
Stirling Council Agenda Item No. 8 

Planning & Regulation 
Panel  

 

Date of 
Meeting: 

6 November 2018 

Not Exempt 

 

Provision of Roadside Services, Including Erection of a 
Petrol Filling Station with Retail Kiosk, and Coffee Shop 
with Drive Through Facility, with Associated 
Infrastructure, Vehicle Access, Hardstanding and 
Landscaping at Land 90M West of The Highland Gate, 
Drip Road, Raploch, Stirling - Euro Garages Limited & 
Stirling Development Agency - 18/00505/FUL 
 

 

Purpose & Summary 

The Planning and Regulation Panel of 2 October 2018 agreed that consideration of this 
planning application be deferred to a future meeting of the Panel, in order to allow recent 
information received from the applicant’s transport consultants, responding to Roads 
enquiries, to be made available for interested parties to view and information around 
pollution issues to be confirmed. 
 
Appendix A of this report sets out the Report of Handling for this planning application. 

Recommendations 
Panel is asked to: 
 
1. approve the application subject to the conditions outlined in Appendix 1 of the 

report dated 2 October 2018 and the receipt of a developer contribution towards 
transport improvements. 

Resource Implications 

Not applicable. 

 

 



Legal & Risk Implications and Mitigation 

Not applicable.   

1. Background 

1.1. Not applicable. 

2. Considerations 

2.1. As set out in Appendix A. 

2.2. Transportation/Roads:  The final consultation reply has been received from the 
Council’s Transport Development (Roads).  There is no objection to the 
application, subject to a developer contribution to the City Transport Plan and 
conditions relating to an access management plan for the core path diversion and 
a Management Plan for service vehicles to be submitted for written approval by the 
Planning Authority.  The recommendation is subject to a receipt of a developer 
contribution which will be secured by invoice prior to the issue of a decision and the 
two conditions advised have been incorporated into the recommendation – see 
Conditions 11 and 12 in Appendix 1. 

2.3. Drainage:  In relation to surface water and drainage, and potential impact on 
pollution of the Special Area of Conservation (SAC) in the adjacent river, Scottish 
Natural Heritage (SNH) are content that this is dealt with as a condition which does 
not allow any work to start on site until the precise drainage details are submitted 
to the Planning Authority and approved in writing.  On receipt of the detailed 
drainage proposals, further consultation would be issued to Scottish National 
Heritage for their assessment on the impact on the conservation interests at the 
SAC.  

2.4. Bats: As requested by Scottish National Heritage, a tree survey climb was 
undertaken to ascertain whether there are any bat roosts present and the 
inspection did not find any sign of use.  

 

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 and the Report of Handling. 

3.6. SNH: advice on further bat survey: A tree survey climb was undertaken to 
ascertain whether there are any bat roosts present and the inspection did not find 
any sign of use by bats so no further action is required at this time.  As there are 
features of the tree which are suitable for bat roost use, if work does not begin on 
site for than one year, a further check should carried out to confirm that this has not 
changed.  If this is again confirmed, no mitigation to bats during construction will be 
confirmed. 

 

4. Background Papers 

4.1. Planning Application file 18/00505/FUL.  File can be viewed online at: 

https://pabs.stirling.gov.uk/online-
applications/applicationDetails.do?activeTab=documents&keyVal=P57PB0PIFP30
0 

 

5. Appendices 

5.1. Appendix A – Report of Handling for 18/00505/FUL. 
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APPENDIX A 

Stirling Council Agenda Item No. 7 

Planning & Regulation Panel
Date of 
Meeting:  

2 October 2018 

Not Exempt 

Provision of Roadside Services, Including Erection of a 
Petrol Filling Station with Retail Kiosk, and Coffee Shop 
with Drive Through Facility, with Associated 
Infrastructure, Vehicle Access, Hardstanding and 
Landscaping at Land 90M West Of The Highland Gate, 
Drip Road, Raploch, Stirling - Euro Garages Limited & 
Stirling Development Agency - 18/00505/FUL 

 

Purpose & Summary 

Full planning permission is sought by Euro Garages and Stirling Development Agency for 
a petrol filling station with retail kiosk and separate coffee shop with drive through facility 
on land 90 metres west of the Highland Gate, Drip Road, Raploch, Stirling. 

This application has been brought to the Planning and Regulation Panel as it relates to 
land in which the Council has a financial interest and the development is contrary (in part) 
to the Development Plan. 

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 conditions outlined in 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 application site is located at the southern end of the proposed Kildean 
Business Park which comprises a strategic development site of approximately 39 
acres (15.78 hectares), adjacent to Junction 10 of the M9.  The current masterplan 
provides for a variety of office buildings ranging in size from small business units to 
bespoke large Headquarters. 

2.2. The planning application site extends to 0.84 hectares (2.09 acres) and is located 
adjacent to the access to the business park. 

The Proposal 

2.3. The proposal seeks full planning permission to develop roadside services, 
specifically a Petrol Filling Station with retail kiosk and a coffee shop with drive 
through facility.  The proposed layout has been designed to respond to the 
surrounding land use and its location on a main arterial road. 

2.4. The petrol filling station and coffee shop buildings are both of a modern low profile 
design with a minimal height which will assist in ensuring the buildings sit within 
their surroundings.  Views to the site are generally limited and the site is fairly well 
screened including views back towards the city from the M9. 

2.5. The layout proposed is a five island forecourt arrangement.  The petrol filling 
station includes a lightweight canopy and a convex, transparent PVC roof.  The 
canopy will allow natural light to illuminate the forecourt as well as providing 
weather protection to the fuel pumps and allow access to vehicles. 

2.6. The petrol filling station sales building is single storey, modern in style with a mono 
pitch roof.  The proposed materials for the buildings comprise a mix of composite 
and timber panels, with vertical glazing panels and aluminium surrounds. 

2.7. The petrol filing station is proposed to operate on a 24 hour basis and the coffee 
drive thru is proposed to have opening hours of 6am to 10pm. 

Previous History 

2.8. There is no previous history of note with reference to the specific site. 

Consultations 

Trading Standards: 

2.9. In general any site chosen for a filling station should be sufficiently spacious to 
allow for facilities planned for the site, the safe routing of vehicles to and from 
these facilities and to accommodate the hazardous areas created by receiving, 
storing and dispensing fuels to vehicles.  The applicant ought to be advised that a 



schedule of works along with method statements and risk assessments should be 
submitted to the Petroleum Officer prior to any works taking place on site. 

Roads Development Control: 

2.10. From the Council’s consultant’s WSP.  Having reviewed the Transport Statement, 
the following information requires to be provided: 1) Confirmation of the routing and 
provision to accommodate the core path travelling through the site. 2) Justification 
to support proposed parking levels. 3) Confirmation of the trip generation for all 
travel modes 4) Confirmation as to why the traffic generation data and AM peak 
hour contained within the network flow diagrams and the trip generation tables 
differs. 5) An evidence base to support the deviation for the junctions proposed for 
assessment at the scoping stage. 6) The analysis should be revised to include 
committed developments. 7) Review and provision of revised vehicle tracking 
demonstrating that a vehicle can rest stationary on the side road arm, such that 
service vehicles can pass a waiting car with no conflict. 

Transport Scotland: 

2.11. No objection subject to conditions for lighting details and for there to be no 
connection to the trunk road drainage system. 

Scottish Natural Heritage: 

2.12. No objection subject to a condition which requiring details of surface water and foul 
water drainage to be approved before works starts on site.  A tree survey climb is 
being undertaken to ascertain whether there are any bat roosts present.  If there 
are, then a licence would require to be obtained from SNH.  

Scottish Environment Protection Agency (East) 

2.13. No objection subject to a condition which requiring details of surface water and foul 
water drainage to be approved before works starts on site.  

Scottish Water: 

2.14. No objection.  There is adequate water supply and foul drainage capacity. 

Bridge & Flood Maintenance: 

2.15. According to the Scottish Environmental Protection Agency (SEPA) maps, the site 
is at low - high risk of surface water flooding. Recommend no objection to the 
application on the condition that a detailed design is submitted prior to approval. 

Service Manager (Environmental Health): 

2.16. Request conditions in connection with contaminated land and noise restriction on 
hours of construction. 

Representations 

2.17. Two letters of objection has been received on the grounds that no amenities have 
been provided for the new residents at Kildean; that the proposal is specifically 
targeted at passing motorists; impact on roads; existence of a 24 hour services at 
Pirnhall and that the proposal would be contrary to the aims of Stirling Council’s 
Raploch street design project; negative impact on air quality and odours; noise 
disturbance; light pollution; potential harm to ground water and River Forth. 

Response:  Granting of this application including a retail kiosk at the petrol filling 
station could be seen as providing a limited retail facility for the residents, analysis 
of the impact of the roads is awaited, the existence of a facility at Pirnhall is not 
relevant to the consideration of this planning application nor would granting of a 
petrol filling station here impact on the street design project in Raploch.  A petrol 



filling station in this location would bring back a use which hitherto existed in the 
days of the wider site being used for Kildean Auction Mart. Environmental health 
have no objection in relation to noise, air quality and odours. A condition has been 
applied which requires proposals for lighting to be submitted so as to protect light 
intrusion to residential properties. A condition has been applied which requires 
detailed proposals for surface water and foul drainage to be approved before works 
starts on site; the impact on the River Forth as a special protection Area is still be 
determined through final consultation with Scottish Natural Heritage. 

Local Development Plan 

2.18. 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. 

2.19. Primary Policy1: Placemaking;  Policy 1.1: Site Planning;  Policy 1.2: Design 
Process;  Policy 1.3: Green Network and Open Space;  Primary Policy 2: 
Supporting the Vision and Spatial Strategy;  Policy 2.4: Safeguarding Employment 
Land and Property;  Policy 2.7: Retail and Commercial Leisure Development;  
Policy 2.8: Sites Suitable for a Mix of Uses;  Policy 3.2: Site Drainage;  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 8.1: Biodiversity Duty;  Policy 9.2: Landscaping and 
Planting in Association with Development;  Policy 10.1:  Development Impact on 
Trees and Hedgerows.  

Other Planning Policy 

2.20. Material consideration:  Kildean Development Framework.  

Assessment 

2.21. In addition to the extensive policies considered, outlined in Paragraph 2.18 above, 
the Kildean Development Framework is a key material planning consideration in 
this instance.  The overarching vision of the Kildean framework is – “The 
development of the site for a high quality, ecologically sensitive, extension to 
Castle Business Park and Raploch, which is well integrated in to its surroundings.  
This will require careful consideration of the types and location of uses on the site, 
the built form, and the structure and type of open space and landscaping within the 
site.” 

2.22. As regards Ancillary Commercial Uses, the Framework states the following – “The 
location of commercial uses, other than Class 4/5 Business use within the 
Business Park area will be limited to areas with a frontage with Drip Road.  
Acceptable ancillary commercial uses may include hotel/leisure use, 
restaurant/bar, or Class 3 café”.  This application contains a Class 3 café use and 
does front Drip Road. 

2.23. In this instance, part of the application site is not actually within the site boundary 
identified within the Local Development Plan for the Kildean development 
(Proposal B06).  This is the site for the proposed Petrol Filling Station, which 
strictly speaking, is situated within the Countryside.  The boundary of the Kildean 
proposals as identified in the Local Development Plan follows the line of what 
would have been the original Drip Road, prior to its reconfiguration in association 
with the development of the M9 motorway to the west.  It is an area of leftover land 
between the new alignment of Drip Road and its former alignment.  The siting of 



the drive-through coffee shop, on the other hand, is just within the boundary of the 
allocated site. 

2.24. Given the scale of the Kildean business land allocation, and the location of the two 
component uses associated with this planning application, it is not considered that 
granting of this application would undermine the principal objectives associated 
with the wider Kildean site.  On the contrary, they could be argued to be 
complementary, with their location being in close proximity to the existing 
restaurant and hotel.  They do not undermine the objectives, in terms of land use, 
layout, movement, built form and landscaping which underpin the Kildean 
framework and on that basis, it is recommended that planning permission be 
granted. 

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 18/00505/FUL.  File can be viewed online at: 

https://pabs.stirling.gov.uk/online-
applications/applicationDetails.do?activeTab=documents&keyVal=PCDLOHPIHNX
00  

4.2. List of determining plans: 

Stirling Council Plan No. Name Ref on Plan 
 

01 Location Plan 1b 
 

02 Location Plan 1a 
 

07 Site Plan 3h 
 

08 General 5c 
 

09 General 4c 
 

10 Elevations 6b 
 

11 Landscaping 01 
 

 



5. Appendices 

5.1. Appendix 1 – Conditions and Reasons 
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APPENDIX 1 
 
PROVISION OF ROADSIDE SERVICES, INCLUDING ERECTION OF A PETROL FILLING 
STATION WITH RETAIL KIOSK, AND COFFEE SHOP WITH DRIVE THROUGH FACILITY, 
WITH ASSOCIATED INFRASTRUCTURE, VEHICLE ACCESS, HARDSTANDING AND 
LANDSCAPING AT LAND 90M WEST OF THE HIGHLAND GATE, DRIP ROAD, 
RAPLOCH, STIRLING - EURO GARAGES LIMITED & STIRLING DEVELOPMENT 
AGENCY - 18/00505/FUL 
 
 
Approve subject to the following conditions: 
 
1 Drainage:  No work shall commence on site until a detailed design for surface and 

foul water drainage is submitted to the Planning Authority and is approved in writing. 
 
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 Lighting:  The lighting of all external area shall be designed so as to avoid glare and 

sky glow; prior to commencement of the approved development, details of all the 
proposed lighting within the site shall be submitted to the Planning Authority and 
approved in writing. 

 
  



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

 
9 Trunk Road Drainage:  There shall be no drainage connections to the trunk road 

drainage system. 
 
10 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. 

 
11. Access Management Plan:  No development shall commence until an Access 

Management Plan (including details of footpaths, cycle ways and lighting (existing, 
during construction and upon completion and information on temporary or permanent 
diversion or closure)) is submitted to the Planning Authority and approved in writing. 

 
12. Service Vehicles:  No development shall commence until a servicing strategy has 

been submitted to the Planning Authority and approved in writing which 
demonstrates how the development will be accessed by service vehicles. 

 
 
Reasons: 
 
1 To ensure that adequate and timeous arrangements are made available for water and 

drainage. 
 
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 In the interests of public health. 
 
7 To protect the occupants of nearby housing from harm to their amenity from light 

intrusion and to ensure that there will be no distraction or dazzle to drivers on the trunk 
road and that the safety of the traffic on the trunk road will not be diminished. 

 
8 In the interests of amenity, to ensure that the proposed development is provided with 

a suitable standard of landscaping and is assimilated into the surrounding area at the 
earliest practical stage. 

 
9 To ensure that the efficiency of the existing trunk road drainage network is not affected. 
 
10 In order to achieve an acceptable form of external treatment. 
 
11. As the proposed development requires a minor re-routing of the existing core path 

which runs through the site and to preserve pedestrian and cycle permeability through 
the site in compliance Supplementary Guidance SG14  - Ensuring a choice of access. 

 
  



 
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 

 
 
 
 
 
 
 
 
 
 
 
 
 
  



 


