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Purpose & Summary 

The application is for one hundred and eighty five dwelling houses and associated 
infrastructure on land allocated (within The Stirling Council Local Development Plan 
October 2018) for housing at Newpark Farm, St Ninians, Stirling.   

A report was presented to the Planning & Regulation Panel at its meeting on 13 April 
2017, when Members resolved to grant full planning permission subject to a Section 75 
Legal Agreement.  This Agreement was to include appropriate financial contributions for 
education purposes. 

This report is brought before the Panel to seek the Panel’s agreement to a reduction in the 
financial contribution required for education purposes, following the receipt of a revised 
education consultation response (see para 2.3 of this report).  This highlights that the 
proposed housing development no longer needs to contribute towards the upgrade of the 
local secondary school. 

Recommendations 

Panel is asked to: 

1. approve the revised education contribution, allowing the Legal Agreement to be
finalised.  The previous agreed contribution is set out within the report attached as
Appendix A to this report.

Resource Implications 

Not applicable. 



Legal & Risk Implications and Mitigation 

Not applicable.   

1. Background 

1.1. Not applicable. 

2. Considerations 

2.1. The Report of Handling for this planning application is set out in Appendix A of this 
report and remains unchanged by this report. 

2.2. The above planning application was considered at the Planning and Regulation 
Panel of 13 April 2017.  The Panel agreed to approve the planning application 
subject to conditions and the conclusion of a Section 75 Legal Agreement to 
secure developer contributions. 

Children's Services 

2.3. Primary School 

2.3.1 Development is located within the catchment of Borestone Primary School.  
Current roll projections show that Borestone Primary School is due to 
breach capacity in August 2021.  The mitigation which has been identified 
for Borestone Primary School is a 2 classroom extension, which is feasible 
at the site in question.  Some additional auxiliary facilities will also be 
required to ensure that the facilities are compliant with Scottish 
Government regulations. 

2.3.2 The total cost of this mitigation will be divided by all of the development 
units planned in the catchment area to establish a cost per unit.  The latest 
figures are based on the latest Education Supplementary Guidance draft, 
which has not yet been approved by Committee.  However, given there is a 
need to provide developers with relevant information in a timely manner 
when addressing planning applications, the Education Service has 
responded, based on their best knowledge at this time.  The mitigation 
required for Borestone Primary School has been costed at £917,451.  
Sharing out of that cost by the number of houses identified in the 
catchment area equates to a cost per unit of £3,360.63.  The total 
education contribution required from this site is therefore £467,127.57. 

2.4. Secondary School 

2.4.1 The development is located within the catchment of Stirling High School. 

2.4.2 Current roll projections show that Stirling High School is not due to breach 
capacity over the course of the projection period. 

2.4.3 Therefore no mitigation is required for Stirling High School and no 
secondary school education contribution would be expected for this 
development.  This results in a reduced education contribution from when 
the application was previously presented to Panel. 



Local Development Plan 

2.5. 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. 

2.6. Policy 3.3: Developer Contributions 

(a) Developer contributions will be sought in situations where a development (or 
combination of developments) creates a need for new, extended or improved 
public infrastructure, facilities or services.  The need to seek contributions 
towards additional infrastructure will be determined through considering 
existing capacity and also cumulative development pressures arising from 
other proposals in the Local Development Plan.  In assessing the need for 
contributions, consideration will be given to the terms of the Transport 
Appraisal undertaken to support the Local Development Plan. 

(b) Contributions will be sought for both critical and necessary infrastructure (as 
outlined within SG: Developer Contributions) and where secured through a 
Planning Obligation (a Section 75 Agreement or other legal agreement as 
necessary), be consistent with Circular 3/2012. 

d) Developers will be required to make a fair and reasonable contribution 
(financial or ‘in kind’), which is necessary and proportionate to the scale and 
nature of the development, relative to: 

(ii) The provision of primary and secondary education facilities to ensure 
sufficient school capacity is in place to accommodate the development, 
which for the Education Core Area will be considered on a cumulative 
basis as a consequence of the impact of developments in this area.  
SG: Developer Contributions sets out the methodology used to 
measure the impact and the solutions for each geographical area. 

Other Planning Policy 

2.7. None. 

Assessment 

2.8. This full application was approved by the Panel subject to a Legal Agreement for 
the affordable housing and securing the necessary financial contributions (set out 
in Appendix 1), including education in April 2017.  The Legal Agreement is still 
being negotiated and during the negotiations, the Education Service have 
highlighted that (using the proposed new methodology set out in the draft 
Supplementary Guidance for education contributions) there is no longer a 
requirement for this application to contribute towards the upgrade of Stirling High 
School.  Due to this revised position, the application is being brought back to the 
Panel to seek a decision to support this new response, which is a material 
consideration for this application. 

 

 



2.9. The further assessment of this application is to solely focus upon whether the 
revised education consultation response and its acceptance accords with Policy 
3.3 of the Local Development Plan, allowing the inclusion of the revised 
contribution figures quoted within the Legal Agreement currently being negotiated.  
The matters of detail layout, elevations and other planning contributions have 
previously been considered by the Panel. 

2.10. Policy 3.3 set out above, which is broadly similar to Policy 3.3 of the 2014 Local 
Development Plan seeks to ensure that the necessary developer contributions are 
applied to developments where a need is identified and the contribution is 
necessary.  Part (d) (ii) sets out that contributions will be sought for the provision of 
primary and secondary education facilities to ensure sufficient school capacity is in 
place to accommodate development.  This policy has identified a core education 
area (this site falls within) where contributions are to be applied as a consequence 
of the cumulative impact of developments.  The forthcoming associated 
Supplementary Guidance to be considered by Council sets out the methodology 
for calculating these contributions and it is this methodology the new education 
response has applied.  The main change in methodology when compared to the 
previous Supplementary Guidance is that contributions are no longer being 
assessed for this type of development upon the need to upgrade the schools in the 
whole core area, instead the assessment is based upon the impact the 
development will have upon the sites catchment schools.  In this case it has been 
highlighted there is no longer a need to make a financial contribution towards the 
catchment secondary school, Stirling High. 

2.11. When this application was last considered by the Panel, the education contribution 
being sought was (£1,296,953).  As a consequence of the revised analysis by the 
Education Authority, since the education contribution would exclude secondary, 
the resulting figure now being sought is to be £467,127.57.  With regard to Policy 
3.3, which sets out that contributions should only be applied where necessary and 
where there as a clearly identified impact arising from the development that 
requires mitigation, it is considered that the Panel should accept this revised 
response and the revised figure quoted.  It is acknowledged that this is a 
substantial reduction on the monies sought for education, but we cannot seek to 
gain contribution where there is no clear identified impact requiring mitigation.  
Education has assessed the situation on the ground and established that only 
Borestone Primary requires upgrade as a result of allowing this development, 
therefore there is only a need now to apply a necessary contribution for the 
upgrade of that school. 

2.12. For the reasons set out above it is considered that the revised education response, 
including the revised contribution, should be accepted and agreed by the Panel to 
enable the Legal Agreement to be finalised. 

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 15/00669/FUL.  File can be viewed online at: 

https://pabs.stirling.gov.uk/online-
applications/applicationDetails.do?activeTab=documents&keyVal=NW43K9PIFL00
0  

4.2. List of determining plans: 

Stirling Council Plan No. Name Ref on Plan 
 

01 Location Plan AL(0)001 
 

03 Site Plan AL(0)103 
 

04 Floor Plans AL(0)107 
 

05 Elevations AL(0)108 
 

06 General AL(0)109 
 

07 General AL(0)110 
 

08 Floor Plans AL(0)111 
 

09 Elevations AL(0)112 
 

10 Floor Plans AL(0)113 
 

11 Elevations AL(0)114 
 

12 General AL(0)115 
 

13 General AL(0)116A 
 

14 General AL(0)117 
 

15 General AL(0)118 
 

16 General AL(0)119 
 

17 General AL(0)120 
 

18 General AL(0)121 
 

19 General AL(0)122 
 

20 General AL(0)123 
 

21 General AL(0)124 
 

22 General AL(0)125 
 

23 General AL(0)126 
 

24 General AL(0)127 
 

25 General AL(0)128 
 



26 General AL(0)129 
 

27 General AL(0)130 
 

28 General AL(0)131 
 

29 General AL(0)132 
 

30 Sections AL(0)101 
 

32 Details AL(0)106 
 

31A Landscaping ED11371_400_01D 
 

02A Site Plan AL(0)100Q 
 

 
 

5. Appendices 

5.1. Appendix A – Planning & Regulation Panel Report dated 13 April 2017 which 
includes Appendix 1. 
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APPENDIX A 

 

ERECTION OF 185 DWELLING HOUSES, FORMATION OF NEW VEHICULAR ACCESS, 
ROADS, SUDS, OPEN SPACE AND OTHER ASSOCIATED ENGINEERING 

OPERATIONS AT LAND ADJACENT TO NORTH OF NEWPARK 
FARMHOUSE,COXITHILL ROAD,ST NINIANS,STIRLING - OGILVIE HOMES LTD - 

15/00669/FUL 

 

 

STIRLING COUNCIL 
THIS REPORT RELATES 
TO ITEM 9 
ON THE AGENDA 

PLANNING & REGULATION PANEL LOCALITIES & 
INFRASTRUCTURE 

13 APRIL 2017 NOT EXEMPT 

 

ERECTION OF 185 DWELLING HOUSES, FORMATION OF NEW VEHICULAR ACCESS, 
ROADS, SUDS, OPEN SPACE AND OTHER ASSOCIATED ENGINEERING OPERATIONS 

AT LAND ADJACENT TO NORTH OF NEWPARK FARMHOUSE, COXITHILL ROAD,  
ST NINIANS, STIRLING - OGILVIE HOMES LTD - 15/00669/FUL 

1 SUMMARY 

1.1 Ogilvie Homes are seeking detailed planning permission to build one hundred 
and eighty five houses on a site at Newpark Farm, St Ninians.  The 
application site, which extends to approximately 20.7 acres (8.38 hectares), is 
an allocated Housing Site (Policy Ref H058), as identified in Stirling Council’s 
adopted Local Development Plan.  Established residential areas surround the 
site to the east and north and typically these areas are characterised by 
buildings of primarily two storeys in height and display a variety of 
architectural styles and materials.  The application is before the Planning and 
Regulation Panel, as it is a major planning application under the terms of the 
Town and Country Planning (Hierarchy of Developments) (Scotland) 
Regulations 2009 and the Council has a financial interest in the development. 

  



2 OFFICER RECOMMENDATION(S) 

The Panel agrees: 

2.1 that it is minded to grant approval of the application subject to planning 
conditions and the provision of a Legal Agreement to secure the provision of 
contributions for education, waste and transport.  In addition the Legal 
Agreement will seek to ensure the provision of affordable housing. 

3 CONSIDERATIONS 

The Site 
3.1 The site is a greenfield site, to the west of Stirling, which extends to 

approximately 8.4 hectares, is moderately undulating, with ground levels 
generally falling in a west to east direction.  Established residential areas 
surround the site to the east and north and typically these are characterised 
by buildings of primarily two storeys in height, displaying a variety of 
architectural styles and materials.  The site is bounded to the west by the M9 
motorway and an access track to an existing farm steading complex, 
Newpark Farm.  Historically, Newpark Farm is likely to be the location of the 
13th century Royal New Park, which would have been associated with 
medieval agriculture and settlement and was built to supplement the existing 
Royal Park to the south of Stirling Castle.  The southern extremity of the site 
is marked by the route of a Core Path, with open fields beyond. 

3.2 The proposed development area lies within the Bannockburn Battlefield as 
designated by Historic Environment Scotland in their Inventory of Historic 
Battlefields in Scotland.  This area lies on the fringes of the core of the 
battlefield and in local legend is linked to the movement of camp followers 
(The Sma’ Folk) from Gillies hill. 

The Proposal 

3.3 The application seeks full planning permission, and is accompanied with 
proposed site plans, sections, floor plans and elevations of all buildings and 
landscape proposals.  It is also supported by a series of detailed studies, 
including a Flood Risk Assessment (FRA), a landscape and visual appraisal 
and a planning statement.  Also given its major application status, the 
submission provides information as regards the pre application consultation 
carried out and includes a design and access statement to support and 
explain the design aspects of the proposals. 

3.4 The development is solely residential in nature, proposing a total of one 
hundred and eighty five units.  This comprises a mix of units through the site, 
including bungalows, cottage flats, short terraces, semi-detached and 
detached properties.  Vehicular access is proposed via a single point off 
Gateside Road to the north of the site, although provision is being made to 
allow future access to the east of the site, through onto Graystale Road.  
Thereafter the development proposes a layout which seeks to maximise 
permeability through the provision of a series of linked ‘looped’ roads and a 
number of footpaths.  Linkages into surrounding areas are proposed as 



pedestrian links with provision for a link to be made to the core path to the 
south of the site, and into the adjoining allocated housing site to the east (for 
which there are no detailed plans to date). 

Previous History 
3.5 None 

Development Plan Policy 
3.6 Primary Policy 1 Of the Adopted Stirling Councils Local Development 

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

3.7 Policy 1.1 Of the Adopted Stirling Councils Local Development Plan 
(Sept 2014): Site Planning states that: all new development is required to 
contribute, in a positive manner, to the quality of the surrounding built and 
natural environment.  A number of criteria are set which reference issues 
such as siting, layout and density; respecting topography and important 
landmarks, views, skylines; appropriate design; in urban settings, principal 
elevations should reinforce the street.  Reference is made to Supplementary 
Guidance 01 (Place making) which supports this policy. 

3.8 Policy 1.2 Of the Adopted Stirling Councils Local Development Plan 
(Sept 2014): Design Process states that: in order to ensure that the aims of 
Place making and quality site planning are met that preparation of 
Masterplans will be required for areas or sites requiring a comprehensive 
approach to the provision, design and location of uses, open space and 
infrastructure.  Thereafter, detailed proposals coming forward for all or part of 
the site will be expected to demonstrate cognisance and compliance with the 
relevant Masterplans.  Design Statements and Design and Access 
Statements will be required in support of Planning Applications as set out in 
Supplementary Guidance 01. 

3.9 Policy 1.3 Of the Adopted Stirling Councils Local Development Plan 
(Sept 2014): All development proposals will be assessed in terms of their 
impact on national Green Network principles and local Green Network and 
Open Space Strategy.  The safeguarding of existing, and the provision of new 
elements contributing to the Green Network, will be considered in the context 
of the above objectives, the River Basin Management Plan, the Flood Risk 
Management Plan.  New development should, where necessary, incorporate 
accessible multifunctional open space of the appropriate quantity and quality 
to meet the needs arising from the nature of the development itself.  This 
Policy is supported by Supplementary Guidance 02: Green Networks. 



3.10 Primary Policy 2 Of the Adopted Stirling Councils Local Development 
Plan (Sept 2014):  Supporting the Vision and Spatial Strategy states that: 
development proposals considered consistent with the Plan’s Vision and 
Spatial Strategy will be supported where they are developments allocated in 
the Development Plan or where outwith this, the Core Area will be the 
preferred location for new build development.  Supplementary Guidance 08: 
Non-statutory supplementary guidance regarding planning briefs, frameworks 
and Masterplans. 

3.11 Policy 2.2 Of the Adopted Stirling Councils Local Development Plan 
(Sept 2014): Planning for Mixed Communities and Affordable Housing 
states that:  

All new residential development schemes should provide a range of housing 
of different types and sizes, different tenures and affordability. 

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

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

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

The policy is supported by Supplementary Guidance 04. 

3.12 Policy 2.3 Of the Adopted Stirling Councils Local Development Plan 
(Sept 2014): Particular Needs Housing and Accommodation states that:  
all new residential developments should consider and provide for particular 
housing needs where evidenced through local area analysis on housing 
needs.  It is preferable that all new housing be built to ‘varying needs’ or 
‘lifetime homes’ standards to support independent living, be accessible to as 
wide a range of people as possible, and allow the potential for future 
adaptation. 

3.13 Primary Policy 3 of the Adopted Stirling Councils Local Development 
Plan (Sept 2014): Provision of Infrastructure states that: should no further 
infrastructure be provided, there will be significant infrastructure deficiencies 
as a result of the scale and location of development within the Plan.  
Management and enhancement of existing infrastructure and reducing 
demands for new infrastructure will be the preferred approach in supporting 
the implementation of the Spatial Strategy.  Infrastructure provision and 
enhancement is likely to require input from developers.  Policy 3.3 and 
Supplementary Guidance 16 support this policy. 

  



3.14 Policy 3.1 Of the Adopted Stirling Council Local Development Plan (Sept 
2014):  Addressing the Travel Demands of New Development states that: 
in order to create accessible developments in sustainable locations, new 
development should be located where safely and conveniently accessible by 
walking, cycling and public transport as well as by motor vehicles.  
Development should aim to reduce its travel demands, and to ensure that 
residual demands are met in a manner which ensures a safe and realistic 
choice of access by walking, cycling public transport and motor vehicles.  This 
policy is supported by Supplementary Guidance 14: Ensuring a Choice of 
Access for New Development.  

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

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

3.17 Primary Policy 4 Of the Adopted Stirling Council Local Development 
Plan (Sept 2014): Greenhouse Gas Reduction seeks to: ensure all new 
development is in sustainable locations, optimises accessibility, employs 
sustainable construction materials and methods and meets energy and heat 
requirements by on-site renewable generation. 

3.18 Policy 4.1 Of the Adopted Stirling Councils Local Development Plan 
(Sept 2014): Low and Zero Carbon Buildings states that: all new buildings 
must be designed so that at least 10% of the carbon dioxide emissions 
reduction standard set by Scottish Building Standards is met by the 
installation and operation of low and zero-carbon generating technologies. 

3.19 Primary Policy 5 of the Adopted Stirling Councils Local Development 
Plan (Sept 2014): Flood Risk Management states that: development 
proposals on areas shown to be at risk of flooding on SEPA Flood Maps 
should be avoided.  Development proposals on areas shown to be at risk of 
flooding on the Indicative River and Coastal Flood Map (Scotland) shall be 
informed by a Flood Risk Assessment assessing the risk from all sources of 
flooding.  Such developments shall not result in a use that is more vulnerable 



to flooding or has a larger footprint than any previous development on the 
site.  All development will be assessed for their potential to contribute to the 
reduction of overall flood risk.  This policy is supported by Supplementary 
Guidance 18. 

3.20 Primary Policy 8 Of the Adopted Stirling Council Local Development 
Plan (Sept 2014): Conservation and Enhancement of Biodiversity states 
that: the protection, conservation and enhancement of wildlife, its habitats and 
other natural features in international and national designated sites will be 
supported in line with statutory requirements.  Where proposals may affect 
protected species, developers must carry out species surveys and produce 
mitigations plans where required.  SG26 supports this policy. 

3.21 Policy 8.1 Of the Adopted Stirling Council Local Development Plan (Sept 
2014): Biodiversity Duty states that: all development proposals will be 
assessed for their potential impact upon biodiversity. 

3.22 Policy 9.2 Of the Adopted Stirling Council Local Development Plan (Sept 
2014): Landscaping and Planting in association with Development states 
that: development should incorporate new landscape and planting works 
appropriate to the local context and to the scale and nature of the 
development.  Supplementary Guidance 29 supports this policy. 

3.23 Primary Policy 13 of the Adopted Stirling Council Local Development 
Plan (Sept 2014): The Water Environment states that: all development must 
minimise and mitigate any potential impacts on the water environment. 

3.24 Other Material Policy Considerations Including SG08 (Non-Statutory 
Supplementary Guidance) The site is allocated within the Stirling Local 
Development Plan 2014 (LDP) for residential use under H058.  This allocation 
identifies the site for development of 100 units, and through its ‘Key 
Requirements’ expects the submission of a Flood Risk Assessment (FRA) 
and Archaeological Evaluation to support any planning submission.  It also 
requires development proposals to come forward in compliance with SG08: St 
Ninians (Cultenhove) Development Framework, and to have considered 
views of the Bannockburn Monument. 

3.25 Local Development Plan Review - Stirling Council has commenced an early 
review of the adopted Local Development Plan focusing on the housing land 
requirement for the Stirling Core Area.  This is in response to an 
acknowledged shortfall in the housing land requirement arising from the 
Reporters’ recommendation and the fact that Scottish Planning Policy states 
the housing supply target should be increased by a margin of 10 - 20% to 
establish the housing land requirement to ensure a generous supply of land 
for housing is provided. 

3.26 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. 



The relevant policies of the plan remain substantively unchanged, with the 
exception of Primary Policy 2 and Policy 2.1.  Primary Policy 2 no longer 
states that should allocated sites prove ineffective, this will be addressed in 
the first instance through consideration of advancing identified alternatives 
from Phase 2 (2019-24) or Period 2 (2024-34).  Instead, circumstances where 
a shortfall in the housing land supply occurs are addressed by Policy 2.1 of 
the Proposed Plan. 

Assessment 
3.27 This application has been submitted in full and it is proposed to provide one 

hundred and eighty five housing units on the site, the necessary infrastructure 
(including SUDs basin), open space and a play park.  Of these units (mixture 
of house types including:  bungalows, cottage flats, short terraces, semi-
detached and detached properties) one hundred and thirty nine are to be for 
private sale and forty six are to be affordable units in accordance with Stirling 
Councils definitions of affordable houses set out within approved 
supplementary guidance 4.  In assessing the policy, design, place making 
and archaeological implications arising from the submission, cognisance has 
been given to a number of the Adopted Stirling Council Local Development 
Plan policies and guidance set out above.  Although not intended to be 
exclusive, of particular relevance are Primary Policy 1.  Placemaking; Policy 
1.1. Site Planning; Policy 1.2. Design Process; Policy 2.2. Planning for Mixed 
Communities and Affordable Housing; Policy 2.3 Particular Needs Housing 
and Accommodation; Primary Policy 7 Historic Environment; Policy 7.1 
Archaeology & Historic Building Recording; Policy 7.8 Development affecting 
Battlefields, Gardens and Designed Landscapes; and approved 
Supplementary Guidance 08: St. Ninians Development Framework. 

3.28 The drawings, information and reports submitted with the application have 
been considered in detail against the above policy framework and it is 
concluded that this application accords with the policy framework and can be 
supported for the following reasons (set out below).  A key part of this 
assessment was the responses of the consultees, the conclusions of which 
are included within the assessment below. 

3.29 As highlighted above the application has been submitted in ‘Full’ and 
categorised as a ‘Major’ planning application.  As such, under planning 
legislation, and Policy 1.2 the submission of a Design and Access Statement 
(D&AS) was required.  The legislation also sets out a minimum requirement in 
terms of the content, which is reiterated and explained within Supplementary 
Guidance 01: Place making.  This includes the requirement for such 
statements to consider and explain how the development has taken account 
of any Development Plan design policies. 

3.30 It is considered that overall the D&AS is relatively strong in accordance with 
policy 1.2, demonstrating a good understanding of the context of the site, and 
providing a clear narrative relative to initial concepts.  The submitted Planning 
Statement provides a relatively detailed assessment of the development 
against a number of the Local Development Plan policies, including some 
design policies such as, Policy 1.1. Site Planning and Policy 1.2: Design 
Process, however for completeness, and compliance with legislation, it is 



considered that such an assessment should have been included within the 
D&AS.  Despite this fact, it is considered that the applicant has complied with 
policy regarding the submission of the Design and Access Statement. 

3.31 In terms of the proposals impact on the landscape, in accordance with 
Primary Policy 1: Place making, Primary Policy 9: Managing Landscape 
Change and Policy 1.1: Site Planning of the Local Development Plan the 
applicants have carried out and submitted an appraisal of the landscape and 
visual impact of the proposed development.  Whilst not a full Landscape 
Visual Impact Assessment, (not required by the Local Development Plan), the 
carrying out of such an assessment meets with the thrust of the Overarching 
Policies set out above, as it allows for a greater understanding of the 
landscape and visual context of the site and proposed development, and the 
potential impacts of it.  The analysis carried out, and the conclusions reached 
within this report are generally agreed.  It is accepted that whilst the cultural 
heritage designations increase the sensitivity of the landscape to 
development, it is equally true that the type and scale of existing residential 
development and infrastructure reduces this sensitivity to a degree.  It is also 
accepted that due to the low lying nature of the site, surrounding development 
and existing vegetation the visual impact of the proposal will be further 
reduced, and that the development has the potential to be seen as a natural 
extension to the existing urban form. 

3.32 The Report highlighted the important role additional planting within the 
development could have in further reducing the visual impact and providing 
an appropriate urban edge to what is currently a relatively open and 
undefined site edge.  In particular it highlighted the opportunity to use ‘green 
fingers across the site from east to west to screen residential development’.  
In this respect it was concluded at an early stage that whilst an attempt had 
been made to incorporate such a green linkage in a north – south direction, 
there was no such east-west planting.  The applicant has addressed this and 
it is now considered that the proposed landscaping adequately mitigates the 
visual impact of the proposals; provides appropriate green linkages through 
the development; and provides an attractive natural element to the 
streetscape, which counter-balances the built development.  This is despite 
the fact there has been a loss of a number of incidental areas of open space 
originally proposed, to accommodate house plots or additional stretches of 
roadway, which is unfortunate and led to a dilution of the original 
landscape/open space strategy for the site.  It is recognised that some of 
these changes were necessary in order to accommodate roads requirements.  
The scheme does still incorporate a number of different areas of open space 
and landscaping and the proposals now include an increased range of formal 
play equipment on site in accordance with policy. 

3.33 With respect to the number of units proposed, as highlighted above, the 
Adopted Stirling Local Development Plan 2014 allocates the site (Policy 
H058) for one hundred units.  The submission makes clear that the applicant 
has consistently promoted the site for a higher number of units.  In this 
respect, Stirling Council recently consulted upon a Main Issues Report (MIR), 
which, amongst other things, identified a range of potential sites for residential 
development.  In relation to H058 it specifically states that ‘the site is 



considered to have scope to accommodate a total of 150 units based on an 
increased density across the allocated area’.  In conclusion it is considered 
that support can be given to this proposed increase in density/units because 
the submissions have demonstrated that an appropriate standard of design 
and place making can still be achieved.  The development displays good 
levels of space within streets for incidental open space/ planting and street 
trees, despite the increased density.  The submission drawings were altered 
to ensure this would be the case, which included reducing the number of 
proposed units down from one hundred and ninety to one hundred and eighty 
five and reducing the number of visitor parking spaces. 

3.34 With respect to the design and layout in general terms it is considered that the 
revised design adopted results in a relatively permeable, well connected 
layout, particularly for those on foot or bike.  The attempt to work with the 
existing landform, incorporate streetscapes of varying character and through 
building design creates a sense of place particular to the development, which 
can all be supported and are considered to be reflective of the concepts 
outlined within Supplementary Guidance 08.  The applicant’s desire for the 
development to build in linkages into its wider surroundings and maximise 
permeability is welcomed.  It is recognised that the layout allows for physical 
linkages into neighbouring development site and nearby Core Paths.  The 
proposals show pedestrian links into the adjoining allocated housing site to 
the east and a future secondary vehicle access is also proposed.  A 
consequence of providing a permeable layout is that there are many street 
frontages, junctions and open space, which from an Place making 
perspective, in line with Policy 1.1.(d) should be overlooked and have active, 
interesting, frontages.  In this respect, the applicant’s decision to orientate 
additional buildings towards the central area of open space, many served by 
side driveways, is welcomed as it allows this area of open space to be better 
enclosed and defined.  In general the approach to boundary treatments is 
acceptable, particularly the use of walling and hedging in important and 
visible locations. 

3.35 The submitted landscape strategy seeks to integrate open space and 
landscaping into the development and in broad terms its approach is 
considered to be largely reflective of the design principles established within 
Supplementary Guidance 08 St Ninian’s Development Framework, and the 
thrust of policies 1.1. and 1.3. set out above.  In particular, in terms of the 
proposed planting, its use to soften development edges and provide a tree 
canopy within the development, in order to break-up the visual impact of the 
built development is supported.  Furthermore the revised drawings now 
include the provision of east – west planting to further mitigate the visual 
impact of development.  Initially the landscape plans were relatively 
schematic in terms of the proposed landscaping detail, but these are now 
more detailed and of the scale required. 

3.36 Turning to archaeology the application includes a Heritage Impact 
Assessment and the applicants engaged in pre-application discussions with 
the Council’s Archaeologist.  The document is thorough and extremely 
competent and its findings and recommendations are agreed with.  While 
there is a clear impact on the setting of the Battlefield, the proposed 



development lies at the fringes of the core of the fighting in a low lying area 
and it is not considered that the wider setting will be impacted.  There is a risk 
of previously unrecorded objects and archaeological features surviving in the 
development area either associated with the movement of people or troops to 
and from the Battle of Bannockburn and the remains of the medieval New 
Park.  The presence of such putative remains is insufficient reason to oppose 
the application.  Therefore, if the development does proceed, in line with the 
policies highlighted above, it is recommended that in advance of construction 
an experienced and suitably qualified archaeological contractor undertake the 
a programme of archaeological works by way of mitigation regarding the loss 
of the site. 

3.37 Negotiations with the developer over contributions have resulted in an 
agreement to apply such contributions to the private sale units only and not 
the forty six affordable units.  In agreeing this stance, officers were seeking to 
ensure delivery of a key site allocated within the Local Development Plan in a 
fair, equitable and proportionate way reflecting consistency of approach with 
other proposals in the core Stirling area.  It is anticipated that this approach 
ought to ensure the delivery of affordable housing to this number on site and 
to deliver the development of the site timeously.  Separately it would achieve 
consistency with other decisions notably underpinning an approach similar to 
that for the Raploch Housing in association with Robertson Homes.  The 
financial contributions applicable for this application are for education, 
transport and waste.  There is no play contribution as the applicants are 
providing the necessary equipment on site.  The total monetary value 
contribution for this application will be £1,426,282.62.  This compares with a 
figure of £1,747,460.30 which may have been achieved were contributions 
sought from the affordable housing units. 

3.38 In conclusion the principle of residential development has been established 
by the allocation of the site for housing in the Local Development Plan and 
there are a number of strong elements within the submission and to the 
proposals.  Therefore, the proposals are considered to be generally in 
compliance with the policy and guidance framework outlined above, therefore 
the application can be approved subject to the successful negotiation of the 
section 75 legal agreement to secure the necessary contribution monies and 
the necessary affordable housing. 

Objections 
3.39 Four letters of representation were received making the following 

contributions: 

3.40 Concerns raised with regard to road safety. 

In response: The application was supported by a Transport Assessment, 
which was reviewed by Roads and a private consultancy. No objection was 
raised to the proposals. 

3.41 Increase in traffic 



In response: The application was supported by a Transport Assessment, 
which was reviewed by Roads and a private consultancy. No objection was 
raised to the proposals. 

3.42 Stirling Area Access Panel made comment as praised certain aspects of the 
proposals such as the designs being compatible with the lifetime home 
standards, however concerns were raised regarding a lack of house types for 
elderly people, in particular two and three bedroom bungalows and the space 
standards shown for the proposed houses being inadequate to meet 
accessibility. 

Response: The house types shown meet the current market requirements, 
the requirements of Stirling Councils Housing Service and with respect to the 
space standards these will be set and approved through the submission of 
the building warrant applications, which require the correct accessibility 
standards to be reached.  

3.43 Concern raised with respect to the proposed SUDS basin being adjacent to 
residential properties.  Would it result in flooding and water logging to 
neighbouring properties?  Furthermore, concerns raised regarding the 
proposed connection to the existing public sewer via private gardens and 
whether the proposals would reduce residential amenity in the area.     

Response: The SUDS basin is being designed and implemented to ensure 
excess surface water runoff does not result in flooding either on the site or off 
it.  Connection to the public sewer cannot be done via private gardens without 
the owner’s permission and the site is being developed with cognisance to 
residential amenity. 

3.44 The Older Peoples Reference Group Raised similar concerns regarding the 
house types and also requested that consideration be given to providing a 
nursing home within the site. 

Response: The house types shown meet the current market requirements, 
the requirements of Stirling Councils Housing Service and with respect to the 
space standards these will be set and approved through the submission of 
the building warrant applications, which require the correct accessibility 
standards to be reached.  There is no plans to provide a nursing home on this 
adopted housing site. 

3.45 Concerns were raised regarding the standing water on the site and whether 
this would be addressed as part of the proposals.  

Response: The proposals do include SUDS drainage basin is being designed 
and implemented to ensure excess surface water runoff does not result in 
flooding either on the site or off it.  

  



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 Yes 

People No 

Land and Property or IT Systems No 

Consultations Yes 

Internal or External Consultations Yes/No 

 

Equality Impact Assessment 
4.1 This application was assessed in terms of equality and human rights.  The 

impact has been identified in the Considerations/Assessment section of this 
report. 

Strategic Environmental Assessment 
4.2 The application does not require a strategic environmental assessment. 

Single Outcome Agreement 
4.3 The recommendation does not apply to any of the seven objectives of the 

single outcome agreement. 

Other Policy Implications 
4.4 None. 

Resource Implications 
4.5 None. 

Consultations 
4.6 Roads Development Control:  No objections subject to conditions 



4.7 Service Manager (Environmental Health):  No objections subject to 
conditions  

4.8 Scottish Water:  No response.  

4.9 Scottish Environment Protection Agency (East):  No objection to this 
planning application subject to the following advice set out below. 

Advice for the Planning Authority 

Flood Risk 

1.1 No objection to the proposed development on flood risk grounds. 
Notwithstanding this, it is expected that Stirling Council will undertake 
its responsibilities as the Flood Prevention Authority. 

1.2 Review of the SEPA flood hazard maps shows that there are two 
small areas at risk of surface water flooding.  The flood risk 
assessment (FRA) highlights that these areas are proposed as a 
woodland area and also the surface water attenuation feature. The 
runoff rates shall be agreed with Stirling Council. 

1.3 There is a small watercourse in the south eastern corner of the 
development site, but no development is proposed within the vicinity 
of this area. 

Drainage 

Surface Water Drainage 

2.1 The proposals meet the requirements for sustainable urban drainage 
systems (SUDS).  The proposal is for a dry basin which takes up less 
land.  The applicant is encouraged to consider the added value of a 
'wet' pond.  While this occupies more land there is the added value to 
landscape and open space, recreation and biodiversity. 

Foul Drainage 

2.2 The foul sewer proposal meets the requirements.  It should be noted, 
however, that any pumping station requires authorisation if it includes 
provision for a Combined Sewer Overflow or Emergency Overflow.  
Also, there should be provision for a minimum of two hours storage in 
the event of an overflow.   

Waste 

3.1 Any waste to be removed from the site should be taken away by an 
authorised waste carrier to a suitable licenced site. 

3.2 Any material brought onto the site should be clean, uncontaminated 
material.  This may be subject to an exemption from a waste 
management licence, if this is deemed to be waste from another site, 
or greenfield soils. 

4.10 Housing Strategy & Development: The Housing Service has been involved 
in detailed discussions with Ogilvie Homes regarding the provision of 
affordable housing on this site.  In line with the Council's Affordable Housing 
Policy, the developer is proposing to provide 25% affordable housing over 



four phases.  This proposed phasing is reflected in the latest version of the 
Council's Strategic Housing Investment Plan. The proposed affordable 
housing mix is broadly in line with the requirement in the Local Housing 
Strategy for smaller houses, houses that meet the needs of those on low 
incomes, houses that meet the needs of older people and houses that meet 
the varying needs standard.  However, the Housing Service has previously 
expressed a view that a small number of 3-bed affordable units are required 
on the site and it is, therefore, suggested that four of the proposed 2-bed semi 
detached affordable units should be replaced by 3-bed semi detached 
affordable units. 

4.11 Bridge & Flood Maintenance:  Having reviewed the information provided 
and been consulted at Pre-application stage and confirmed the Council hold 
no record of flooding at this site this service offers no objection to the 
development.  However, drainage discharge rates should be retained to 
greenfield rates and the drainage strategy should include provision for the 
management of exceedance events within the site. 

4.12 Borestone Community Council: Notes that the plans show a greater 
number of units than allocated in the adopted Local Development Plan.  

Local residents were recently surveyed by this community council as part of a 
local improvement plan and residents in the Wordie Road area repeatedly 
asked about what could be done regarding the noise from the motorway. This 
has been taken up with the local MP. Sound protection for this development 
from the motorway is essential and should be given due consideration. It is 
also noted that Wordie Road is highlighted as one of the main routes to and 
from the proposed development. Again during the survey it was learned from 
residents that Wordie Road is very low priority for winter road treatment, as it 
is not a bus route. A new estate plus any future development of Gateside 
Road and Graystale Road would undoubtedly put pressure on Wordie Road, 
particularly during inclement weather conditions. Another route highlighted is 
Barnsdale Road, which is considered to be the principal route used by most 
residents of the proposed estate. Currently Barnsdale Road is in an extremely 
poor state of repair, after years of demolition and building work in the area. 
Borestone Community Council have received several complaints about its 
state of repair and have passed these onto Stirling Council. Currently the 
volume of traffic using Barnsdale Road is very high at peak times, particularly 
school opening and closing times. It is considered that another new 
development plus the redevelopment of Gateside and Graystale Roads will 
compound the situation and a review of the junction at Barnsdale Road with 
Glasgow Road is urged.  

This Council also has concerns about school provision in the area, particularly 
at Borestone Primary School. It is understood that the school does have 
capacity to grow in numbers, but the concerns stem from the fact that the 
proposed development is not the only new development where children will 
be zoned to Borestone Primary school. Currently the parking situation at 
Borestone Primary School during drop off and pick up times, can only be 
described as manic. There is no designated drop off/pick up area and there is 
concern that should traffic increase at the school without the parking situation 



being reviewed and alternatives put in place it could threaten safety.  We note 
that the estate will be built in stages and it will be importance to provide 
access points for children walking to and from school, from the outset of the 
building work.  It is not clear from the plans if consideration has been given to 
the needs of each home to hold four wheelie bins, as It would not be good to 
see a new estate with wheelie bins on view everywhere. 

Response: Stirling Council Environmental Health Service were consulted on 
the application and are satisfied with the noise attenuation measures 
proposed.  A Transport Assessment was carried out for the site and Stirling 
Council Roads Service have offered no objection to the proposals subject to 
conditions.  Stirling Council Education Service were consulted on the 
application and that service have also raised no objection. Waste Services 
were also consulted on the proposals and have raised no objection.  

4.13 Land Services Team Leader: No objection.  

The initial proposed on site provision catered well for toddlers/junior children, 
however the proposed mix of equipment did not provide adequately for older 
children.  For example while toddler swings were included there was no flat or 
group swings for children of primary school age.  There was no rotaplay or 
dynamic equipment for older children.  The addition of some more challenging 
equipment provision aimed at primary school children is was merited either 
on-site and the applicant has agreed to provide this on site.  The detail of 
which is covered by condition. 

4.14 Children's Services:  Offered no objection subject to agreeing the necessary 
financial contribution via a S75 legal agreement.  

The figures being sought by Stirling Council are similar to the contributions 
being sought by other developers, and Stirling has developed a  model based 
on house size that the industry in general recognises is a fairer method to 
allocate cost including no contribution on 1 bedroomed units, of which there 
are 23 on this development.  Stirling High School has capacity in the short 
term, however the local development plan covers a substantial period of time 
and the Council is working to deliver a long term solution to education in order 
that it can deliver housing across the life of the plan.  Adopting a short term 
strategy is likely to be more expensive, limit the ability of the council and 
developers to deliver a supply of housing without hitting barriers. 

Stirling High School will come under pressure from development within the 
area both directly from development within the catchment and also indirectly 
from placing requests from other locations within the council.  The Council 
has intimated that to address capacity it is looking at some limited build and 
rezoning.  In this case it is likely that Stirling High School’s catchment area 
will be changed to utilise space in the school, and therefore it is appropriate 
that all developments within the core are contribute to secondary provision. 

Borestone Primary School is programmed to approach optimum capacity in 
2022/2022, this is based on the average house build profile.  In the case of 
this development, as the development has a larger proportion of 3 and 4 
bedroomed units it will add to the increasing school roll and take the school to 



its optimum capacity, again as neighbouring schools are under pressure the 
Council is likely to look at rezoning to ease pressure where build is not 
possible in existing schools. 

SG15 and the accompanying Education Background report details the 
strategy that the Council has adopted and the logic behind this.  The Council 
is keen to move away from the risks in the past of the first developers 
developing sites and leaving developers of latter sites with a heavy burden 
when capacity is exhausted. 

4.15 Historic Environment Scotland: Raises no objection.  

Battle of Bannockburn Inventory Battlefield Site 

Historic Environment Scotland has reviewed the consultation and considers 
the proposals do not raise issues of national significance.  

While the location of the development is within the wider area of the first day 
of battle, the current area does not make a significant contribution to the 
understanding and appreciation of the battlefield landscape.  Consequently, it 
is not considered that development of the area raises issues of national 
significance. 

As there is the potential for archaeological remains of the battlefield to be 
affected by the proposed development, reference should be made to the 
councils own archaeological advisor for detailed advice on mitigation options.  
This is set out in the key site requirements in the adopted Local Development 
Plan. 

4.16 Planning & Policy: No objection subject to conditions covering design, 
landscaping, maintenance and archaeology.   

5 BACKGROUND PAPERS 

5.1 Planning Application file 15/00669/FUL.  File can be viewed online at:   

http://pabs.stirling.gov.uk/online-
applications/applicationDetails.do?activeTab=documents&keyVal=NW43K9PI
FL000  

6 APPENDICES 
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ERECTION OF 190 DWELLING HOUSES, FORMATION OF NEW VEHICULAR 

ACCESS, ROADS, SUDS, OPEN SPACE AND OTHER ASSOCIATED ENGINEERING 
OPERATIONS AT LAND ADJACENT TO NORTH OF NEWPARK FARMHOUSE, 

COXITHILL ROAD, ST NINIANS, STIRLING - OGILVIE HOMES LTD - 15/00669/FUL 
 

 

Subject to a section 75 Legal Agreement to cover: 

A. Transport Contribution 
B. Education Contribution 
C. Waste Contribution 
D. Affordable Housing 
 

Approve subject to the following conditions: 

1. Finishing Materials And Feature Gables:  Prior to the commencement of each 
phase of development a scheme of/Samples of the materials to be used for the 
external walls and roof of the development granted consent along with detailed 
design drawings showing the proposed feature gable design for the houses marked 
for this, shall be submitted to, and approved in writing by the Planning Authority 
before any work starts on each phase. 

2. Construction Noise:  Construction works which are audible out with the site 
boundary shall be undertaken during normal working hours, viz:- 08.00 to 18.00 
hours Monday to Friday (excluding bank holidays), and 09.00 to 13.00 hours on 
Saturdays unless otherwise agreed in writing with the Planning Authority. 

3. Noise:  Prior to the commencement of works on site all sound attenuation works 
specified in the approved noise report dated April 2015 and produced by Waddell 
Armstrong shall be completed and written evidence submitted demonstrating that the 
reported approved noise levels have been achieved to be approved in writing by the 
Planning Authority. Should the evidence show that the reported specified noise levels 
have not been achieved, then prior to occupation a further scheme of noise 
attenuation measures shall be submitted for the written approval of the Planning 
Authority, which clearly sets out the further measures required to achieve the 
reported and approved noise levels. All works approved as part of the further 
measures shall be completed and written evidence (prior to occupation) submitted to 
the Planning Authority for written approval, demonstrating that the reported and 
approved noise levels have been achieved. 

  



4. Comprehensive Contaminated Land Investigation:  Prior to the commencement 
of any site works, a comprehensive contaminated land investigation shall be 
submitted to and approved in writing by the planning authority. 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 (BS10175:2001)’. The report must include a site specific risk assessment of 
all relevant pollutant linkages, as required in Scottish Executive Planning Advice Note 
33. 

5. 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. 

6. Remediation:  Remediation of the site shall be carried out in accordance with the 
approved remediation plan. Any amendments to the approved remediation plans 
shall not be implemented unless approved in writing by the planning authority.  

7. 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. 

8. 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. 

9. Sustainable Drainage Systems (SUDS):  Prior to commencement of development 
of each phase detailed drawings shall be submitted to and approved in writing by the 
Planning Authority, in consultation with SEPA, which include full detailed SUDS 
designs for all individual phases of the development and that all works are carried out 
in accordance with approved design. The SUDS strategy will include details of 
measures to be employed during the construction phase of the project. 

10. Schedule of Mitigation:  Prior to commencement of development details shall be 
submitted to and approved in writing by the planning authority, in consultation with 
SEPA, which include a Schedule of Mitigation and a site specific Construction 
Environmental Management Plan for each phase of the development.  

11. Planting Alongside Speed Tables:  The proposed ‘Ornamental Ground Cover’ 
adjacent to road junctions/speed tables shown on the proposed landscape plan shall 
be maintained as part of the ‘common ground’ factor as opposed to being included 
within the title deeds of individual residents. 

12. Walling For Rear Gardens of Plots 9, 14, 131, 149/150, 151, 160, 161/162:  The 
rear garden boundary treatment abutting the parking courts for these properties shall 
be in the form of walling to match that proposed elsewhere within the site. 



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

14. Landscaping:  Prior to the commencement of development on site details of all new 
planting proposals (including the native woodland structure planting and sustainable 
urban drainage area) including proposed phasing, shall be annotated on a planting 
plan at 1:500 scale, including the planting schedule and specification. This plan will 
clearly detail the ground preparation, species, nursery stock, size and density of 
planting and areas of grass seed/turf to and shall be approved in writing by the 
Planning Authority. This plan shall also include annotated detail on the shrub planting 
layout, detailed planting plans including plant numbers in planting beds, planting 
details, specification and a maintenance/management schedule for all areas. The 
tree planting details shall include a mulch of one metre diameter weed free area 
around the base of the trees in grass. Furthermore these drawings shall include the 
proposed size of grass/wild flower buffer zone between houses/gardens and the 
native woodland structure planting.  

15. Proposed Play Area:  Prior to works commencing on site the Planning Authority will 
agree in writing the play area, including size, layout, choice of equipment and the 
landscape approach. The play area shall include natural/informal play elements of 
boulders/mounds and jumping logs and given the proximity of the road, in the interest 
of child safety a boundary fence. The play area shall be configured to avoid the 
creation of a narrow corridors between equipment, avoiding pedestrian movements 
directly in front of the swings for site users. The play area design shall also involve a 
litter bin and seat. 

16. Delivery of Main Open Space And Equipped Play Space:  For the avoidance of 
doubt the proposed delivery of the main open space and equipped play space over 
two separate phases (the second and third) is not approved and prior to the 
commencement of works on site a proposed revised timescale (which ensures delivery 
early and over one phase) shall be submitted for the written approval of the Planning 
Authority. 

17. Residential Travel Plan:  Prior to the occupation of any dwellings within the 
application site, a comprehensive Residential Travel Plan will be submitted to, and 
approved in writing by, the Planning Authority. The Residential 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. 

18. Roads Design:  The design and construction of all roads within the proposed 
developments shall be in accordance with the requirements of this Authority’s 



Development Roads Guidelines and Specifications, and incorporate the design 
guidance given in Designing Streets, and shall be offered for adoption upon 
satisfactory completion.  

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

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

21. Proposed Access Design:  Prior to works commencing on site a full detailed 
engineers design in accordance with E107-SK-01 for the proposed access shall be 
submitted for the written approval of the Planning Authority.  

22. Vehicle Access Finish Prior to Occupation:  No dwellings within the application 
site shall be occupied until the vehicular access into the site from Graystale Road 
has been laid out and constructed to a tarred finish in accordance with drawing No 
E107-SK-01 or such other drawings as may subsequently be approved in writing by 
this authority. 

23. Increase Area of 30mph Speed Limit:  No dwellings within the application site shall 
be occupied until such time as the speed limit of thirty miles per hour is extended 
some forty metres to the west of the proposed access on Gateside Road. 

24. Swept Path Analysis:  A swept path analysis of the general arrangement shown in 
drawing AL_0_100_O (Site Layout) shall be provided by the applicant for the written 
approval of this authority, prior to any building works commencing on site. 

25. Install Bus Shelter:  Prior to the occupation of any dwellings within the application 
site, the developer shall install a bus stop shelter and timetable information at the 
existing bus stop on Graystale Road. The detail and location of which is to be agreed 
in writing by the Planning Authority prior to the occupation of the first house. 

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

27. Driveways:  Driveways shall be dimensioned either 3 metres wide x 5.5 metres long 
(single car) or 5.5 metres wide x 5.5 metres long / 3 metre wide x 11 metre long (2 
cars) or a combination of the two to accommodate three cars. 

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

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



30. Surface Water Drainage and Discharge Rates:  The surface water drainage 
system shall be designed to the requirements and satisfaction of the Scottish 
Environmental Protection Agency, The Scottish Water Authority and Stirling Council, 
taking account of the sustainable urban drainage (SUDS) principles and in 
accordance with the guidance given in ‘SUDS for Roads’. The SUDS strategy will 
include details of measures to be employed during the construction phase of the 
project. Prior to works commencing on the SUDS proposals the applicant will submit 
the proposed drainage discharge rates for the written approval of the Planning 
Authority. These rates shall be retained to Greenfield rates and the drainage strategy 
shall include provision for management of exceedance events within the site. 

31. Archaeological Survey:  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. 

 

Reasons 

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

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

3. In order to ensure that the reported specified approved noise levels are achieved 
prior to occupation of the dwellings. 

4. To ensure potential risks arising from previous site uses have been fully assessed. 

5. To ensure the proposed remediation plan is suitable. 

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

7. To provide verification that the remediation has been carried out to the authority’s 
satisfaction. 

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

9. To ensure that the development is not at risk from flooding nor increase the risk of 
flooding occurring elsewhere and to ensure that surface water discharge does not 
result in pollution of the water environment. 

10. Due to the possible soil contamination at these sites, information needs to be 
submitted to ensure that there are appropriate pollution prevention measures in place 
during the development.  



11. In order to ensure these areas of landscaping are maintained as part of the common 
maintenance arrangements and not by private households. 

12. In order to ensure an acceptable wall boundary for these plots.  

13. In order to ensure that the approved scheme of landscaping/play area is established 
and maintained in the interests of the amenity of the site and the surrounding area. 
Also to ensure it is clearly set out the persons responsible for such maintenance.   

14. 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. 

15. To ensure that the proposed play area and equipment 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 play area/equipment have been 
submitted with the application. 

16. In order to ensure the play area in its entirety is provided as part of the first phase of 
the development. 

17.  In order to ensure that future occupants utilise a choice of access via all modes of 
transport thereby reducing travel demands and in accordance with Policy 3.1 of the 
Local Development Plan, 2014 and Supplementary Guidance SG14: Ensuring a 
Choice of Access for New Developments. 

18. To ensure that the proposed streets are adequate to serve the development and to 
create successful places in accordance with Designing Streets.  

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

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

21. In order to ensure this is designed to fully accord with this authorities design 
standards.  

22. In order to ensure the access is substantially formed prior to the occupation of the 
first house. 

23. In order to ensure this is carried out prior to the occupation of the first house. 

24. To ensure sufficient space is afforded for vehicles to manoeuvre around the site. 

25. In order to ensure and encourage more sustainable forms of transport to and from 
the site. 

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



27. To ensure the driveways are to these dimensions 

28. To ensure the private parking areas are to these dimensions 

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

30. In order to ensure the SUDS scheme proposed is designed to the correct standards 
and meets greenfield run off rates.   

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

Advisory Note:  As per Section 21 of the Roads (Scotland) Act 1984 the applicant will 
require to apply to Localities & Infrastructure (Roads), Stirling Council for Roads 
Construction Consent for the construction of the new roads within each site. 

 

 

 

  



 


