
Stirling Council Agenda Item No. 7 

Planning & Regulation Panel 
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Meeting:  

29 January 2019

Not Exempt 

Erection of 11No. Class 4 Industrial Units on Existing 
Industrial Use Site at Land At Former Cemex Site, 
Station Wynd, Doune - RTA Plant Hire Ltd - 
18/00687/FUL

Purpose & Summary 

Full planning permission is sought for the erection of eleven Class 4 industrial units and 
associated infrastructure on an existing industrial use site at the former Cemex Site, 
Station Wynd, Doune.  This planning application has been brought to the Planning and 
Regulation Panel, as it has received more than five objections and the recommendation is 
one of approval.  

The planning application is being determined under the planning procedures approved by 
Council and which became effective as at 12 June 2018.  

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

Recommendations 

Panel is asked to: 

1. approve the application subject to the conditions set out at Appendix 1 to this
report.

Resource Implications 

Not applicable. 

Legal & Risk Implications and Mitigation 

Not applicable.  



1. Background 

1.1. Not applicable. 

2. Considerations 

The Site 

2.1. The site is situated on the former “Cemex” site at Station Wynd, Doune, which 
currently is used for industry and has an industrial style building at the front of the 
site.  At present this large industrial building houses a plant hire company and its 
related storage and the remainder of the site is used to store plant used in the 
building construction industry.  

2.2. The site is safeguarded in the Stirling Council Local Development Plan for 
employment uses.  The Local Development Plan indicates that the site is suitable 
for Class 4 (Business).  Recently built housing is situated to the east and south 
east of the site and recently built low rise industrial style units (a vets and Class 4 
and 5 units) are situated to the south.  

2.3. Access to the site is from the existing roads network with good visibility leading up 
to the site.  Within the site the existing large scale building, is to be subdivided by 
the new access road, which is to provide ease of access to the rear.  The site is 
predominantly flat and is well screened by existing tree cover to the north and west 
of the site, with Doune Ponds Nature Reserve sited to the west amongst the trees.  

The Proposal 

2.4. The proposed drawings show blocks of predominantly single storey new buildings, 
sited around the periphery of the rear of the site in a courtyard layout, with the 
parking and landscaping centred within the courtyard.  The site plan also shows 
the associated landscaping and acoustic fence (erected down eastern boundary) 
proposed for the site.  The existing building, is being retained and subdivided to 
form two separate units.  In total there are to be eleven Class 4 units on site 
created by the blocks of buildings being subdivided internally.  Class 4 is described 
within the Use Classes Order as:  Office, (other than financial, professional or any 
other service expected in shopping areas for example a lawyers or accountants.)  
Research and development of products or processes or any industrial purposes 
being uses which can be carried out in any residential area without detriment to 
that are by reason of noise, vibration, smell, fumes, smoke, soot, ash, dust or grit.   

2.5. The proposed low scale buildings are to have profiled insulated metal roofs and the 
walls are to be timber clad down to the base course level to match the existing 
units adjacent.  There is to be one means of access and egress to the site.   

2.6. The purpose of the units is to provide business space for small local businesses 
and allow business start-ups.  The site is being designed to provide for safe 
vehicular movement and ease of pedestrian movement with the necessary 
pavements being formed.  Landscaping forms a key aspect of the proposals, with 
planting around the boundaries, within the courtyard and significantly at the access 
to the site to provide an attractive entrance and soften the appearance of the 
existing industrial building.  The proposed buildings are to be industrial in 
character, but use of the materials highlighted above are considered to soften the 
appearance and blend with the surrounding natural backdrop.  All lighting is to be 
directed down, away from residents and mostly concentrated within the courtyard.  



Previous History 

2.7. 17/00432/FUL:  Subdivision of existing unit to form two industrial units.   

Consultations 

Service Manager (Environmental Health) 

2.8. Environmental Health has no objections to the proposals subject to conditions  

Roads Development Control 

2.9. Transport Development has no objection to the proposals submitted, subject 
conditions. 

Representations 

2.10. Six representations have been received setting out the following: 

2.10.1 Adverse impact of the proposals, through the introduction of noise to a 
predominantly residential area and increased road use jeopardising 
pedestrian and vehicular safety.  Requesting that the hours of 
construction are restricted and the acoustic fence is properly erected.  
Also seeking assurance that the types of business that will use the units 
are compatible in a residential area. 

Response:  The application is described as industrial units for Class 4 
business use.  By their very nature Class 4 uses require to be compatible 
within residential areas as highlighted above.  The applicant has shown 
on the proposed drawings their intention to erect an acoustic fence along 
the eastern boundary adjacent to residential properties.  Stirling Council 
Transport Services were consulted on the application and have raised no 
objection to the development. 

2.10.2 Road safety, in particular the entrance to the entire Doune Riggs 
development will already be under considerable pressure once the new 
Medical centre opens in 2019.  There is only a single road in and it is 
questionable if it is acceptable to further increase the demand on this 
road.  The application itself suggests an increase of twelve to forty five 
spaces and that there will be "no- conflict with the general public".  Based 
on a five day working week this suggests an additional sixteen thousand 
five hundred vehicle movements on this section of road entering and 
exiting the site each year, which is not an insignificant increase. 

Response: Stirling Council’s Transport Development was consulted on 
the application and has raised no objection to the proposals. 

2.10.3 The derelict and unused properties around the area should be used 
before these new buildings are erected.  It is noted that the application 
suggests no demolition.  This is incorrect as the drawings identify that the 
existing building will be split into two to accommodate the access road to 
the site. 

Response:  The application site is an established industrial site 
safeguarded by the adopted Local Development Plan for employment 
uses.  The policy requirements set out below support the redevelopment 
of this site provided the development is of a scale and type compatible 
with the character of the area.  There is no requirement on the application 
to seek the use of redundant buildings in the area before using this site.  
The existing building on the site is to be partially demolished to form the 
access road through it, but no buildings are to be completely demolished. 



2.10.4 Potential noise nuisance and air quality issues.  In particular the waste 
management solution is to store bins at the back of the eastern block i.e. 
closest to residents.  This will invariably increase noise, potentially odours 
and may encourage vermin. 

Response:  Stirling Council Environmental Health Service was consulted 
on the application and raised no concerns. 

2.10.5 Support the fact that some consideration has been given to additional 
planting to act as a screen.  However, the plans seem to show that this 
planting will be done on land belonging to the Doune Riggs development 
for which all the residents contribute to and have it maintained by a factor.  
There has been no notification from the factor that this is being 
considered. 

Response:  The proposed new planting is shown within the application 
red line boundary and the applicant has confirmed that they own all of the 
land shown within the red line.  Maintenance will therefore be a matter for 
the operator. 

2.10.6 Concerns also raised that the planting will contribute to noise and/or air 
quality.  Unless the vegetation is extremely tall, dense and very deep, 
trees do not provide sound barriers, as they do not reflect or diffuse 
sound.  Most of the trees and bushes suggested are deciduous and 
between late autumn and late spring, their leaves would not be present. 

Response:  The proposed planting is to enhance and conserve the 
character of the area, it is not intended to form an acoustic barrier. 

2.10.7 The proposed acoustic barrier.  This is a sound deadening barrier and is 
considered to have a limited effect to reduce noise, even if it were 
maintained to the appropriate standard.  Instead of this Stirling Council 
should impose minimum Noise and Air quality levels at the nearest 
receptor sites and these levels should be set at background levels before 
any construction works commence should the application be approved.  In 
addition the acoustic barrier should be upgraded to a sound absorbing 
barrier, a higher quality specification with strict maintenance requirements 
placed on the applicant.  The height of 2.5 metres should also be 
reviewed and a minimum height of at least three metres, but up to five 
metres should be applied as a condition.  Local residents should be able 
to enjoy their garden amenities without the disturbance of excessive noise 
and diesel fumes. 

Response:  Environmental Health was consulted and has raised no 
concerns regarding the proposals.  The units are proposed as Class 4 
uses which are considered to be appropriate in a residential area, 
therefore there is no requirement for a Noise Impact Assessment to be 
carried out or to set any decibel levels. 

2.10.8 Adequacy of the proposed car parking (based on the plans) as the plans 
show twenty five percent of the available parking allocated to "MOT 
Customers".  This leaves an average of three parking spaces per unit, 
many of the proposed business will require more staff.  There is a risk that 
staff at the proposed industrial estate will park within the residential estate 
or in Station Wynd potentially lowering the safety of access to the site. 

Response:  The plans have been amended to remove all references to 
MOT, as that use is a Class 5 use and not Class 4.  Stirling Council 
Roads has raised no objections to the extent of car parking proposed. 



2.10.9 The current site has planning restrictions of operations between 08:00 am 
-18:00 pm Monday to Friday, half day Saturday and no work on Sundays 
(as referenced in planning application 17/00432/FUL).  When the current 
operator has breached these (all day Sunday and late into evenings) it 
has had a significant degradation on the quality of life of neighbouring 
residents due to the levels of noise.  There needs to be a similar 
restriction on the proposed development. 

Response:  This is a condition of the approval. 

2.10.10 The proposed height of the buildings which "hug" the perimeter of the site 
will have an adverse visual impact on the surroundings with the height 
and the proposed materials.  There is a distinct risk the buildings will block 
sunlight to neighbouring properties.  The Cemex site has been built up 
higher (circa 2 metres) than the surrounding properties, this increases the 
impact of the proposed buildings. 

Response:  The proposals are considered to accord with the character of 
the area for the reasons set out in the Assessment section of this report.  
Furthermore, it is not considered that the proposed scale of building will 
adversely impact upon neighbours’ habitable room daylight or sunlight. 

2.10.11 The types of business that are interested in the units will require flues to 
be installed in the buildings to extract gases (powder coaters and joiners).  
The plans show no indication where these will be placed, how they will 
mitigate any reduction in air quality and stop any noise pollution from 
industrial extractor fans running above the height of the noise reducing 
fence. 

Response:  Any flues will require the submission of a further planning 
application.  Air quality and noise monitoring are the responsibility of 
Environmental Health. 

2.10.12 The density of the proposed site is higher than anything in the area, even 
denser than many urban developments. 

Response:  The proposals are considered to accord with the character of 
the area for the reasons set out in the Assessment section of this report. 

2.10.13 The site is elevated above the surrounding area.  The plans show that the 
pitched roof of one of the substantial buildings slopes towards the 
neighbouring properties with downpipes going into the ground next to the 
boundary.  The plans provide no detail on how the rain water will be 
drained without causing water to seep into neighbouring property and 
cause "swamping".  Although for the parking areas permeable materials 
have been specified the density of the development means a proportion of 
impermeable roof top slopping towards residential property with little 
ground between to absorb rain water. 

Response:  The drainage proposed is a mixture of sustainable urban 
drainage and mains drainage that will be designed at the Building Warrant 
stage to cope with the extent of runoff. 

2.10.14 From visual inspection the existing buildings seem to be clad in asbestos 
sheeting.  There is no mention how the developer will adapt these 
buildings in a safe way to neighbouring properties.  The planning letter 
states that the construction process will have no impact on neighbouring 
properties.  There is no substantiation to this.  The current owner and 
developer, when readying the site for his current business, regularly 
operated heavy plant machinery until 23:00 in the evening.  There needs 



to be restrictions on the hours of construction to lower the impact.  There 
also needs to be measures to protect against dust from the site during 
construction. 

Response:  Stirling Council’s Environmental Health was consulted on the 
application and has raised no objections in this respect. 

2.10.15 The proposed development is over-bearing, transforming a quiet 
residential street into an industrial park.  The design of the industrial units 
are unsightly, other units have been built in the area recently, which 
provide an appearance more in keeping with a rural location.  Doune 
Ponds is an idyllic nature reserve, the proposed development would have 
a detrimental visual impact, adversely affecting the character and 
appearance of the area. 

Response:  The proposals are considered to accord with the character of 
the area for the reasons set out in the Assessment section of this report. 

Local Development Plan 

2.11. 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. 

2.12. Primary  Policy  1:  Place  making:  of  the  Adopted  Stirling  Council  Local  Plan  
Oct  2018   

2.13. Policy  1.1  Site Planning(Policy  2.4:  Safeguarding  Employment  Land  and  
Property  Policy  2.5:  Employment Development 

Other Planning Policy 

2.14. None.  

Assessment 

2.15. The determination of this full planning application, is based upon whether the 
proposed units comply with the policies set out above.  In assessing the proposals 
against these policies the main determining issues are whether the proposed units 
number, design and scale can be considered to be appropriate for the context of 
this mixed use area, which is primarily residential.  In addition, whether the 
proposed units can be considered to be in harmony with the residential buildings 
within the area, ensuring the proposals visually relate well to the buildings, location 
and landscape setting.  Also whether the proposals will continue to preserve land 
safeguarded for employment uses and will not adversely impact upon the 
residential amenity of the immediate surrounding houses.  

2.16. The following sets out the established character of this area, the nature of the site 
and then concludes by setting out the reasons why the proposals are considered to 
comply with the Stirling Council Local Development Plan policy context set out 
above.  

2.17. The development site is sandwiched between between industrial units positioned to 
the south and residential properties immediately positioned to the east.  It is an 
edge of village location with some semi rural characteristics with a surrounding 
context of buildings, which are of a modern design and low in scale (maximum 
height two storey) and housing set in modest plots and situated alongside and 
parallel to the estate roadway.  The buildings are predominantly of modern design, 



with modern roof to wall proportions and of a scale that do not visually dominate the 
sites or area.  The only exception to this is the industrial unit which exists within this 
site which is large, out of scale and visually prominent.  

2.18. The proposed new buildings are of a size, scale and massing, which are 
considered to be complementary in terms of the buildings predominant within the 
area and will not overly dominate the site and area.  This is helped by the design 
elements, which combine to result in buildings which resemble the new built 
industrial buildings found in the area surroundings in terms of appearance, position, 
height, and scale and massing.  The existing industrial building being retained is 
also considered to complement the area as its appearance is to be greatly 
improved through the use of similar materials to those proposed for the new units 
and landscaping.  

2.19. The proposals do present a contemporary design of a scale that is appropriate to 
the site, the landscape and the buildings in the surrounding area.  The buildings 
proposed complement design elements that relate to each other and the newly 
built industrial buildings.  The proposals visually relate well to the existing building 
context and as a result, they form an obvious part of this context in the landscape 
setting.   

2.20. As a result the proposals are considered to reflect the criteria set out in Policy 1.1, 
as it is considered that the proposed layout, scale of the buildings and overall 
design is sympathetic to the character of the area.  The additional low rise 
buildings proposed, sit within a size of site that can easily accommodate them and 
the existing block facing towards the public road will be modernised to complement 
and connect with its surroundings.  Overall the proposals can be safely accessed.  
The proposed external material finishes will complement and enhance the 
appearance of the area and the proposed glazing and doors on the principal 
elevations will reinforce the street.  The proposal is also considered to respect the 
amenity of the site and the area as a whole, as it will not result in an over-
development of the site, with sufficient space remaining for landscaping, parking 
and bin storage.  Significant new planting is proposed to preserve and enhance the 
character of this area.  Furthermore, the proposals are not considered to result in a 
material detrimental impact on the amenity of surrounding residential properties in 
terms of loss of privacy, noise or loss of sunlight/daylight.  With respect to noise 
nuisance the units are to be for Class 4 use as described above.  Class 4 uses are 
deemed to be acceptable in residential areas as they do not generate a noise 
nuisance.  Despite this though it is proposed to erect an acoustic fence down the 
eastern side of the site closest to the residential properties.  Due to the nature of 
Class 4 uses there is no need to carry out a Noise Impact Assessment.  

2.21. The  proposed eleven business units are considered to accord with Policy 2.4 and 
2.5 of the Adopted Stirling Council Local Plan September 2014 as this proposal will 
use and  safeguard employment land and property, for Class 4 business.  The 
proposed site is a safeguarded employment site for such uses and the Class 4 
units proposed are considered to be compatible with the site requirements and 
character of the area.  For these reasons the application is supported. 

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 18/00687/FUL.  File can be viewed online at: 

https://pabs.stirling.gov.uk/online-
applications/applicationDetails.do?activeTab=documents&keyVal=PGHG9BPI0CD
00  

4.2. List of determining plans: 

Stirling Council Plan No. Name Ref on Plan 
 

01A Location Plan SD/1743/01   A 
 

02A Site Plan SD/1743/02   B 
 

03A Floor Plans SD/1743/03   A 
 

04 Elevations SD/1743/04   A 
 

05 General SD/1743/05   A 
 

06 General SD/1743/06   A 
 

07 General SD/1743/07   A 
 

08A Details SD/1743/08   A 
 

 

5. Appendices 

5.1. Appendix 1 – Conditions and Reasons. 
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APPENDIX 1 

 

ERECTION OF 11NO. CLASS 4 INDUSTRIAL UNITS ON EXISTING INDUSTRIAL USE 
SITE AT LAND AT FORMER CEMEX SITE,STATION WYND,DOUNE - RTA PLANT HIRE 

LTD - 18/00687/FUL 

 

Approve, subject to the following conditions: 

1 Details of Materials:  Samples of the materials to be used for the external walls and 
roof of the development granted permission shall be submitted to, and approved in 
writing by, the Planning Authority before any work starts on site. 

2 Landscape - No Topping, Lopping or Felling:  No trees, shrubs or hedges within 
the application site shall be topped, lopped, felled or uprooted without the prior 
written consent of the Planning Authority. 

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

4 Landscape - Hard Landscaping:  No development shall take place until details of 
proposed means of boundary treatment, enclosures, screening, walls and fences, 
paving and hard surfacing materials have been submitted to and approved in writing 
by the Planning Authority. 

5 Landscape - 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. 

6 Landscape - Replacement Planting (3 Years):  Within three years of the 
completion of the approved landscaping scheme, any trees or shrubs removed, 
dying, being severely damaged or becoming seriously diseased, or areas of grass 
which become eroded or damaged shall be replaced and reinstated by the end of the 
next planting season, to the satisfaction of the Planning Authority. 

7 Further Details:  Prior to the commencement of work on site the following additional 
details shall be submitted to and approved in writing by the Planning Authority:- 

 a)  Proposed bin store details including means of enclosure. 

 Following the approval of the above required additional details, these works shall be 
implemented concurrently with the remainder of the development and completed 
prior to the development being brought in to use (or other phasing agreed in writing 
with the Planning Authority) and thereafter retained, maintained, or reinstated, to the 
satisfaction of the Planning Authority. 

 

  



8 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. 

9 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. 

10 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. 

11 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. 

12 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. 

13 External Lighting:  All external lighting on the building is to be installed with shields 
fitted and pointed towards the ground. 

14 Cycle Parking:  Prior to works commencing on site, details of the proposed Cycle 
parking provision shall be provided in accordance with the rates detailed in 
Supplementary Guidance SG14: Ensuring a Choice of Access for New 
Developments and approved in writing by this Authority. 

15 Car Park Surface:  The car park shall be constructed in a fully paved material 
(bituminous material, block paving) and suitably drained to ensure no surface water 
discharges onto the adjacent public road. 

16 Pedestrian Crossing: Prior to works commencing on site, the applicant shall submit 
further details, for the approval of the Planning Authority, indicating how improved 
pedestrian visibility splays are to be achieved at all crossing points within the site. 

17 Surface Water Drainage Arrangements and Finished Levels:  Prior to works 
commencing on site, details of the proposed means of providing surface water 
drainage will be submitted for the agreement by the Planning Authority and the 
current and proposed finished ground levels are to be submitted based upon spot 
levels.  Ground levels will not exceed one metre unless otherwise agreed by the 
Planning Authority. 

 



 

Reasons: 

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

2 To ensure the protection, retention and long term viability of existing trees which 
contribute to the amenity of the proposed development and the surrounding area and 
to ensure that no unnecessary damage is caused to existing trees, shrubs and other 
vegetation, as a result of the proposed development operations. 

3 To ensure that the scheme of landscaping for the proposed development is of a 
satisfactory standard relative to the functional requirements and visual amenity of the 
site and its setting in the locality as insufficient details of the proposed scheme of 
landscaping have been submitted with the application. 

4 To ensure that the scheme of landscaping for the proposed development is of a 
satisfactory standard relative to the functional requirements and visual amenity of the 
site and its setting in the locality as insufficient details of the proposed scheme of 
landscaping have been submitted with the application. 

5 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. 

6 To ensure that the proposed scheme of landscaping is established and maintained in 
the interests of the amenity of the site and the surrounding area. 

7 To ensure that adequate details are submitted covering these matters in the interests 
of ensuring that the development, when implemented, is of the highest quality. 

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

9 To ensure the proposed remediation plan is suitable. 

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

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

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

13 In order to ensure the external lighting does not cause a light nuisance to 
neighbouring residential habitable rooms. 

14 In order to ensure this is provided and designed in accordance with the rates detailed 
in Supplementary Guidance SG14: Ensuring a Choice of Access for New 
Developments. 

15 In order to ensure the car park is formed using these materials and properly drained. 

16 In order to improve pedestrian safety within the site. 

17 In order to ensure the Planning Authority agrees the proposed surface water 
drainage arrangements and the finished ground levels. 

  



 

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 

 


