
Stirling Council Agenda Item No. 6 

Planning & Regulation Panel
Date of 
Meeting:  

26 February 2019

Not Exempt 

Erection of 34No.  Dwellings and Creation of a Further 
4No.  Dwellings Within Shell of an Existing Mill Building 
(38No.  in total) at Hayford Mill Development, 
Kersebonny Road, Cambusbarron, FK7 9RA - 
Allanwater Homes - 18/00736/FUL

Purpose & Summary 

The application has been referred to the Planning and Regulation Panel at the request of 
Councillor Neil Benny on the grounds of the setting of the listed building at Hayford Mills 
and potential overdevelopment of the site. 

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.  The application is for a ‘local development’ as defined in the Town and 
Country Planning (Hierarchy of developments) (Scotland) Regulations 2009. 

Recommendations 

Panel is asked to: 

1. approve the application subject to:

1.1. conditions and reasons as set out in Appendix 1 attached to the report; and

1.2. the satisfactory conclusion of a Section 75 Planning Agreement for a
developer contribution of £194,482 which would be divided - £43,000 to 
affordable housing, £126,482 to education and £25,000 to transportation.  
The commuted sums would be index linked. 

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 located within the former Hayford Mills at Mill Road in Cambusbarron.  
On site there is open ground following the clearance of the demolished weaving 
shed and derelict building. 

The Proposal 

2.2. The application is for the development of 38 residential units. 

Previous History 

2.3. The adjacent listed buildings were converted into flats and town houses and 
terraced houses were developed in the mid-1990s.  The now demolished weaving 
shed was to be a nursing home as part of the original permission in the 1990s.  In 
2003 full planning permission and listed building consent were approved for 
conversion and extension to residential use.  The works were started to the 2003 
permission, however the buildings were removed from the site following theft of 
building parts and structural supports (joists and floor boards and slates), winter 
storms blew the buildings down after this.  As the conversion of the buildings were 
no longer possible, the planning permission and listed building consents for 
conversion could not be implemented. 

2.4. In February 2016, planning permission was refused by the Planning and 
Regulation Panel for 42 housing units (flats, town houses and semi-detached 
houses) at the site reference 14/00035/FUL.  The Officer recommendation was to 
approve.  The refusal was on the grounds that the application does not comply with 
Development Plan Policy and Supplementary Guidance for Developer 
Contributions, in that it fails to provide for the proper planning of fundamental 
planning matters in relation to developer contributions for education provision, 
affordable housing and an upgrade of South Kersebonny Road.   

2.5. Planning permission was granted on planning appeal on 2 May 2017 on the basis 
the total developer contribution of £194,482 (index linked) was considered to be an 
acceptable balance to be achieved between the costs to the community and the 
benefits accruing from the development to be achieved.  The total financial 
contribution would be divided; £43,000 to affordable housing, £126,482 to 
education and £25,000 to transportation.  There is an extant planning permission 
for 42 units at the site which expires in 2 May 2020.  The corresponding listed 
building application reference 14/00036/LBC was approved.  The Scottish 
Government’s Reporters reasoning in supporting the appeal can be viewed using 
the link contained in Appendix 2 attached to the report (Notice of Intention and 
Appeal Decision Notice). 

Consultations 

Transport Scotland: 

2.6. No objection. 

 



Bridge & Flood Maintenance: 

2.7. No objection on the grounds of flood risk.  The site lies outwith the designated 
functional floodplain.  There are known local flooding problems with the Raploch 
Burn and in the past with the Bobbin Wynd sustainable urban drainage scheme 
becoming blocked.  Neither of these occurrences have resulted in flooding of the 
development site but could impact on access/egress along South Kersebonny 
Road.  There is potential for the site to provide betterment through use of a 
sustainable urban drainage scheme that retain drainage from what is currently an 
entirely impervious site to a greenfield rate effectively slowing down the rate of flow 
and decreasing the volume of water from the site contributing to the Raploch burn.  
A condition requiring proposals for surface water discharge is advised. 

Transport Development (Roads): 

2.8. A Transport Statement (TS) submitted as part of the previous proposals found that 
the development site lies within a reasonable walking and cycling distance to the 
local facilities available in Cambusbarron, with access to the local bus service also 
available.   The parking provision shown on drawing no, 4450/02/001 Rev.  F 
Feasibility Layout indicates the level of parking provision that complies with the 
rates set out in Supplementary Guidance SG14: Ensuring a Choice of Access for 
New Developments (SG14).  The proposed visibility splays at the junctions are 
acceptable, subject to these providing no obstruction to visibility over 1.05 metres 
above carriageway level.  The development site is wholly contained within the 
defined City Transport Strategy contribution area, as identified in our SG14, and as 
such, all peak hour trips generated by the development are considered when 
calculating the level of contribution required.  Based on the information provided in 
the previous Transport Statement a contribution of £26,766 is applicable.  
Conditions relating to roads design, pedestrian connectivity, swept path, disabled 
bays, surface water drainage, developer contribution, and waste collection are 
advised. 

Service Manager (Environmental Health):  

2.9. No objection.  Conditions advised are a contaminated land investigation and if 
contamination is found then a remediation strategy is required.  A restriction on 
construction hours is advised.  It is recommended that the scheme includes at least 
1 Electric Vehicle (EV) “rapid charge” point per 10 residential dwellings (reference 
Land- Use Planning & Development Control: Planning for Air Quality January 
2017). 

Housing Strategy & Development: 

2.10. A developer contribution of £43,000 is acceptable. 

Children's Services: 

2.11. Primary School:  The development falls within the catchment of Cambusbarron 
Primary School.   There are known capacity issues at Cambusbarron Primary 
School, due to the combined development planned within the catchment area.  A 
mitigation solution for the school, which would create sufficient space for the 
additional pupils, which are expected from the combined development in the 
catchment area (including the Hayford Mill Development) has been identified and 
costed.  Due to the nature of the site and the existing building, extending 
Cambusbarron Primary School will incur considerable expense.   The cost of the 
mitigation has been divided by the number of new units expected in the catchment 
area, giving a unit cost of mitigation of £21,620.78.  The education contribution 
required from the Hayford Mill Development would therefore be 38 dwellings per 
unit cost of 21,620.78 which equals £821,589.64. 



2.12. Secondary School:  The development falls within the catchment of Stirling High 
School.   There are no known capacity issues at Stirling High School.  No 
contributions will therefore be required for secondary school. 

Land Services Team Leader: 

2.13. This development shall increase the usage and pressure on play facilities within 
the village, from a play provision perspective, as Cambusbarron is already served 
by 2 play areas.  It is suggested an off-site play contribution to be spent within 
one/both sites within Cambusbarron would be the most appropriate mechanism for 
play provision.  This would be in line with Supplementary Guidance on play 
provision SG02 for dwellings of 2 bedrooms or more and would be utilised within 
existing play areas within the village.  A statement should be sought from the 
developer on their intended mechanism for maintenance of on-site open space.  
Experience has shown the residents’ association model is problematic and prone 
to fail and a factor arrangement is recommended within SG02. 

Archaeologist (Stirling Council): 

2.14. No objection.  An archaeological programme of works is required. 

Representations 

2.15. 5 objections (which includes Cambusbarron Community Council), one support and 
one comment received, which are summarised as follows: 

2.15.1 Plans for block E have insufficient detail on elevations, roof, construction, 
and materials. 

Response:  This matter is addressed through planning condition. 

2.15.2 Loss of residential amenity. 

Response:  It is not considered that there is any significant residential amenity 
impacts arising and the development is acceptable within the site and locality. 

2.15.3 No plans for upgrade of Kersebonny Road. 

Response: This matter is addressed in the Transportation consultation requiring a 
developer contribution to upgrade South Kersebonny Road. 

2.15.4 The application lacks an Environmental Impact Assessment for flora and 
fauna.  Proposals are required to mitigate against loss of biodiversity. 

Response:  The requirement does not require an EIA under relevant regulations. 

2.15.5 Lack of information on archaeology. 

Response:  This matter is addressed in condition. 

2.15.6 Mostly in favour as it would be preferable to existing site conditions which 
is visually disruptive. 

Response:  Noted. 

2.15.7 The proposed houses and flats are an improvement on the previously 
approved development and minimises impact on neighbouring houses 
and flats as much as is practicable. 

Response:  Noted. 

2.15.8 Loss of sunlight to 17 Bobbin Wynd and adjacent houses and flats. 

Response:  The scale of new buildings and distance relationship of new buildings 
surrounding comply with guidelines on daylight. 



2.15.9 Increased traffic and noise from new access into estate. 

Response:  This matter is addressed in consultation response from Transportation 
and Environmental Health. 

2.15.10 The location and design of the two proposed access points and visibility 
sightlines requires to be taken into account. 

Response:  This matter is addressed in consultation response from 
Transportation. 

2.15.11 When Cambusbarron Rovers play at home on the pitch across the road 
from the proposed housing site, there is a lot of off-road parking, which 
requires to be taken into account. 

Response:  This matter is addressed in consultation response from 
Transportation. 

2.15.12 The site is required to provide off-road parking in accordance with the 
Council’s standards and this requires to be taken into account. 

Response:  This matter is addressed in consultation response from 
Transportation. 

2.15.13 The monies from developer contributions could be used to improve 
playpark and football pitch across the road from the site. 

Response:  Given the previous appeal decision and the development viability 
considerations pertaining other developer contributions have been sought in 
preference to contributions to play equipment. 

2.15.14 Could money from developer contributions be used to provide right of way 
signage and re-surfacing of Kersebonny Road, and traffic calming on Mill 
Road? 

Response:  Developer contributions have been secured for upgrade of 
Kersebonny Road the precise details of which are still to be determined. 

2.15.15 Lack of planning for surface water run-off to Raploch burn,  which is a 
historic issue.  Insufficient parking.  Blocks C and d are at risk to flooding.  
A landscaped green space is required to replace the current location of 
block D and the northern end of block C to form a flood barrier between 
the proposed houses and the Raploch Burn. 

Response:  This matter is addressed in consultation response from Flooding 
Team and conditions. 

2.15.16 No mention of social housing. 

Response:  Given the previous appeal decision and the development viability 
considerations pertaining the previous agreed scale of affordable housing 
contribution in-lieu is recommended. 

2.15.17 Cambusbarron is now over developed – 250 houses on eastern side of 
village already approved. 

Response:  The appeal decision on this site for 42 houses and the provisions of 
the Local Development Plan mean that the principle of housing on this site is 
confirmed. 

2.15.18 Cambusbarron needs parking.  The site could site be used as a car park. 



Response:  This application requires to be considered on its own merits and 
alternative purposes are not relevant to the consideration of this planning 
application. 

2.15.19 The village needs social infrastructure to support a large population. 

Response:  Any developer contributions within the proposal cannot exceed the 
terms of the draft SG on developer contributions. 

2.15.20 The construction phase requires to be managed to ensure construction 
vehicles do not block access into adjacent housing areas. 

Response:  Construction of development of houses is not a planning matter. 

2.15.21 Request that construction hours are restricted. 

Response:  An Advisory Note to restrict construction hours would be applied. 

2.15.22 The location of the parking area for building contractors, during the 
construction phase, requires to be taken into account. 

Response:  An Advisory Note will be applied seeking adherence to a responsible 
construction management plan developed in liaison with neighbouring properties. 

2.15.23 The on-road parking when the local football team are playing requires to 
be taken into account. 

Response:  Consultation response from Transportation addresses all traffic 
considerations. 

2.15.24 The design of the houses requires significant improvement to preserve 
the category A listed Hayford Mills complex.  Blocks A, B, C, and D 
require to be reduced from three storeys high to two storeys.  The 
detailing of the masonry and windows bears no similarity to the listed 
Hayford Mills buildings.  The design of the proposed roof elements does 
not match the design and specification of the existing roofs on site.  The 
use of standing seam metal roofing is not appropriate.   

Response:  This matter is addressed in the design considerations of the 
assessment below. 

Local Development Plan 

2.16. 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. 

2.17. Adopted Stirling Local Development Plan 2018 – proposal H011 – 42 housing units 
in phase 1 timescale between 2015 and 2022.  The key site development 
requirements are to preserve the character and setting of the category A grade 
listed buildings, retention of walls that remain of the weaving shed, flood risk 
assessment, and appropriate measures are implemented to reduce risk of surface 
water run-off.  The relevant policies are Primary Policy 1 Placemaking, Policy 1.1 
Site Planning, Policy 7.3 Development Affecting the Setting Of Listed Buildings, 
Primary Policy 3 And Policy 3.3 – Developer Contributions, Policy 2.2-Planning For 
Mixed Communities And Affordable Housing, and Policy 3.1: Addressing The 
Travel Demands Of New Development. 

 



Material Considerations 

2.18. The appeal decision on this site for 42 houses under planning application 
14/00035/FUL is a significant material consideration. 

2.19. Relevant material considerations are Supplementary Guidance Affordable Housing 
SG04, SG 16, Developer Contributions, Supplementary Guidance SG15 Education 
Provision, and Supplementary Guidance SG14 Supplementary Guidance on 
Ensuring a Choice of Access for New Developments.   

Assessment 

2.20. The Application Site:  The remaining area for development at the former mill site is 
identified for the development of 37 units in the Local Development Plan 2018 – 
Proposal H011.  The allocation of the site for housing indicates support in principle 
for residential use of the site and the resolution of design, layout, technical issues 
and developer contributions.   

2.21. Design and Layout: The proposed building scale, form, and layout of the new build 
that are sympathetic to the character and setting of the former mill complex.  The 
reasons for this are: 

2.21.1. The form and layout of the development reflects the original building 
layout  

2.21.2. The form and materials are sympathetic the industrial heritage of Hayford 
Mills through building scale and use of material of materials such as slate. 

2.21.3. The scale and density of this site is subservient to the adjacent A listed 
mill building. 

2.21.4. The orientation and edges of the weaving shed are replicated in the gable 
form of one of the buildings. 

2.21.5. The open space and layout of the buildings provide for amenity and 
setting quality. 

2.21.6. A continuous frontage will be presented along the Hayford Mills and 
Kersebonny Road elevations. 

2.21.7. The site of the former willying shed will remain undeveloped, as the 
previous proposals built up to boundaries on 3 sides. 

2.21.8. The remaining stonework will be reused to create perimeter walls along 
Hayford Mills and Kersebonny Road, along the line of the external walls of 
the weaving shed. 

2.21.9. The materials and architecture provides a contemporary interpretation of 
the historic Hayford Mills vernacular.   

2.22. Existing Building Remains:  The low stone, concrete and brick walls of the former 
largely demolished weaving shed are proposal for complete removal.  The 
remaining stonework will be reused to create perimeter walls along Hayford Mills 
and Kersebonny Road, along the line of the external walls of the weaving shed.  
The very limited remains of the walls are now ruins.  The feasibility of incorporating 
the remains of the original walls and footprint into the layout and design was 
considered.  The architect for the proposed scheme inspected the character of the 
remaining walls, their structural integrity and unprotected exposure to the 
elements, and advised that the level of technical interventions required to 
incorporate the walls into any new structure would prove unfeasible.  Apart from 
structural feasibility of retaining the original walls into a new built development, it is 
not accepted that these remains still have a character that is worthy of retention.  



Also, it is considered that the setting and amenity of the listed building will be 
significantly improved by the current proposals for demolition and new build.   

2.23. Extant Permission for Larger Development:  The previous development was larger 
than is currently proposed.  There is an extant planning permission for 42 
residential units at the site with a net floor area of 4270 square metres.  The 
current application is for 38 residential units with a total net floor area of 3853 
square metres.  The extant planning permission is for a larger number of houses 
and larger floor area, which is a significant material consideration.   

2.24. Private Housing:  The application makes provision for an affordable housing 
requirement through the existing Section 75 Planning Agreement and shows an 
appropriate range and mix of market housing range. 

2.25. Roads:  The consultation reply from Transport development supports the 
application.  Conditions have been applied which require a swept path drawing to 
be submitted for refuse and fire vehicles and for disabled parking to be provided in 
accordance with Council standards.  The proposed layout, visibility sightlines and 
parking provision complies with Council standards and there are no constraints on 
developing the site to comply with road safety standards.  All of the additional 
footpaths will be 1.2 metres wide, and that main footpaths will be 2.0 metres wide 
which provides enhanced pedestrian connections within the site, particularly 
around the central and western parking blocks, in order to provide a route from the 
parking spaces to the buildings. 

2.26. Surface Water: The consultation reply from the Council’s Flood Officer advises no 
objection.  The previous appeal decision to approve included a condition to ensure 
that adequate drainage arrangements are made and to ensure there is no local 
flooding in the interest of public safety.  The condition for surface drainage required 
a scheme detailing one levels of sustainable drainage (SUDS), to be developed in 
accordance with the technical guidance contained in The SUDS Manual (C697) 
and incorporate source control and to show existing and proposed drainage and 
take into account an existing issue with surface water flooding down Mill Road.  
The run-off rates and volumes to the Raploch Burn are to be restricted to green 
field rates i.e. to provide a betterment. 

2.27. Privacy, Sunlight and Daylight:  The proposed scheme takes into account the 
Council’s Supplementary Guidance on Sunlight Daylight and Privacy.   

2.28. Play Services:  Play Services require, in accordance with the Supplementary 
Guidance (SG02), a financial contribution of £1000.00 per house so £38,000.00 is 
required for off-site play provision.  The applicant’s development Viability Appraisal 
indicates that this is not viable; see paragraph 2.32.5 below.   

2.29. Education:  Education has provided an estimate of required developer 
contributions based on the draft SG on developer contributions, which takes into 
account the planning permission for housing at Polmaise Road.  For two reasons it 
is not considered reasonable in planning terms to seek this level of contribution: 

1) The appeal decision considered this matter when the development was 
subject to education contributions for primary education as shown within 
SG15.  The scale of education contribution under consideration at appeal was 
significantly less but was in excess of the scale of provision that the Reporter 
required following his consideration of development viability and benefits from 
the development.  To require a higher level of developer contributions than the 
Reporter is not appropriate because the development is of a lesser scale than 
that considered by the Reporter and because of evidence on development 
viability for this scheme.  



2) The applicant’s development Viability Appraisal indicates that this full amount 
is not viable; see paragraph 2.53.5 below.  The Draft SG on developer 
contributions enable reduced levels of developer contributions where the scale 
of contribution estimated would undermine the development and this is 
evidenced through a development viability statement. 

2.30. Archaeology:  A programme of archaeological and building recording works is 
required, by way of mitigation regarding the potential loss of the site.  This is 
covered by a planning condition.   

2.31. Environmental Health:  The recommendation includes conditions requiring a 
contaminated land investigation and remedial work if contamination is found.  The 
advised restriction on construction hours would be included as an Advisory Note on 
the Decision Notice.  A condition has been applied which requires details for the 
location and timescale for installation of Electric Vehicle Charging. 

2.32. Developer Contributions:  The following developer contributions are based on the 
Council's draft Supplementary Guidance and Planning Policy within the adopted 
Local Development Plan and as such are material considerations.  This indicates 
developer contributions requirements of: 

2.32.1. Play areas off-site provision: £38,000.  (The applicant is not proposing a 
financial contribution to play facilities.) 

2.32.2. Schools - Primary: £821,589.64.  (The applicant is proposing £126,482 
through the Section 75 planning agreement.) 

2.32.3. City Transport Strategy: £26,766.00.  (The applicant is proposing £25,000 
through the Section 75 planning agreement.) 

2.32.4. Affordable Housing on - site:  The applicant is proposing £43,000 through 
the existing Section 75 agreement and a range and mix of private 
housing. 

2.32.5. The applicant submitted a Development Viability Appraisal (DVA) in 
November 2018.  The DVA includes the following elements: 

1) A fixed land price, which is considered to be reasonable. 

2) Sales value estimates based on local comparable figures. 

3) Construction costs based upon BCIS verified costs and infrastructure 
costs deemed reasonable given the scale of development. 

4) Professional fees that are of an industrial comparable level.  

The DVA concludes that there is not enough profit in the scheme to pay 
for the above developer contributions.  In terms of financial contribution, 
the applicant is proposing £194,482 in accordance with the terms of the 
Section Planning Agreement attached to the previous permission for 42 
units at the site.   

2.32.6. Whilst the Section 75 agreement figure of the total developer contribution 
of £194,482 is a substantial reduction on the level of contributions from 
this development advised through consultation replies, the planning 
appeal decision for 42 houses at the site and the terms of the Section 
agreement is a material consideration which still has significant weight in 
the determination of this current planning application.  The appeal 
decision for the previous planning permission for 42 units is dated 2 May 
2017 - reference 14/00035/FUL.  Given the reduction in house units now 
proposed from 42 units to 38 units, the previously agreed planning 
obligation is still considered to be an acceptable balance to be achieved 



between the costs to the community and the benefits accruing from the 
development to be achieved.  It is considered that the development 
viability appraisal demonstrates the previously agreed planning obligation 
for a developer contribution is still the maximum in the context of viability 
for this site.   

2.33 In conclusion, the principle of residential development for 38 units complies with 
the adopted Local Development Plan housing proposal H011, the siting and 
design of the proposed houses and flats are sympathetic to the scale of the 
category A grade listed complex in compliance LDP policies relating to 
placemaking, site planning and development affecting the setting of listed 
buildings.  The level of developer contributions available falls below the financial 
amounts in the consultation replies, however as the developer viability appraisal 
demonstrates, these amounts would render the scheme unviable, and taking into 
account the previous appeal decision for a higher number of houses (42 units), 
granted permission on the basis on the same financial contribution as is now 
proposed, the developer contribution proposed is considered to be acceptable.  
The application warrants supports. 

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 18/00736/FUL.   File can be viewed online at: 

https://pabs.stirling.gov.uk/online-
applications/applicationDetails.do?activeTab=documents&keyVal=PHEL6NPIJ650
0 

4.2. List of determining plans: 

Stirling Council Plan No. Name Ref on Plan 
 

01 Location Plan 4450 / 01 / 001 
 

02 Site Plan 4450 / 02 / 001 
 

03 Floor Plans 4450 / 03 / 001 
 

04 Floor Plans 4450 / 03 / 002 
 



05 Floor Plans 4450 / 03 / 003 
 

06 Elevations 4450 / 04 / 001 
 

07 Elevations 4450 / 04 / 002 
 

08 Floor Plans 4450-03-004 
 

09 Floor Plans 4450-03-005 
 

10 Floor Plans 4450-03-006 
 

11 Floor Plans 4450-03-007 
 

12 Elevations 4450-04-004 
 

13 Elevations 4450-04-005 
 

14 Elevations 4450-04-003 
 

15 Floor Plans 4450-03-008 
 

16 Floor Plans 4450-03-009 
 

17 Floor Plans 4450-03-010 
 

18 Floor Plans 4450-03-011 
 

19 Elevations 4450-04-006 
 

20 Elevations 4450-04-007 
 

21 Elevations 4450-04-008 
 

22 Floor Plans 4450-03-012 
 

23 Floor Plans 4450-03-013 
 

24 Floor Plans 4450-03-014 
 

25 Elevations 4450-04-009 
 

26 Elevations 4450-04-010 
 

27 Elevations 4450-04-011 
 

28 General 4450-06-001 
 

29 Elevations 4450 / 02 / 002 
 

30 Details 18150-100-101 
 

31 Sections 4450 / 02 / 003 
 

32 Details 18150-500-100 
 

33 Landscaping HAY-001A 
 

34 Details HAY-102 
 

35 Details 4050 / 05 / 001 
 

36 Details 4050 / 05 / 002 
 

37 Details 4050 / 05 / 003 
 

38 Details 4450 / 05 / 004 
 

39 Details 4450 / 05 / 004 
 

 
 

  



5. Appendices 

5.1. Appendix 1 – Conditions and Reasons. 

5.2. Appendix 2 – Contains link to the Appeal Decision and Notice of Intention for 
14/00035/FUL. 

 

 

 

 

Author of Report: 

Iain Jeffrey 
Senior Planning Officer 

Christina Cox 
Planning & Building Standards Manager 

Contact Details: 

01786 233676 
jeffreyi@stirling.gov.uk 

01786 233682 
coxc@stirling.gov.uk 

Approved By: 

Brian Roberts 
Senior Manager - Infrastructure 

Date:   18 February 2019 

Signature: 

 

Details of Convener(s), Vice Convener(s), 
Portfolio Holder and Depute Portfolio Holder 
consulted on this report 

 

  

 

Wards affected: Ward 5 Stirling West 

Key Priorities: N/A 

Key Priority Considerations: N/A 

Stirling Plan Priority Outcomes: 
(Local Outcomes Improvement 
Plan: 

N/A 

  



APPENDIX 1 

 

Erection of 34No.  dwellings and creation of a further 4No.  dwellings within shell of 
an existing mill building (38No. in total) at Hayford Mill Development, Kersebonny 

Road,Cambusbarron,FK7 9RA - Allanwater Homes - 18/00736/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. Landscaping:  Prior to the start of building operations, a scheme for hard and soft 
landscaping, which includes maintenance, shall be submitted to the Planning 
Authority and approved in writing.  The approved landscaping shall be implemented 
in full before the occupation of the last house on the site. 
 

3. Windows:  Prior to the start of building operations, details of the precise design, 
construction material and colour finish of the doors and windows in each house type 
shall be submitted to the Planning Authority and approved in writing. 
 

4. Surface Water Drainage:  Prior to the commencement of any works, a scheme 
detailing one level of sustainable drainage (SUDS) surface water treatment shall be 
submitted for the written approval of the planning authority and all work shall be 
carried out in accordance with the approved scheme.  The scheme shall be 
developed in accordance with the technical guidance contained in The SUDS Manual 
(C697) and should incorporate source control.  The proposals shall show existing 
and proposed drainage and take into account an existing issue with surface water 
flooding down Mill Road.  The scheme shall take account of the run-off rates and 
volumes to the Raploch Burn which shall be restricted to green field rates. 
 

5. 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 10175:2001)".  The report must include a site specific risk assessment 
of all relevant pollutant linkages, as required in Scottish Executive Planning Advice 
Note 33. 
 

6. 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 
or 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. 
 

7. 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. 
 



8. 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. 
 

9. 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. 
 

10. Waste Management Facilities:  Prior to occupation of the approved housing units, 
the developer will be required to provide the new household with the necessary 
recycling and waste management facilities 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. 
 

11. Programme of Archaeological Works:  No works shall take place within the 
development site until the developer has secured the implementation of a 
programme of archaeological works in accordance with a written scheme of 
investigation which has been submitted to 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.  Such a programme of works could include some or all of the following 
archaeological excavation, public engagement and open days, preservation in situ, 
post-excavation assessment and analysis, publication in an appropriate academic 
journal and archiving. 
 

12. Swept Path:  Prior to the start of building operations, a drawing showing a swept 
path which demonstrates that  standard refuse and fire tender vehicles have 
sufficient space to access, egress and manoeuvre within the site,  shall submitted to 
the Planning Authority and approved in writing. 
 

13. Disabled Bays:  Disabled bays shall be dimensioned 2.4 metres by 4.8 metres with 
a 1.2 metres hatched surround, and include a wheelchair symbol and appropriate 
signage at each bay. 
 

14. Levels:  Prior to the start of building operations, a drawing showing existing and 
proposed site levels, and finished floor levels shall be submitted to the Planning 
Authority and approved in writing. Any change in levels above 0.5 metres on the land 
to the north will require to consider surface water run-off and appropriate mitigate 
measures. 
 

15. Phasing of Building Operations:  Prior to the start of any building operations, a 
phasing plan setting out proposals for the phasing and timescale of all new housing 
shall be submitted to the Planning Authority and approved in writing. 
 

16. Electrical Charging Point:  Prior to the start of work on the carpark layout, details 
for the location and timescale for installation of Electric Vehicle Charging within the 
application site shall be submitted to the Planning Authority and approved in writing.  
The approved electrical charging shall be installed concurrently with the formation of 
the car parking. 
 



17. Block E Wall and Roof Alterations:  Prior to the start of work on Block E, details of 
all external works proposed in relation to central heating vents, boiler flues and 
extractor fans on the external walls and roofs, shall be submitted to the Planning 
Authority and approved in writing. 

Reasons: 

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

2. To preserve and enhance the setting of the listed building at Hayford Mills. 
 

3. To ensure that all new windows relate well the character of the listed building. 
 

4. To ensure that adequate and timeous drainage arrangement are made and to ensure 
there is no local flooding in the interest of public safety. 
 

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

6. To ensure the proposed remediation plan is suitable. 
 

7. To ensure the remediation works are carried out to the agreed protocol. 
 

8. To provide verification the remediation has been carried out to the authority's 
specification. 
 

9. In the interests of public health. 
 

10. To ensure that adequate waste management facilities are provided in accordance 
with the Council’s standards. 
 

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

12. To facilitate access to and egress from the site for fire and refuse vehicles in the 
interest of public safety and waste collection. 
 

13. In order to comply with the Council’s parking standards as set out in Supplementary 
Guidance 14 ensuring a choice of access. 
 

14. To ensure the change in site levels and finished floor levels result in a development 
which is sympathetic to the adjacent housing at Hayford Mills and Bobbin Wynd. 
 

15. The proposed development and its location is such that the buildings require to be 
developed in a phased timescale and integrated manner so it will fit in with its 
surroundings and to ensure the timeous restoration of Block E as a listed building, 
category a grade. 
 

16. To facilitate a sustainable means of vehicular transportation which takes into account 
the advice on car parking within Supplementary Guidance SG14 – ensuring a choice 
of access for new developments; appendix D car parking. 
 

17. To preserve and enhance the character of the listed building at Hayford Mills. 



APPENDIX 2 

 

Appeal Decision - 14/00035/FUL 

Notice of Intention – 14/00035/FUL 

 

These documents can be viewed using the link below 

https://pabs.stirling.gov.uk/online-
applications/applicationDetails.do?activeTab=documents&keyVal=N03TSCPI0CD00 
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