
Stirling Council Agenda Item No. 9 

Planning & Regulation Panel 

Date of 

Meeting:  
2 October 2018 

Not Exempt 

Proposed Erection of Four Guest Chalets at Land Some 200 

Metres West Of East Lodge, Gargunnock - Mr David Stirling - 

18/00118/FUL 

 

Purpose & Summary 

The application seeks full planning permission for the erection of four guest chalets and 

associated infrastructure on land two hundred metres west of east lodge, Gargunnock.  This 

planning application has been referred to The Planning and Regulation Panel at the request of 

Councillor Graham Lambie who highlighted the community concerns centred on the inappropriate 

and overdevelopment of the site. 

Due to the date on which this application was validated it requires to be considered by the Panel 

under the procedures relevant at that time: Planning Procedures Prior to 12th June 2018. 

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 planning conditions set out at Appendix 1 to this 

report. 

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 lies on the north edge of the Estate, Five hundred metres west of Gargunnock, in 

a woodland sited between the Bield Farm and Watson House (New Leckie House).  

2.2. The site is relatively sheltered and flat, being sited immediately to the north of the 

northern escarpment face of the Gargunnock Hills.  The woodland is divided by a tarmac 

drive, traversing east to west, from the East Lodge to Watson House, which is designated 

as a Core Path.  To the north of the drive, the landform is characterised by a very steep 

drop to the field below and the woodland is categorised as mixed age, semi-natural, 

lowland, mixed deciduous woodland.  To the south of the drive, the woodland is of 

plantation origin, comprising a band of Sitka and Norway spruce along the drive, with 

mixed species woodland sited behind, planted c. 1950. 

The Proposal 

2.3. The application proposes the erection of four guest chalets within the wooded area 

described above.  The applicant proposes to access the development via a new access 

road, then down towards the existing junction with the C22 Gargunnock road.  The chalets 

are single storey with roof accommodation.  They have steep pitched roofs, with 

significant areas of glazing and are to be finished using a mixture of timber cladding, stone 

and it is a condition that the roofs are to be finished using a natural slate.  They are to be 

positioned amongst the trees. 

Previous History 

2.4. 17/00203/FUL Erection of Four Guest Chalets (Withdrawn). 

Consultations 

Gargunnock Community Council: 

2.5. Gargunnock Community Council objects to the application due to planning policy, 

environmental harm and inappropriate development.  The Community Council is 

concerned about impact on biodiversity, trees and local landscape quality.  The 

Community Council is also concerned that there is not a sufficient economic case for the 

proposals and that the siting and design of the chalets do not accord with Supplementary 

Guidance 35. 

2.6. The proposed chalets do not accord with the definition of chalets set out within 

Supplementary Guidance 35. 

2.7. Response:  The applicant has set out that the proposed chalets are to be used by paying 

customers intending to shoot on the estate and outwith the shooting season clients 

holidaying on the estate and undertaking other rural activities.  Within the Supplementary 

Guidance, chalets are defined as being used for the purposes of providing holiday letting 

accommodation.  It is considered that use of the chalets for shooting parties accords with 

this definition, as it will involve people staying within them for short periods (holiday) to 

carry out this rural activity.  In terms of the proposals meeting all aspects of the design 



criteria set out within the Supplementary Guidance, the guidance is not to be prescriptive, 

its aim is to encourage high quality design in harmony with local context, not precluding 

innovative or contemporary designs.  These proposals are considered to comply with this 

and will use traditional materials that are actively encouraged within the guidance.  The 

proposals are single storey with roof accommodation, which is acceptable in this site 

context in accordance with Supplementary Guidance 35.   

2.8. The proposals have already resulted in tree loss.  

2.9. Response:  This was investigated and the tree removal was carried out under licence.  

2.10. The proposals are likely to lead to further tree loss and adverse impact upon the local 

landscape.  

2.11. Response:  The applicant submitted a tree protection and arboriculture impact 

assessment report with this application that will ensure trees shown to be retained will be 

retained.  All arboriculture works are to be assessed and supervised by a competent 

Arboriculturalist. 

2.12. These proposals do not address the previously rejected appeal and the reasons for 

dismissing the appeal.  This appeal concluded that construction in this area would be 

detrimental to the local landscape.  

2.13. Response: The history of the site is a material consideration, however the policy position 

has changed since the appeal decision.  The Arboricultural report submitted sets out that 

the site can be developed without significant harm.     

2.14. The proposed designs are not chalets and should instead be considered under Policy 2.10: 

Housing in the Countryside. 

2.15. Response:  It is considered that the proposals, applied for as chalets, do accord with the 

policy considerations for chalets as set out in the Assessment section of this report (See 

below).  

2.16. Any economic benefit does not outweigh the environmental damage. 

2.17. Response:  It is not considered that the proposals will result in environmental damage for 

the reasons set out below in the assessment section of this report. 

2.18. These proposals will adversely impact upon local biodiversity.  

2.19. Response: It is not considered that the proposals will result in environmental damage for 

the reasons set out below in the assessment section of this report.  The applicant has 

identified in the submitted surveys the biodiversity of the site and is prepared to 

implement all necessary mitigation in order to protect the biodiversity value of the site.  

The mitigation is set out in the conditions.  

Service Manager (Environmental Health): 

2.20. No objections and no conditions. 

Roads Development Control: 

2.21. Transport Development offered no objection to the proposed development subject to 

conditions.  Following this response the access improvements were carried out by the 

applicant, therefore Transport Development has no further comment on the  application. 

Representations 

2.22. 18 letters of representation were received setting out the following: 



2.22.1. That the design of the four properties is that of residential development.  The 

buildings do not respect local landforms and patterns of vegetation.  There has 

already been significant woodland felling operations to clear areas for 

development.  The proposed buildings will require further tree removal and 

the plans do not adequately show root protection areas for important trees. 

2.22.2. Response: The design and siting of the chalets is recommended for approval 

for the reasons set out in the Assessment section below.  The tree felling to 

date was investigated and was being carried out under licence.  Root 

protection and tree removal is recommended as conditions of any approval 

and attached to this report (Appendix 1). 

2.22.3. That the proposed chalets do not do not have a topographical relation to the 

neighbouring properties.  The proposal will alter the natural boundary 

between East Lodge and Watson House.  

2.22.4. Response:  The design and siting of the chalets is recommended for approval 

for the reasons set out in the assessment section below. 

2.22.5. That the application contains no detailed assessment of the biodiversity of the 

woodland.  

2.22.6. Response:  Biodiversity surveys were carried out for these proposals, which 

has informed detailed conditions for any approval and attached to this report 

(Appendix 1). 

2.22.7. The application does not meet the policy relating to chalet developments in 

the countryside, and also that this area of woodland is not appropriate for 

development.  The area of woodland itself is where many local residents walk 

and cycle through – and significantly forms part of the landscaped grounds of 

listed Watson House.   

2.22.8. Response:  The proposals are considered to accord with policy for the reasons 

set out below in the Assessment section of this report. 

2.22.9. That the 2001 planning appeal decision confirms that whilst the woodland 

needs ongoing maintenance, the trees make such a significant contribution to 

the Local Landscape Area. 

2.22.10. That the proposed chalets fail policy tests, as they are not intended for holiday 

letting accommodation, rather they are intended as an integral part of the 

economic operation of the Estate.  Similarly, they are not part of a managed 

site with communal grounds, nor do they have shared facilities and access.  

2.22.11. Response:  The chalets are intended to be used as holiday lets and this 

recommendation includes conditions ensuring that this is how they will be 

used.  Supplementary Guidance 35 supports chalets for holiday let purposes in 

a woodland setting and sets that communal grounds with shared facilities can 

form part of these types of proposals.  It is not prescriptive that all chalets 

proposals must have communal grounds are shared facilities.  

2.22.12. This will lead to an unacceptable increase of traffic at the junction of the Bield 

Farm road and Leckie Road. 

2.22.13. Response:  Transport Development was consulted on the application and has 

raised no objections.  

 



Local Development Plan 

2.23. 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. 

2.24. Primary Policy 15 Tourism and Recreational Development Tourism and recreational 

activities.  

2.25. Policy 15.1 Tourism development including facilities and accommodation. 

2.26. Policy 9.1 Protecting Special Landscapes. 

2.27. Supplementary Guidance on Chalet Development (SG35).  

2.28. Policy 8.1 Biodiversity Duty. 

Other Planning Policy 

2.29. None. 

Assessment 

2.30. Full planning permission is being sought for the erection of four guest chalets and 

associated infrastructure on land some two hundred metres west of East Lodge, 

Gargunnock on the Leckie estate.  Central to the estate is Leckie House, which is 

surrounded by productive mixed farm lands, stands of amenity and commercial woodland 

and small low ground pheasant shoot and grouse shoot over the lands on the Gargunnock 

Hills. 

2.31. The applicant’s business case sets out that the existing farming and forestry activities 

provide a very limited commercial return for the estate which has seen little investment.  

The applicant is looking to develop a broad mix of activities which increase employment 

and maintain the viability of the future operation of the Estate.  These chalets are seen as 

an intrinsic part of achieving this and helping to secure the viability of the estate.  The 

proposed chalets are to provide guest accommodation for shooting parties, which is to be 

a diversified use of the estate. 

2.32. The site is located within a woodland, local landscape areas, area of biodiversity 

importance and in an area of countryside as defined in the adopted Local Development 

Plan. 

2.33. The woodland compartment has not been identified as ancient woodland, native 

woodland remnants and ground flora are both evident on site, a number of veteran Oak 

and Ash are also present.  Minor conifer species include stands of yew and individual 

Corsican Pine and Giant Redwood.  A small number of Norway Spruce were noted within 

the compartment.  

2.34. The site is relatively sheltered and flat, being sited immediately to the north of the 

northern escarpment face of the Gargunnock Hills.  The woodland is divided by a tarmac 

drive, traversing east to west, from the East Lodge to Watson House, which is designated 

as a Core Path.  To the north of the drive, the landform is characterised by a very steep 

drop to the field below and the woodland is categorised as mixed age, semi-natural, 

lowland, mixed deciduous woodland.  

2.35. Having regard to the Development Plan and statutory material consideration 

Supplementary Guidance 35: Chalet Developments, it is considered that this proposal can 

be supported for the reasons set out below.  It is considered that the landscape can 



accommodate the development, without being visually prominent and adversely 

impacting upon the local landscape and biodiversity.  

2.36. The proposed chalet layout is considered to be sympathetically designed to minimise 

visual impact.  The chalets are proposed to be located within the existing woodland area.  

This will enable the proposal to take advantage of the setting and will also assist with 

minimising any visual intrusion caused by the proposal.  The chalets will not be visually 

prominent situated amongst the trees in a location where an established landscape 

setting can accommodate such development without them being visually prominent 

within the natural environment.  Moreover, the proposal represents a sympathetic 

diversification/expansion of an existing estate by achieving integration with the existing 

buildings and the wider rural landscape setting.   

2.37. These additional four chalets have a clear site specific, rural land requirement and will 

generate an income that could be reinvested into the estate.  The development of holiday 

chalets will have wider economic benefits to the local area including the village of 

Gargunnock. 

2.38. The engineering operations that are required to form the internal access road, a level area 

for the construction and the parking to the front of the chalets is also not considered to be 

harmful to the local landscape setting.  The proposed chalets will benefit from natural 

landscape screening.  

2.39. The applicant has submitted supporting information setting out how the proposals can be 

formed, ensuring there is to be no significant tree loss as part of the proposal.  It is 

anticipated that there may be limited tree loss to form the access drives.  Furthermore, 

works will take place close to and within root protection zones.  Planning conditions form 

part of this recommendation ensuring a detailed construction method statement is 

submitted involving an onsite monitoring aboriculturalist to ensure trees to be retained 

are protected.  

2.40. In respect of biodiversity the applicant has carried out surveys identifying protected 

species within the site, which has identified red squirrels and bats for example.  The 

survey work is to be carried out again as part of the prior to commencement conditions to 

ensure clear mitigation measures can be reported to the Planning Authority and agreed in 

writing.  This will ensure the proposals are constructed without a significant impact upon 

the local landscape and the biodiversity of the site. 

2.41. The chalet designs in relation to scale, detailing of the roof form/massing, vertical 

windows, low veranda, and finishing materials are all considered to comply with the 

design guidance on chalets. 

2.42. The community and Community Council objections have mostly centred on the fact the 

proposals are likely to have a negative impact upon the character of the area, there is no 

business case for the size of build proposed and will adversely impact upon bio-diversity,  

public and highway safety.  This is not considered to be the case for the reasons set out 

above.  

2.43. Gargunnock Community Council and local residents have referred to a previous appeal.  It 

is relevant that the policy and supplementary guidance support set out above has been 

developed since the appeal was determined.  Furthermore, those proposals differed from 

the proposed siting of this application. 

2.44. Furthermore, the proposals are considered to 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 cottages for the reasons set out above.   

2.45. The holiday use is to be secured through the use of an appropriate planning condition 

restricting the occupation of the chalets as set out at Appendix 1 to this report. 

2.46. Overall, it is considered that this chalet development will contribute in a positive manner 

to the rural environment in accordance with Supplementary Guidance 35.  The proposal 

will also support the diversification of the estate and rural economy without impacting 

negatively on the core role and function of the local landscape area in accordance with 

Policy.   

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. An Environmental Impact Assessment is not required.  

Fairer Scotland Duty 

3.3. This section is not applicable. 

Other Policy Implications 

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

Consultations 

3.5. As set out in section 2. 

4. Background Papers 

4.1. Planning Application file 18/00118/FUL.  File can be viewed online at: 

https://pabs.stirling.gov.uk/online-

applications/applicationDetails.do?activeTab=documents&keyVal=P4R98CPI0CD00  

4.2. List of determining plans: 

Stirling Council Plan No. Name Ref on Plan 
 

01 Location Plan SD/1649/C01  E 
 

02 Site Plan SD/1649/C05  B 
 

03 General SD/1649/C02 
 

04 General SD/1649/C03 
 

05 General SD/1649/C04 
 

06 Landscaping SD/1649/C06  B 
 

 

 



5. Appendices 

5.1. Appendix 1 – Conditions and Reasons. 
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APPENDIX 1 

 

PROPOSED ERECTION OF FOUR GUEST CHALETS AT LAND SOME 200 METRES WEST OF EAST 

LODGE,GARGUNNOCK - MR DAVID STIRLING - 18/00118/FUL 

 

Approve subject to the following conditions: 

 

1 Details of Materials:  Samples of the materials to be used for the external walls and 

roof of the development granted permission shall be submitted to, and approved in 

writing by, the Planning Authority before any work starts on site. 

 

2 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. 

 

3 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. 

 

4 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. 

 

5 Landscape - Lighting:  No development shall take place until details of any outdoor 

lighting provision have been submitted to and approved in writing by the Planning 

Authority. 

 

6 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. 

 

7 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. 

 



8 Occupancy Restriction:  The lodges/chalets shall be used solely for holiday 

accommodation only, and shall not be occupied by the same person for more than 

twenty eight days in any calendar year, all to the satisfaction of the Council as 

Planning Authority. 

 

9 Removal of Permitted Development Rights:  Notwithstanding the terms of the 

Town and Country Planning (General Permitted Development) (Scotland) Order, (As 

Amended 2011), no extensions shall be erected, garden buildings erected, decking 

or fencing erected within the garden grounds or to the chalets hereby granted 

permission without the prior submission and approval of a planning application. 

 

10 Updated Tree Protection Plan:  No development shall take place until updated 

details of trees shrubs and hedgerows to be removed and to be retained, tree 

protection measures, soil stripping, storage and respreading procedures have been 

submitted to the Planning Authority by a qualified Aboriculturist and approved in 

writing.  This is to include a full construction method statement, include detailed 

consideration of all construction operations, including vehicle movement, the 

proposed location for storing building materials and the location of scaffolding all out 

with the Construction Exclusion Zone (CEZ) fence/Root Protection Area (RPA) of the 

trees on site. 

 

11 Tree Removal Plan and Schedule Updated:  Prior to development commencing on 

site, the tree removal plan and schedule is to be updated and cross referenced to 

ensure they accurately reflect the full tree removal. 

 

12 Check Installation of Tree Protection Fence:  Prior to works commencing on site, 

the installation of the Tree Protection fence is to be checked by a fully qualified 

aboriculturist and the findings reported to the Planning Authority for written approval 

in accordance with BS:5837:Trees. 

 

13 Project Aboriculturist Attendance Schedule:  Prior to works commencing on site, 

a schedule of attendance by the project Arboriculturalist will be required to be 

submitted and agreed in writing by the Planning Authority.  This will require to show 

frequency of site progress meetings to provide advice on construction in the vicinity 

of trees and monitor site works in relation to trees in particular: setting out of plot 

positions, services, and access driveways (no-dig construction) with finding reported 

back to the Planning Authority for written approval. 

 

14 Tree Management Plan:  Upon completion of the chalets a Tree Management Plan 

is required to be prepared by a qualified Arboriculturalist to assess and clearly 

establish the potential future hazards posed by the large mature trees and is to be 

submitted to the Planning Authority for written approval.  This Plan shall reduce the 

hazard by pruning the crowns of potentially dangerous and significantly weak tree 

parts that occur within the proximity to the development and is to include detail of 



trees that require felling, remedial work (e.g. crown deadwood), depending on the 

nature of the target, sufficient to safeguard the retained trees. 

 

15 Updated Habitat Survey (A Phase One Survey): Prior to works commencing on 

site, an up to date phase one habitat survey is to be carried out which clearly 

identifies any areas of particularly valuable habitat and outlines how these will be 

preserved.  This should include the identification of any groundwater dependent 

terrestrial ecosystems and how any areas rich in native ground flora would be 

retained. 

 

16 Updated Nature Surveys:  Prior to works commencing on site, the following surveys 

are to be updated and submitted for the written approval of the Planning Authority: a 

Badger Survey, Red Squirrel Survey, a Bat Survey of all trees affected, a Nesting 

Birds Survey, carried out along with the Bat Survey. 

 

17 Biodiversity Mitigation and Enhancement Plan:  Prior to works commencing on 

site, a biodiversity report and plan detailing the mitigation of impacts and the 

opportunities for enhancing the biodiversity value of the site is to be submitted and 

agreed in writing by the Planning Authority. 

 

 

Reasons: 

 

1 In order to achieve an acceptable form of external treatment. 

 

2 To ensure the protection, retention and long term viability of existing trees which 

contribute to the amenity of the proposed development and the surrounding area and 

to ensure that no unnecessary damage is caused to existing trees, shrubs and other 

vegetation, as a result of the proposed development operations. 

 

3 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. 

 

4 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. 

 



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 To ensure the protection, retention and long term viability of existing trees which 

contribute to the amenity of the proposed development and the surrounding area and 

to ensure that no unnecessary damage is caused to existing trees, shrubs and other 

vegetation, as a result of the proposed development operations. 

 

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

 

8 The site lies in an area where permission for residential development, unrelated to 

holiday let, would not normally be permitted. 

 

9 In order to ensure any of these future alterations are applied for, as the property is not 

a house and to ensure they are respectful to the character of the development and its 

countryside setting. 

 

10 To ensure the protection, retention and long term viability of existing trees which 

contribute to the amenity of the proposed development and the surrounding area and 

to ensure that no unnecessary damage is caused to existing trees, shrubs and other 

vegetation, as a result of the proposed development operations. 

 

11 In order to ensure these both accurately reflect the full extent of tree loss because they 

currently differ. 

 

12 To ensure the protection, retention and long term viability of existing trees which 

contribute to the amenity of the proposed development and the surrounding area and 

to ensure that no unnecessary damage is caused to existing trees, shrubs and other 

vegetation, as a result of the proposed development operations. 

 

13 To ensure the protection, retention and long term viability of existing trees which 

contribute to the amenity of the proposed development and the surrounding area and 

to ensure that no unnecessary damage is caused to existing trees, shrubs and other 

vegetation, as a result of the proposed development operations. 

14 In order to maintain the integrity of the woodland.  Noting that trees that have 

developed and grown within a woodland context possess defects that might need 

remedial work and this may change depending on the proposed nature of the final 

development design. 



 

15 In order to ensure the biodiversity sensitivity and value of this site is preserved. 

 

16 In order to ensure the biodiversity sensitivity and value of this site is preserved. 

 

17 In order to ensure the biodiversity sensitivity and value of this site is preserved and 

enhanced. 

  



 

Location of Development 
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