
Stirling Council Agenda Item No. 5 

Planning & Regulation 
Panel:  

Date of 
Meeting:  

26 June 2018 

Not Exempt 

Redevelopment of existing HMP YOI Cornton Vale to 
form Women's National Facility, including demolition of 
existing buildings, provision of new access, car 
parking, boundary treatment, and site landscaping at 
Cornton Vale Prison, Cornton Road, Cornton, Stirling, 
FK9 5NU - Scottish Prison Service On Behalf Of 
Scottish Ministers - 18/00175/PPP 

 

Purpose & Summary 

Planning Permission in Principle is sought from the Planning and Regulation Panel by the 
Scottish Prison Service to the redevelopment of the existing prison site to form a Women’s 
National Facility. 

This application is a major planning application under the terms of the Town and Country 
Planning (Hierarchy of Developments) (Scotland) Regulations 2009. 

This report forms the Report of Handling for the planning application in compliance with 
the Town and Country Planning (Development Management Procedure) (Scotland) 
Regulations 2013.   

Recommendations 

Panel is asked to: 

1. approve the application subject to the conditions set out in Appendix 1. 

Resource Implications 

Not applicable. 

Legal & Risk Implications and Mitigation 

Not applicable.   



1. Background 

1.1. Not applicable. 

2. Considerations 

The Site 

2.1. The site (approximately 9.5 hectares) lies to the east of the River Forth, but set 
back from it, west of the B823 (Cornton Road), north of the housing along Castle 
Vale and south of the existing housing at Vale Grove/Forth Park.  The site lies 
within the countryside and within the Green Belt between Stirling and Bridge of 
Allan. 

The Proposal 

2.2. The proposal seeks Planning Permission in Principle to redevelop the existing 
HMP and YOI Cornton Vale to establish a new, smaller national facility to 
accommodate female offenders.  The facility is designed to hold up to 80 women 
with an assessment centre which can provide accommodation for a further 25 
women.  This is a considerable reduction in the current capacity of the prison which 
had previously held up to 450 women.  The new facility will continue to hold women 
of the same category as the existing establishment.  

2.3. It is proposed that the development will be undertaken in phases so that a fully 
functioning establishment can remain throughout the construction period.  The 
majority of buildings on site will be demolished with the exception of the buildings 
to the south of the site (the existing entrance building, Ross House, Peebles & 
Skye Buildings).  A temporary secure perimeter boundary will run west to east 
across the site which will retain security whilst enabling development of the larger 
portion of the site to the north.  On completion of the first phase the occupants will 
be relocated to the new facility thereby allowing the demolition of all the remaining 
existing buildings (including the Family Centre currently located outwith the secure 
boundary to the south of Castle Vale). 

2.4. The proposal will result in the perimeter fence being drawn slightly further back into 
the site.  The perimeter fence will be the same height (5.2 metres) as the existing 
fence with all similar security systems, lighting and CCTV coverage.  The existing 
staff car park to the south of the site is to be removed and a new car park will be 
provided to the south east of the new facility, providing space for staff and visitors 
(130 spaces).  The proposal includes relocating the existing northbound bus stop 
to the existing lay-by to the north so that it lies closer to the proposed main 
entrance.  

2.5. All the current buildings within the site are to be demolished (subject to a phasing 
programme) and a series of new buildings erected.  The buildings have all been 
carefully designed with the welfare of the women and security being key aspects 
within the design.  The Independent Living Units currently sited at the eastern 
boundary of the prison outwith the secure fencing, facing Cornton Road, will be 
demolished and all buildings relating to the new facility will be inside the new 
secure perimeter fence. 

2.6. The buildings will be a mixture of one and two storey buildings – single storey 
accommodation buildings and two storey support buildings.  The site layout will 
comprise: 1) Front of house building (secure public entrance; vehicle locks, energy 



centre, staff and administration facility, replacement Family Help Hub); 2) Central 
Facilities Hub (Estates and stores, laundry, health centre, kitchens, hub space and 
dining, education and gym); 3) 2 x single storey accommodation buildings to the 
west of the site (providing a range of accommodation for different custodial groups 
such as mother and baby, young offenders, remand etc.); 4) Assessment Centre 
located to the north east of the site; 5) quiet retreat building to the north west of the 
site, and 6) Grounds maintenance and animal care building to the south east of the 
site. 

2.7. Whilst the application has been submitted for Planning Permission in Principle, the 
application has included a substantial amount of information, including the location 
of all buildings on site, a full series of elevations and floor plans (it should be noted 
that for reasons of security detailed floor plans have not been included).  This was 
partly as a consequence of Scottish Prison Service’s requirements and how they 
manage risk within development proposals whilst ensuring requirements are met 
within the construction contracts.  This means that little information is required in a 
future Matters Specified by Condition submission. 

Previous History 

2.8. There are no applications within recent years of relevance to this proposal. 

Consultations 

Roads Development Control: 

2.9. No objection subject to conditions relating to: 

2.9.1. Access Arrangements; 

2.9.2. Footway; 

2.9.3. Road Safety Audit; 

2.9.4. Core Path; 

2.9.5. Car Parking; 

2.9.6. Cycle Parking; 

2.9.7. Bus Stop; 

2.9.8. Travel Plan; and 

2.9.9. Construction Management Plan. 

2.10. Advice Note regarding Consent for a Road Opening Permit. 

Cornton Community Council: 

2.11. Consulted on 28 March 2018.  A reminder was sent 31 May 2018, but no response 
has been received. 

Bridge of Allan Community Council: 

2.12. Consulted on 28 March 2018.  A reminder was sent on 31 May 2018, but no 
response has been received. 

Service Manager (Environmental Health): 

2.13. No objection subject to the inclusion of the standard contaminated land conditions. 

Bridge & Flood Maintenance: 

2.14. No historical records of flooding at the site and no predicted flooding up to and 
including the 200 year event.  No objection subject to conditions being met 
regarding finished floor levels, submission of maintenance regime to the culvert 



into which drainage will discharge and the submission of a risk assessment and 
method statement as to how a blockage of the culvert would be managed. 

Scottish Environment Protection Agency (East): 

2.15. No objection. 

2.16. Flood Risk:  Development outwith the 1 in 200 year functional floodplan and the 
site was not flooded in Dec 2006.  Review of Flood Risk Assessment indicates that 
the site is within the 1 in 200 year plus climate change flood extent of the Allan 
Water and River Forth; suggest raising finished floor levels (above 10.00mAOD) to 
ensure provision remains operational during a flood event.  Although they do not 
object to the demolition and erection of a prison within the current prison grounds, 
as there is no increase in vulnerability, they would look more supportively upon the 
relocation of the prison to an area not at risk of flooding.  

2.17. Surface Water Drainage:  Surface Water drainage proposals are similar to those of 
pre-application with the exception of a basin provided in place of underground 
storage.  Unclear how the dry swales will work.  Source control should be provided. 

2.18. Foul Water Drainage:  Discharge proposed to the public sewerage system 
therefore matter for Scottish Water. 

Scottish Natural Heritage: 

2.19. River Teith SAC:  Based on the information presented in the Preliminary Ecological 
Appraisal, the proposal will not have a significant effect on any qualifying interests 
either directly or indirectly.  An appropriate assessment is not required. 

2.20. European Protected Species:  Preliminary Ecological Appraisal outlines further 
survey work to determine the presence of bats and otter prior to demolition and 
appropriate mitigation should they be present.  If disturbance of European 
Protected Species is considered likely, SNH recommend developer applies to them 
for a licence. 

2.21. Other Protected Species:  Agree with mitigation provided in Preliminary Ecological 
Appraisal with regard to the presence of other protected species. 

Planning & Policy: 

2.22. Recommend condition regarding Programme of Archaeological Works. 

Representations 

2.23. Two letters of comment were submitted.  A resident of Forth Park wished to ensure 
that the landscape strip between Forth Park and the site was not affected as a 
result of this development.  

Response:  The application does not include any proposals to alter this landscape 
strip and the fence boundary will be moved further from Forth Park. 

2.24. The other writer did not make any comment other than noting that they had a 
“professional interest”.  The writer was contacted to establish whether they wished 
to make any comment beyond that of “professional interest” and they stated that 
they had no further comment to make.  

Local Development Plan 

2.25. Section 25 of the Town and Country Planning (Scotland) Act 1997 (as amended) 
indicates that in making any determination under the Planning Acts, regard is to be 
had to the Development Plan.  The determination shall be made in accordance 
with the Plan unless material considerations indicate otherwise.  The following 



provisions of the Development Plan are considered relevant to the consideration of 
this application. 

2.26. Development Plan policies of relevance include: Primary Policy 1: Placemaking; 
Policy 1.1: Site Planning; Policy 1.2: Design Process; Policy 1.3: Green Network 
and Open Space; Policy 1.5: Green Belts; Primary Policy 2: Supporting the Vision 
and Spatial Strategy; Primary Policy 3: Provision of Infrastructure; Policy 3.1: 
Addressing the Travel Demands of New Development; Policy 3.2: Site Drainage; 
Policy 3.3: Developer Contributions; Primary Policy 4: Greenhouse Gas Reduction; 
Policy 4.1: Low and Zero Carbon Buildings; Primary Policy 5: Flood Risk 
Management; Primary Policy 6: Resource Use and Waste Management; Policy 
7.1: Archaeology and Historic Building Recording; Primary Policy 8: Conservation 
and Enhancement of Biodiversity; Policy 8.1: Biodiversity Duty; Policy 9.2: 
Landscaping and Planting in association with Development; Primary Policy 10: 
Forests, Woodlands and Trees; Policy 10.1: Development Impact on Trees and 
Hedgerows; Primary Policy 13: The Water Environment.  These policies are also 
supported by a number of Supplementary Guidance documents. 

2.27. Stirling Local Development Plan: Proposed Plan, June 2016 - The Proposed Plan 
represents the settled view of the Council on the sites which should, and should 
not be developed during the Local Development Plan period of 2015-2027 to 
provide a generous supply of land for housing.  

2.28. The Council has not yet progressed a Modified Local Development Plan to Council 
for approval. 

Other Planning Policy 

2.29. None 

Assessment 

2.30. The proposal seeks to redevelop a site currently used as a prison for a prison, 
albeit as part of a wider new approach that the Scottish Government are adopting 
to support female offenders in custody.  

2.31. Primary Policy 1 requires developments to be designed and sited, not only with 
reference to their own specifications and requirements, but also in relation to the 
character and amenity of the place where they are located.  This development will 
bring the boundary fence slightly further from existing residential properties.  While 
the car park to be extended will be larger, it is in the same location as an existing 
car park with areas of planting to break it up.  An existing car park will be removed 
and landscaped.  Due to the inherent need for security within this development, the 
overall design is centred on the applicant’s specifications and requirements.  
Nonetheless, given the existing use of the site and the distance of any proposed 
building from the boundary, there is not considered to be any impact on the 
existing character or amenity of the place.  Furthermore, it is considered that the 
proposal respects the character of the Green Belt.  The site is also a proposal for 
redevelopment thereby reducing the need to encroach onto greenfield land.  It is 
considered that the proposal complies with Primary Policy 1. 

2.32. Policy 1.1 seeks to ensure that all new development contributes in a positive 
manner to the quality of the surrounding built and natural environment and lists a 
number of criteria that must be satisfied.  Unlike any other development, there are 
no proposals to connect this site with its surroundings.  There is a footpath (Core 
Path) which runs to the west of the site, between the site and the river.  This 
proposal will not result in any long term adverse impact on that footpath.  It is 
considered that the design of the buildings is appropriate to the wider surroundings 
in terms of appearance, position, height, scale and massing, notwithstanding that 



only planning permission in principle is being sought at this stage.  The buildings 
have not been designed in a manner to create an inclusive place for people, since 
access to the site needs to be strictly controlled, however the buildings within the 
site have been designed to ensure that they are safe and accessible within the 
grounds of the facility.  It is not considered that any of the existing buildings 
contribute to the local townscape and there is no objection to the demolition of 
these buildings.  It is considered that, given the restrictions that need to be 
imposed in terms of accessing a prison facility, on balance the proposal complies 
with Policy 1.1. 

2.33. Since this proposal does not encroach on areas of open space, as defined within 
the Local Development Plan, and will not adversely affect the footpath to the west 
of the site, it is considered that the proposal complies with Policy 1.3. 

2.34. Policy 1.5 requires development to preserve the openness of the Green Belt and 
should not undermine their core role and function by individual and cumulative 
impacts.  In this case, the proposal is the redevelopment of an existing site for the 
same use.  The buildings will not be any higher than the existing nor will the site 
encroach into previously undeveloped land.  It is therefore considered that there 
will be a neutral impact on the core role and function of the Green Belt.  It is 
considered that the proposal complies with Policy 1.5.  

2.35. Primary Policy 3 (Provision of Infrastructure) seeks to manage and enhance 
existing infrastructure and reduce the demands for new infrastructure.  Policy 3.1 
(Addressing the Travel Demands of New Development) seeks to ensure that new 
development is located where safely and conveniently accessible by walking, 
cycling and public transport as well as by motor vehicle.  Furthermore, 
development should aim to reduce its travel demand.  Since this proposal reduces 
the number of women held on site from 450 to a total of 105, the new facility will 
have a significant reduction in women and staff numbers accessing the site 
compared to the previous operation.  The site also benefits from existing 
pedestrian, cycle and public transport infrastructure and is considered acceptable 
for the anticipated level of trips generated by the proposed facility.  The proposal 
includes relocating the existing northbound bus stop to the existing lay-by to the 
north so that it lies closer to the proposed main entrance.  Stirling Council’s Public 
Transport Team are content with the principle of this.  It is considered that the 
proposal complies with Primary Policy 3 and Policy 3.1.  

2.36. Policy 3.2 (Site Drainage) Foul drainage is to be connected to the public sewer and 
surface water drainage will be treated by a Sustainable Drainage System.  It is 
considered that the proposal complies with Policy 3.2. 

2.37. Primary Policy 5 (Flood Risk Management) seeks to ensure that development 
proposals on areas shown to be at risk of flooding in SEPA Flood Maps should be 
avoided.  The site is close to the River Forth and Allan Water however SEPA had 
no objection to the proposal on flood risk grounds.  A Flood Risk Assessment was 
submitted in support of the application.  The site is within the 1 in 200 year plus 
climate change flood extent of the Allan Water and River Forth however is not at 
risk from this source of flooding though access and egress could be affected if 
there is an area of inundation on Cornton Road.  Since the site is within the 1 in 
1000 year flood extent, a condition has been recommended to ensure finished floor 
levels are at 10 metres AOD (though it should be noted that the submission 
included floor levels within the building already set above 10 metres AOD).  This 
will ensure that the prison remains operational during a flood event.  Since the site 
is a redevelopment of the existing facility, it is not considered that there will be an 
increase in flooding occurring elsewhere.  It is considered that, with the inclusion of 
conditions, the proposed development complies with Primary Policy 5.  



2.38. Policy 7.1 (Archaeology & Historic Building Recording) seeks to ensure that, where 
there is the possibility that archaeological remains may exist within a development 
site, an evaluation of any such remains should be arranged.  The application was 
supported by a Historic Environment Assessment.  The Council’s archaeologist did 
not raise any objection to the development providing a condition relating to a 
programme of archaeological works was undertaken.  This condition has been 
included within the recommendation therefore it is considered that the proposal 
complies with Policy 7.1.  

2.39. Primary Policy 8 (Conservation and Enhancement of Biodiversity) seeks to protect, 
conserve and enhance wildlife, its habitats and other natural features in 
international and national designated sites.  The development is close to the River 
Forth (40 metres to the west of the site) which is part of the River Teith Special 
Area of Conservation.  A Preliminary Ecological Appraisal was submitted in support 
of the application.  Scottish Natural Heritage considered that it was unlikely that the 
proposal will have a significant effect on any qualifying interests.  An appropriate 
assessment was not required.  It is considered that the proposal complies with 
Primary Policy 8. 

2.40. Material consideration:  The Scottish Government is seeking to take a different 
approach to how women in custody are dealt with.  The new approach seeks to 
keep women in custody closer to their families and allowing greater engagement 
with wider community services (including health and education), whilst keeping a 
national facility for those in need of greater support or security.  A series of small 
scale community custody units are proposed across Scotland.  

2.41. On balance it is considered that the proposal complies with the policies of the 
Development Plan and approval of this application is critical to assist in meeting 
the aim of the Scottish Government to adopt a more radical and ambitious 
approach to address female offending through the provision of a new small 
national prison alongside a number of smaller community-based custodial units 
across Scotland. The Scottish Prison Service are seeking to provide a facility which 
brings about change that is focused on individual recovery and that incorporates 
gender specific and trauma informed practice. 

3. Implications 

Equalities Impact 

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

Sustainability and Environmental 

3.2. The proposal was the subject of a Screening Opinion (April 2017) and it was 
confirmed that an Environmental Impact Assessment was not required.  

Other Policy Implications 

3.3. All relevant policies have been set out in section 2. 

Consultations 

3.4. As set out in section 2. 

  



4. Background Papers 

4.1. Planning Application file 18/00175/PPP.  File can be viewed online at: 

https://pabs.stirling.gov.uk/online-
applications/applicationDetails.do?activeTab=documents&keyVal=P5ZO11PI09C0
0  

4.2. List of determining plans: 

Stirling Council Plan No. Name Ref on Plan 
 

01 Location Plan 3741 S-AL(0)002  # 
 

03 Site Plan 3741  S-AL(0)120  # 
 

 

5. Appendices 

5.1. Appendix 1 - Conditions and Reasons. 
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(Local Outcomes Improvement 
Plan: 
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APPENDIX 1 

 

REDEVELOPMENT OF EXISTING HMP YOI CORNTON VALE TO FORM WOMEN'S 
NATIONAL FACILITY, INCLUDING DEMOLITION OF EXISTING 

BUILDINGS,,PROVISION OF NEW ACCESS, CAR PARKING, BOUNDARY TREATMENT, 
AND SITE LANDSCAPING AT CORNTON VALE PRISON,CORNTON 

ROAD,CORNTON,STIRLING,FK9 5NU - SCOTTISH PRISON SERVICE ON BEHALF OF 
SCOTTISH MINISTERS - 18/00175/PPP 

 

 

Approve subject to the following conditions: 

 

1 Matters Specified in Conditions:  Prior to the commencement of development on 
site, a further application(s) shall be submitted to and approved in writing by the 
Planning Authority.  The further application(s) shall include the following details: 

 a)  Elevations of all buildings including specification of materials. 

 b)  A Risk Assessment and Method Statement  

 c)  Access Arrangements: A detailed junction arrangement engineering drawing for 
each access (at a scale of 1:500) with reference made to the appropriate regulations 
and drawings, lane widths including TSRGD.  Details/annotations on the respective 
lane widths and visibility splays should be provided on the drawing. 

 d)  Road Safety Audit:  A Stage 1 Road Safety Audit, with accompanying Designer's 
Response. 

 e)  Bus Stop:  A drawing detailing amended kerblines, road markings, shelters, 
signage, etc. highlighting the proposed bus stop relocation.  The existing bus stop 
shall be permanently closed once the new bus stop comes into use.  

 f)  Construction Management Plan for each phase of the development.  

 g)  Culvert Maintenance Regime:  A maintenance regime (inclusive of access rights) 
to the culvert into which drainage will discharge. 

 h) Full landscaping details including maintenance regime.  

2 Finished Floor Levels:  Finished floor levels shall be no less than 10 metres AOD. 

3 Core Path:  Core Path 9078Ba/66 runs through the southwest corner of the site.  
This Core Path shall remain open during and post construction; in the event that 
there is a requirement to close the Core Path for a temporary basis in connection 
with construction works, this will require the written approval of the Planning Authority 
prior to temporary closure. 

4 Car Parking:  Car parking spaces shall be dimensioned 2.5 metres x 5 metres and 
be served by a 6 metre aisle width. 

  



5 Cycle Parking:  Cycle parking shall be provided in accordance with the rates 
provided in Stirling Council's Supplementary Guidance SG14:  Ensuring a Choice of 
Access for New Developments, with spaces provided as a combination of secure 
sheds or lockers (for employees), and Sheffield style stand (for visitors).  Cycle 
parking shall be located in a convenient and secure location and shall be available 
prior to the completion of the first unit of accommodation. 

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

7 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 by the applicant, agreed by the Stirling 
Council Planning Officer (Archaeology), 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 
in agreement with the Stirling Council Planning Officer (Archaeology).  Such a 
programme of works could include some or all of the following historical research, 
excavation, post-excavation assessment and analysis, publication in an appropriate 
academic journal and archiving. 

8 European Protected Species:  Works shall be carried out in accordance with the 
recommendations set out at Section 7 of the Echoes Ecology Ltd, Preliminary 
Ecological Appraisal (February 2017) which was submitted in support of the 
application. 

9 Remediation:  Remediation of the site shall be carried out in accordance with the 
approved remediation plan outlined in the Ground Investigation Report dated 
September 2017 produced by Johnson Poole and Bloomer consultants.  Any 
amendments to the approved remediation plan shall not be implemented unless 
approved in writing by the Planning Authority. 

10 Confirmation Work Carried Out:  On completion of the remediation works and prior 
to the site being occupied, the developer shall submit to the Planning Authority a site 
verification statement in accordance with CRL11 produced by the consultants, 
confirming the works have been carried out in regards to asbestos containing 
materials, contaminated made ground and gassing made ground are being carried 
out in accordance with CLR11, and obtain written approval from the local authority. 

11 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. 

 



Reasons: 

1 The present application is for planning permission in principle where further detailed 
information is required. 

2 To accommodate the 1000 year event due to the vulnerability of the asset and to 
ensure provision remains operational during a flood event. 

3 To ensure that the Core Path remains available for public use. 

4 To ensure that adequate parking is provided within the development to cater for the 
needs of staff and visitors. 

5 To ensure that facilities are provided for those travelling to the site by bike. 

6 In order to reduce dependency on the private car. 

7 To safeguard and record the archaeological potential of the area. 

8 To ensure that the appropriate mitigation is in place to limit the impact of the 
development on European Protected Species.  To ensure potential risks arising from 
previous site uses have been fully assessed. 

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

10 To provide verification the remediation has been carried out to the Authority's 
satisfaction. 

11 To ensure all contamination within the site is dealt with. 

 

Advisory Note: Pre-emptive works, comprising the demolition of buildings and the erection 
of a new, temporary security fence, are not considered in this instance to be works requiring 
the discharge of pre-commencement conditions though the demolition will still be subject to 
ecological checks as required by legislation.  

 

 

 

  



Location of Development 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Reproduced by permission of Ordnance Survey on behalf of HMSO. © Crown copyright and database right 2018.  All rights 
reserved. Ordnance Survey Licence number 100020780 

 




