archaeology & Historic Building Recording  

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

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

Assessment 

3.9 The site is located within a Local Landscape Area and in an area of 
countryside as defined in the adopted Stirling Local Development Plan 2014.  
The above policies and supplementary guidance relating to tourism 
development, chalets and local landscape areas are relevant. 

3.10 The use of the proposed chalets is for holiday letting and not residential and 
therefore Development Plan policy and supplementary guidance relating to 
housing in the countryside is not a relevant consideration in this case.  

  



 
 

3.11 The application site is within an area which previously comprised tree 
planting.  This has largely been cleared.  The tree cover was a combination of 
mature trees on a higher level and young trees on a lower level.  At a site 
meeting with the agent, it was confirmed that all of the remaining mature trees 
on the site are to be retained in the proposed chalet development.  Following 
the tree clearance, there have been engineering operations in terms of import 
of earthworks which have caused harm to the visual amenity of the site.  The 
tree loss has resulted in some loss of visual amenity of the site.  However, the 
impact of the tree clearance on the wider setting of the Sauchieburn Estate is 
very limited.  In determining the planning application, the Planning Authority 
requires to consider the impact of the proposed building on the existing site 
conditions and not on the previous tree removal.  A determining issue is 
whether the proposals would enhance the site appearance and what the 
impact on the wider area would be from the proposed new build. 

3.12 Although there has been considerable tree clearance at the site, the proposed 
development, with minor remodelling of the existing ground works and new 
tree planting, would assimilate the chalets and new road and parking into the 
surrounding landscape.  The layout drawing indicates the relatively open area 
would be replaced by built development.  The transformation of the site to a 
chalet development would have a significant visual impact that would only be 
local to the site and the private road along the site frontage. 

3.13 The area surrounding the site is attractive and has a high amenity value.  The 
visibility of the site from public roads to the east (Chartershall Road and New 
Line Road) is restricted due to the topography of the fields between the site 
and these public roads, and the screening from tree plantations.  The site is 
visible from Chartershall Road, at a single point adjacent to the house – 
‘Rogerhead’.  From this viewpoint, the site is not easy to discern due to the 
large backdrop of the substantial Middlethird Wood that forms part of the 
Sauchieburn House estate grounds.  The proposed chalets would be situated 
against a backdrop of trees and within a woodland setting.  The site is in a 
location where the established landscape setting could visually absorb the 
proposed 12 chalets, road and parking without it being visually prominent 
within the natural environment.   

3.14 The engineering operations that are required to form the internal access road, 
a level area for the construction for the lodges, and the parking at the chalets, 
would not be harmful to the wider landscape setting.  The parking is in the 
main located at the rear of the chalets and the presence of cars parked within 
the site will visually jar against the natural woodland setting. 

3.15 The application proposes private drainage for the 12 chalets from a 
Klargester sewerage treatment plant with discharge to a soakaway - this 
would be regulated in its location and design by building standards and the 
Scottish Environment Protection Agency (SEPA).  A private water supply is 
proposed that would be provided by way of an extension to the existing water 
supply which serves the various properties within the estate.  Heating of the 
cottages is proposed from an air source heat pump and a wood burning 
stove.  The water, drainage and heating proposals are acceptable from a 
planning viewpoint although further assessment of the detailed specification 
for water and drainage will require approval from these other Authorities.  
Condition 14 requires the developer to demonstrate, before works begins on 
site that adequate drainage capacity is available for the approved 
development and this will include authorisation from SEPA. 



 
 

3.16 A Sustainable Urban Drainage System must be put in place to capture roof 
and hard standing drainage.  There is sufficient ground within the site to 
design and implement a drainage scheme to deal with all surface water from 
the development – a condition has been applied which requires the developer 
to demonstrate, before works starts, that a scheme for the discharge of 
surface water is adequate.  The condition requires details of measures to 
ensure any runoff from adjacent land does not flood to the proposed chalets, 
details of any drainage to be installed to ensure water is diverted away from 
the chalets, finished floor levels relative to ground levels and measures to 
ensure there is no increased flood risk downstream.  The consultation reply 
from the Flood Officer has been taken into account. 

3.17 The consultation reply from Roads Development Control supports the 
application subject to a condition to ensure access along the core path is 
protected – this is included in Condition 15 of the recommendation.  The 
consultation reply from Roads states that the private access road is, for the 
main part, suitably surfaced with passing places and several traffic calming 
features in the form of raised humps.  On parts of the private road leading to 
the site, there are pot holes.  In the event of the grant of planning permission, 
a condition requires to be applied which states that no development be 
carried out on the chalet building within the site until the private road to the 
site, from the connection with the public road to the north east, is repaired in 
accordance with proposals submitted to the Planning Authority for written 
approval.  The recommendation includes a condition (number 16) which 
requires the upgrade of the private road that is within the control of the 
applicant to repair, following completion of the works. 

3.18 The chalet design in relation to vertical scale (height 7 metres), footprint ( 8.7 
metres wide and 10.24 metres long) , ridged roof form, vertical windows, low 
veranda, and finishing materials (cedar wall cladding and natural slate roof) 
all complies with the Council’s design guidance (SG35) on chalets. 

3.19 Policy 15.1 of the Local Development Plan supports proposals for chalet 
developments where the landscape can accommodate such development 
without it being visually prominent.  Given the topographical setting of the site 
and its relationship to adjacent landform, the proposal achieves this objective.  
Moreover, it also shows a reasonable set back of all of the chalets from the 
adjacent Middlethird Wood area and achieves a balance of having regard for 
the ancient woodland and wildlife, and the development of accommodation to 
facilitate tourism relatively close to Stirling. 

3.20 There is an oil pipeline to the west of the site.  INEOS have advised that the 
proposal will have no impact on their pipeline. 

3.21 The proposed chalets are well set back from housing in the local area – the 
chalets are approximately 170 metres from the nearest house to the south-
east at Old Sauchie and as such the proposal for a wood burning stove and 
flue for the chalets is very unlikely to result in a smoke and smell nuisance at 
surrounding properties. 

3.22 The recommendation includes a condition requiring an archaeological 
programme of works as advised by the Council’s archaeologist. 

  



 
 

3.23 In conclusion, the proposed location, siting and design of the chalets  would 
comply with the relevant Local Development Plan Policies 15.1 for holiday 
letting accommodation and 9.1 for Local Landscape Areas, and the 
Supplementary Guidance (SG35) on chalet development which includes the 
holiday chalets.  

Objections 

3.24 Six objections/comments have been received that are summarised as follows: 

(a) The layout and design does not take into account disabled users. 

Response: There is no scope under planning law for the Planning Authority to 
take into account any disability and equality related legislation – disability 
issues are covered at the Building Warrant stage. 

(b) Inappropriate location and adverse impact on natural environmental. 

Response: The impact on the wider environmental and on the designated 
local landscape area would be limited due to existing substantial tree 
plantations and the topography of fields to the east of the site that would by 
and large screen the site from long range views. 

(c) Traffic pollution from car emissions. 

Response: The consultation reply from Environmental Health did not object on 
the grounds of air pollution – the traffic generated from 12 chalets in a rural 
area would not result in a level of air pollution that would count against the 
planning application. 

(d) Emergency Services: The site is a long way from the public road for 
an ambulance and fire engine. 

Response: The site is accessible for emergency motor vehicles. 

(e) Public access requires to be maintained on core path. 

Response: Condition 15 requires that the access rights on the core path be 
maintained along both the core path during and after the construction.  

(f) Scottish Wildlife Trust – the site is a classed as an Ancient Woodland, 
Semi-ancient woodland or Plantation on Ancient Woodland Site 
(PAWS).  The woods are likely to be of high value in relation to nature 
and landscape.  There is a presumption against development in this 
area.  The woodland should be restored as soon as possible. 

Response: There is not a presumption against the development in principle.  
In any case, the siting of the proposed chalets does not require any tree 
removal.  The planning permission must assess the site in its current 
condition and could not consider tree removal that was carried out 
approximately 5 years ago.  The proposal will enhance the site through high 
quality chalet design and new tree planting.  Condition 7 of the 
recommendation requires new planting. 



 
 

(g) Woodland Trust Scotland – Loss of ancient woodland of a site which 
is Long Established of Plantation Origin (LEPO) – due to the length of 
time it has existed there are vital links between plants, animals and 
soil and the woodland is of great ecological value.  Where woodland is 
removed in association with development then developers will 
generally be expected to provide compensatory planting.  Loss of 
habitat through chalet construction.  Waste dumping in adjacent 
woodland. 

Response: The application does not propose any tree removal.  The 
recommendation takes into account the objections as follows - Condition 7 of 
the recommendation requires new planting.  Condition 11 would require the 
developer to obtain written authorisation for any further tree removal.  
Condition 17 requires proposals for waste removal. 

(h) Pollution from surface water run-off: 

Response: Condition 14 in the recommendation requires a detailed scheme 
for the discharge of all surface water within the site be submitted to the 
Planning Authority and approved in writing. 

(i) Light Pollution: Near to an ancient woodland and so the proposed 
development is likely to substantially effect the behaviour of species 
active during dawn and dusk twilight or nocturnal species such as 
moths, bats and certain bird species and result in decline of some 
species. 

Response: Condition 9 of the recommendation requires proposals for new 
lighting.  Outwith the chalets, the lighting is to be limited to bollard style 
lighting only.  Proposals for switch off times for the lighting, that takes into 
account dawn and dusk twilight and nocturnal species in the adjacent ancient 
woodland is also included. 

(j) Noise Pollution from use of chalets will reduce bird diversity, however 
may have a benefit of reducing deer pressure. 

Response: The Council’s planning policy is to site chalets where there are 
trees for visual assimilation – the proposal shows a reasonable set back of all 
of the chalets from the adjacent ancient woodland at the Middlethird Wood 
area which is considered to be acceptable. 

(k) Contrary to the Local development Plan (LDP) - the current proposal 
would be contrary to the Local Development Plan Policy 15.1 and 
Supplementary Guidance (SG35) relating to tourism accommodation 
and chalets development. 

Response: The application complies with these policies for the reasons set 
out in the Assessment section above.  

(l) Approval could set a precedent for further chalet development. 

Response: The application covers the whole site and so any planning 
application to either increase the number of chalets on the site would be 
assessed on their own merits – any approval of the current apply does not 
imply support or otherwise for an increased chalet development. 



 
 

(m) The landscape character, scenic interest and qualities of the area will 
undoubtedly be adversely affected by the presence of 12 chalets 
(each with 1.5 storeys) and up to 24 cars.  The proposed development 
will not be adequately screened by woodland because many of the 
pre-existing trees have already been felled by the applicant.  There 
will be a negative visual impact from various directions, including from 
the top driveway leading from Old Sauchie to Sauchieburn House.  
The overall effect would be unacceptable on aesthetic grounds to 
many people who enjoy that part of the countryside. 

Response: The proposed development is largely screened by existing tree 
planting and field topography.  The backdrop of the woodland and new 
planting that is required by a planning condition will assimilate the proposed 
development into the Local Landscape Area.  

(n) It would also appear that, during the site clearance, damage has been 
done to limekilns in the area, which are of archaeological interest and 
worthy of protection. 

Response: As advised in the consultation reply from the Council’s 
archaeologist, the recommendation requires an archaeological programme of 
works - see consultation reply below. 

(o) Vehicular access to the development would be along the main 
driveway from the north entrance to Sauchieburn Estate.  The breadth 
and surface of that driveway is already inadequate for the existing 
volume of traffic including heavy construction vehicles and lorries 
transporting timber for the applicant’s logging and sawmilling 
business.  There are still numerous pot holes which have never been 
properly repaired and these could cause a hazard for drivers.  The 
planning statement refers to the repair of pot holes and maintenance 
of the driveway to an appropriate standard but the applicant has 
repeatedly failed to bring the driveway up to an acceptable standard. 

Response: See Condition 16 in the recommendation that requires a survey of 
the road and repair after construction of the chalets is complete. 

(p) Waste collection: The applicant no longer allows the Council refuse 
vehicles to enter the Estate.  It would be completely unacceptable for 
possibly over 30 refuse bins to be deposited outside the main gate of 
the estate for weekly collection in close proximity to other dwelling 
houses. 

Response: Condition 17 requires proposals for the location and design of the 
bin collection. 

  



 
 

4. POLICY/RESOURCE IMPLICATIONS AND CONSULTATIONS 

Policy Implications   

Equality Impact Assessment No 

Strategic Environmental Assessment No 

Single Outcome Agreement No 

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

Sustainability (community, economic, environmental) No 

Effect on Council’s green house gas emissions No Effect 

Strategic/Service Plan No 

Existing Policy or Strategy No 

Risk No 

Resource Implications  

Financial No 

People No 

Land and Property or IT Systems No 

Consultations  
Internal or External Consultations Yes 

 

Equality Impact Assessment 

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

Strategic Environmental Assessment 

4.2 Due to limited scale of the proposal for 12 chalets, the proposal does not 
require an Environmental impact Assessment. 

Serving Stirling 

4.3 Not applicable. 

Single Outcome Agreement 

4.4 The applications has no implications for the single outcome agreement. 

Other Policy Implications 

4.5 There are no other policy implications. 

Risk 

4.6 None. 

Resource Implications 

4.7 None. 

  



 
 

Consultations 

4.8 Transport Development (Roads): The application site is located within 
Sauchie Estate.  Access to the site is proposed via Chartershall Road/Pirnhall 
Road and thereafter via a private access road leading to the estate and 
several dwellings.  The private access road is, for the main part, suitably 
surfaced with passing places and several traffic calming features in the form 
of raised humps. 

There is a core path B9078Bb/63 that runs along the eastern side of the 
proposed development site, from Chartershall Road to Old Sauchie, and the 
path and the driveway that runs on the south western side of the development 
towards Sauchieburn House.  In accordance with sections 149 and 150 of 
Scottish Planning Policy, it is recommended that the core path and driveway 
be protected for the operation of access rights both during the construction 
process and beyond.  The following conditions are advised for inclusion in the 
grant of any planning permission: 

1. During construction, access rights shall be maintained along both the 
core path and driveway. 

2. The siting of the holiday cottages or its associated grounds shall not 
interfere with the exercise of access along the core path and driveway. 

3. The sitting of the holiday cottages or its associated grounds shall not be 
used to exclude access rights along the core path or driveway under 
Section 6 of the Land Reform (Scotland) Act 2003, or otherwise used to 
deny the exercise of access rights.  

It is recommended that the above conditions be secured through a Section 75 
Legal Agreement with the land owner/developer, to ensure that the core path 
and the driveways integrity are preserved and that the development does not 
restrict access to the Estate in the future.  

In addition to the above it is recommended that the applicant liaise with all 
owners of the private access road to ensure measures are put in place to 
ensure the integrity of the access road is preserved throughout the 
construction process and beyond.  It is further recommended that 
carriageway improvement works be carried out to the initial section of private 
road from its junction with the C55 Chartershall Road (It is noted from the 
submitted Access Statement that improvements are proposed to the access 
road which are welcomed). 

4.9 Service Manager (Environmental Health): The proposed site is located on 
top of a former quarry and therefore the addition of the full contaminated land 
conditions are recommended.  Construction hours require to be restricted.  
The installation of the Air Source Heat Pumps could produce a potential noise 
nuisance to chalet guests and neighbouring premises.  As such it is 
recommended that consideration be taken when determining the position of 
the pumps to limit possible cause of complaint.  It should be noted that this 
department would be obliged to investigate complaints of nuisance and 
possibly require remedial action.  Any water provided from a private water 
supply for human consumption purposes should be suitably treated to ensure 
that it is wholesome and meets the standards for both microbiological and 
chemical parameters as set out in the Private Water Supplies (Scotland) 



 
 

Regulations 2006.  Details of the water supply source, distribution system and 
intended treatment should be submitted to this department for approval prior 
to any work commencing.  There is potential for smoke and smell nuisance at 
surrounding properties due to installation of the wood burning stove and 
associated flue.  Once operational, Environmental Health would be obliged to 
investigate any complaints of nuisance and possibly require remedial action.  
At this stage, the applicant has not provided details of the make and model of 
the stove or details of the flue.  Environmental Health is therefore unable to 
assess the potential for emissions and the adequacy of the flue.  Installing 
and operating in accordance with manufacturer’s instructions (and in 
particular using the correct fuel at all times) should help reduce the likelihood 
of complaints.  

4.10 Bridge & Flood Maintenance: No objection.  A Sustainable Urban 
Drainage System must be put in place to capture roof and hardstanding 
drainage.  In the event of planning permission being granted, a condition 
requiring details of measures to ensure any runoff from adjacent land does 
not cause a risk of flooding to the proposed properties.  This should include 
details of any drainage put in place to ensure water is diverted away from 
properties, finished floor levels relative to ground levels and any other 
measures implemented.  This will ensure there is no increased flood risk 
downstream.  These details should be submitted prior to construction 
commences. 

4.11 Scottish Water:  No reply   

4.12 Archaeologist (Stirling Council): The proposed development potentially 
impacts on the site of late 18th/early 19th century lime kilns which were 
destroyed by 2008.  However, it is not clear if any of the underlying 
foundations survive.  Such structures were a key element of the agricultural 
improvements of the early 19th century and helped create the current rich 
farming landscape.  As such these remains are potentially of Regional 
Significance.  The proposed development would destroy whatever survives of 
the kilns. 

While the proposed development has the potential to impact on Regionally 
Significant remains, their precise nature and extent is unclear and therefore, 
there is no objection to the development, however, if it does proceed, it is 
recommended that in advance of construction an experienced and suitably 
qualified archaeological contractor undertake the following programme of 
archaeological works by way of mitigation regarding the potential loss of the 
site:  

1) A photographic record of the current site conditions; 

2) The excavation of two 5m by 5m linear trenches in the immediate 
locale of the lime kilns to determine their presence or absence. 

If this exercise identifies archaeological features and finds of merit it is 
recommended that these be subject to some or all of the following: 
excavation, post-excavation assessment, post-excavation analysis, archiving 
and publication in an appropriate academic journal. 

In the event of planning permission being approved, a condition is advised 
that requires an archaeological programme of works. 



 
 

4.13 Health & Safety Executive: Assessment is required on effect of proposal in 
relation to the pipeline.  

4.14 National Grid Gas Transmission: No reply  

4.15 INEOS Manufacturing Scotland Ltd: The proposal will have no impact on 
their pipeline. 

4.16 Carron Valley and District Community Council: Object on the following 
grounds: 

Access/traffic.  Access roads around the area of the proposed development 
are barely suited to cope with present levels of traffic, with limited passing 
places, poor drainage, surface breakup and no means of speed control, the 
latter in particular a cause of concern to local residents.  To add short-term 
construction traffic and long term tourist traffic would be both inappropriate 
and foolhardy.  The developer has already blocked a core path along the 
main access route.  These electric gates have already caused problems for 
delivery drivers stuck on the wrong side during a recent planned electricity 
outage.  Any unplanned outage would cause concerns for access especially 
the emergency services.  

Access/rights of way.  There are serious and valid concerns that access to 
the proposed site and the wider area will be compromised and that Stirling 
Council may not have sufficient resources to enforce any agreement made 
with the applicant, if planning permission were granted.  Within the past few 
months the core path along the main access route has been blocked contrary 
to the Land Reform Act (Scotland) 2005.  

Landscape/Archaeology.  A set of limekilns, listed archaeological number 
NS78NE 21, has been destroyed by and much of the surrounding mature 
native woodland cut down over the past few years in an attempt, no doubt, to 
render it ‘a brownfield site’.  Following this, a considerable amount of work 
has been done, inconsistent with routine maintenance: the building of a 
gateway and a retaining wall, and the dumping of soil and rubble conveniently 
close to the siting of the proposed chalets.  

Woodland:  The importance of the woodland site requires to be taken into 
account. 

Out with the Local Development Plan: The proposed housing application 
constitutes a departure from the existing and draft local plan.  It constitutes 
over development in this rural area.  Existing Stirling Council strategy for 
housing in the countryside specifically precludes creating new hamlets or 
villages.  One can apply to infill small groups of existing housing, up to a 
maximum end number of 6 adjacent houses.  This application would create a 
completely new hamlet setting whether for letting or not, and in a gated 
community.  What is there to stop the applicant from moving from a “holiday” 
let situation to one of longer term/temporary or permanent letting or even 
selling for residential use?  If this is allowed, then the Council’s own Housing 
in the Country Policy is at serious risk of being implemented.  

Water Supply. The developer states that potable water will be supplied from 
the existing private water supply, which currently supplies residential 
properties owned by the developer.  This application is for a commercial 



 
 

business.  Surely any private water supply for commercial purposes would be 
to be tested and regulated by SEPA.  There is no indication that this is the 
case.  Should SEPA not be asked to provide comment?  

Refuse Collection: This is a commercial development and if granted planning 
permission, then refuse has to be collected from the actual site and not as at 
present site for residential collection.  The location and space for the current 
residential collection site is too small and is in an inappropriate site to be 
enlarged.  

Precedent: What is there to stop this being the first of many applications for 
additional properties being built on this particular area to create an extensive 
new “village” of residential properties for holiday let or for more permanent let 
or sale?  This is not an existing community, there are no holiday homes in the 
area, and the style of the proposed chalets is not in keeping with other local 
architecture.  As suggested above, we are concerned about the thin end of 
the wedge.  The encouragement of tourism should not be a mitigating factor.  

5. BACKGROUND PAPERS 

5.1 Planning Application file 17/00357/FUL.  File can be viewed online at:  
http://pabs.stirling.gov.uk/online-
applications/applicationDetails.do?activeTab=documents&keyVal=OPMYO8P
I0CE00. 

6. APPENDICES 

6.1 Appendix 1 – Conditions and Reasons. 
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ERECTION OF 12NO. HOLIDAY CHALETS AND PROVISION OF ASSOCIATED 
SUPPORTING INFRASTUCTURE AT LAND 190 METRES NORTH OF BARNS 
KNOWE, STIRLING - SPECTRUM PROPERTIES SCOTLAND - 17/00357/FUL 

 
 
Approve, subject to the following conditions: 
 
1 Programme of Archaeological Works: No works shall take place within the 

development site until the developer has secured the implementation of a 
programme of archaeological works in accordance with a written scheme of 
investigation which has been submitted to and approved by the Planning Authority.  
Thereafter the developer shall ensure that the programme of archaeological works is 
fully implemented and that all recording and recovery of archaeological resources 
within the development site is undertaken to the satisfaction of the Planning 
Authority.  Such a programme of works could include some or all of the following 
archaeological excavation, public engagement and open days, preservation in situ, 
post-excavation assessment and analysis, publication in an appropriate academic 
journal and archiving. 

 
2 Comprehensive Contaminated Land Investigation: Prior to commencement of 

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

 
3 Detailed Remediation Strategy: Where the risks assessment identifies any 

unacceptable risk or risks as defined under Part IIA of the Environmental Protection 
Act 1990, a detailed remediation strategy shall be submitted to the Planning Authority 
for approval.  No works, other than investigative works, shall be carried out on the 
site prior to receipt of written approval of the remediation strategy by the Planning 
Authority. 

 
4 Remediation: Remediation of the site shall be carried out in accordance with the 

approved remediation plan.  Any amendments to the approved remediation plan shall 
not be implemented unless approved in writing by the Planning Authority. 

 
5 Confirmation Work Carried Out: On completion of the remediation works and prior 

to the site being occupied, the developer shall submit a report to the Planning 
Authority confirming the works have been carried out in accordance with the 
remediation plan. 

 
6 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. 

  



 
 

7 Landscape - New Planting: No development shall take place until details of new 
planting proposals with details of ground preparation, species, nursery stock size and 
density of planting and areas of grass seed/turf have been submitted to and 
approved in writing by the Planning Authority. 

 
8 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. 

 
9 Landscape - Lighting: Outwith the chalet buildings, the lighting shall be limited to 

bollard style lighting only.  The proposals required by this Condition shall also include 
switch off times for the lighting that takes into account dawn and dusk twilight and 
nocturnal species in the adjacent ancient woodland. 

 
10 Landscape - Maintenance: No development shall take place until a detailed 

statement illustrating the proposed provisions for the establishment and maintenance 
of all areas of landscaping including identification of persons responsible for 
maintenance, and any proposed phasing of works has been submitted to and 
approved in writing by the Planning Authority. 

 
11 Landscape - No Topping, Lopping or Felling: No trees, shrubs or hedges within 

the application site shall be topped, lopped, felled or uprooted without the prior 
written consent of the Planning Authority. 

 
12 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. 

 
13 Potable Water Supply: A potable water supply shall be provided for the approved 

chalets before any are used for tourist accommodation.  Prior to the start of any work 
on site, details of the proposed water supply source, distribution system and intended 
treatment shall be submitted to the Planning Authority for written approval. 

 
14 Foul Water Drainage: No development shall commence on site until the developer 

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

 
15 Surface Water Management: No development shall commence on site until the 

developer has demonstrated to the satisfaction of the Planning Authority a 
Sustainable Urban Drainage System for the approved development is adequate and 
a detailed scheme for the capture of all roof and surface water within the site is 
submitted to the Planning Authority and approved in writing.  The scheme shall 
include details of measures to ensure any runoff from adjacent land does not flood 
the proposed chalets, details of any drainage to be installed to ensure water is 
diverted away from the chalets, and finished floor levels.  The approved drainage 
scheme shall be implemented before any of the chalets are occupied. 

 
16 Core Path: At all times during and after construction of the approved development, 

access rights shall be maintained along both the core path and driveway and the 
siting of the holiday cottages and its associated grounds shall not exclude access 
rights along the core path or driveway. 

 



 
 

17 Private Road: Prior to the start of any development on site, a road condition survey 
shall be carried out of the private road providing access to the site that is under the 
control of the applicant and submitted for written approval.  Following completion of 
the approved development, a further road condition survey shall be carried out along 
with proposals for road repairs; and submitted to the Planning Authority for written 
approval.  The approved road repairs shall be carried out before the chalets are used 
for holiday letting. 

 
18 Waste Management Facilities: Prior to the start of work on site, proposals for the 

location of the bin collection point and design of the bin collection store shall be 
submitted to the Planning Authority and approved in writing.  The approved bin 
collection store shall be implemented prior to the use of the approved chalet units.  
The developer will be required to provide the new chalets with the necessary 
recycling and waste management facilities 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. 

 
19 Existing and Proposed Ground Levels: Prior to the start of any work on site, a site 

plan drawing showing existing and proposed ground levels and finished floor levels 
shall be submitted to the Planning Authority and approved in writing. 

 
20 Occupancy of Chalets:  The approved chalets shall be used for holiday letting only 

and for no other purpose. 
 
Reasons: 
 
1 To safeguard and record the archaeological potential of the area. 
 
2 To ensure potential risks arising from previous site uses have been fully assessed. 
 
3 To ensure the proposed remediation plan is suitable. 
 
4 To ensure the remedial works are carried out to the agreed protocol. 
 
5 To provide verification the remediation has been carried out to the Authority's 

satisfaction. 
 
6 To ensure all contamination within the site is dealt with. 
 
7 The proposed development and its location is such that landscaping is necessary to 

enable it to fit in with its surroundings, enhance the locality and the quality of the 
development itself for those using it and those affected by it. 

 
8 The proposed development and its location is such that landscaping is necessary to 

enable it to fit in with its surroundings, enhance the locality and the quality of the 
development itself for those using it and those affected by it. 

 
9 The proposed development and its location is such that landscaping is necessary to 

enable it to fit in with its surroundings, enhance the locality and the quality of the 
development itself for those using it and those affected by it. 

 
10 The proposed development and its location is such that landscaping is necessary to 

enable it to fit in with its surroundings, enhance the locality and the quality of the 
development itself for those using it and those affected by it. 



 
 

 
11 The proposed development and its location is such that landscaping is necessary to 

enable it to 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 To protect the occupants of nearby housing from excessive noise/disturbance 
associated with the implementation of this permission. 

 
13 In order to ensure that adequate water supply arrangements are made for the 

development hereby approved. 
 
14 In order to ensure that adequate and timeous drainage arrangements are made. 
 
15 To ensure there is no increased flood risk downstream and that adequate and 

timeous drainage arrangements are made for surface water within the site. 
 
16 In the interest of preserving public access and recreation. 
 
17 To ensure the private access to the site is suitable for the vehicular and pedestrian 

use associated with the approved development. 
 
18 To ensure that adequate waste management facilities are provided in accordance 

with the Council's standards. 
 
19 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. 
 
20 To ensure compliance with the Stirling Local Development Plan Policy 15.1 (b) (ii) in 

relation to tourism accommodation and chalet developments. 
 
 
  



 
 

 
Location of Development 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Reproduced by permission of Ordnance Survey on behalf of HMSO. © Crown copyright and database right 2017.  All rights 
reserved. Ordnance Survey Licence number 100020780 

 
  



 
 

 


