
Stirling Council Agenda Item No. 8 

Planning & Regulation Panel
Date of 
Meeting:  

26 February 2019

Not Exempt 

Extension to Existing Hairdressing Salon at Twos 
Company Hair Stylist, 1A Livilands Gate, Stirling, FK8 
2AT - Mrs Elizabeth Millar - 18/00823/FUL

Purpose & Summary 

The application seeks full planning permission for an extension to the “Twos Company” 
hairdressing salon at 1A Livilands Gate, Stirling.  The application has been brought to this 
Planning and Regulation Panel as it has received five or more objections and the 
recommendation is one of approval.  

Due to the date on which this application was validated, it requires to be considered by the 
Panel under the procedures relevant at that time: Planning procedures after 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 conditions set out in Appendix 1 to this report.

Resource Implications 

Not applicable. 

Legal & Risk Implications and Mitigation 

Not applicable.  

1. Background

1.1. Not applicable.  



2. Considerations 

The Site 

2.1. The site lies at 1A Livilands Gate, Stirling, just outside the Randolphfield 
Conservation Area and immediately adjacent to the listed stone gate piers, which 
acknowledge the entrance to the category B listed Westerlands Care home.  At the 
site there is a three storey modern building, the ground floor of which is a hair 
stylists and the upper floor is in storage and residential use.  The land to the north 
where the extension is to be added is green field land forming part of the 
Westerlands entrance drive and is occupied by bushes and trees.  One of the 
trees is a blossoming Cherry.  

The Proposal 

2.2. The proposals show a modern build, single storey, pitched roof extension on the 
northern side of the building linked to it by a single storey flat roofed section.  The 
extension is of similar design and appearance to the main building and is to be 
finished using a mixture of timber, tile, brick and render.  It is also to be set back 
from the frontage of the main building and is to form additional space for the salon 
business.  The submitted floor plans indicate that it can be accessed from the 
salon, as well as independently with the floor plans showing salon space, three 
private treatment rooms, toilet facilities and cupboard space.  Additional parking of 
two spaces is shown within the application red line to the rear of the extension and 
accessed via the Westerlands drive. 

Previous History 

2.3. 18/00254/FUL: This application for an extension on the same northern elevation of 
this building was refused.  This application was for an extension where the main 
part beyond the link was 2.4 metres wider and the height was approximately a 
metre taller to the ridge. 

Consultations 

Stirling Council Roads 

2.4. Roads were consulted on this application and have offered no objection and no 
conditions required. 

Environmental Health 

2.5. Environmental Health was not consulted on this application, but previously raised 
no objections to application 18/00254/FUL subject to a restriction on construction 
hours condition. 

Response:  Restriction on construction hour’s conditions cannot be controlled 
through planning legislation and are not appropriate planning conditions. 

Representations 

2.6. Seven representations were received setting out the following: 

2.6.1. The proposal is out of character with the local setting, being an infill 
development in the sandstone entrance gateway and tree-lined avenue 
leading to Westerlands Care Home, formerly Wester Livilands, a Category 
B listed, Scots Renaissance mansion (McLuckie and Walker, Stirling, 
1899).  This gateway, lodge house and mansion are complimentary to 
many of the listed buildings in the Randolph Road Conservation Area, 
especially those along Clifford Road, opposite. 



Response:  The scale of extension is considered to preserve character for 
the reasons set out in the assessment section below. 

2.6.2. The proposal refers to an extension of the existing "Two's Company" 
hairdresser premises, but the plans show a separate building, with 
separate entrance, connected only by a door into the existing "back shop". 

Response:  It is clear from the drawings that the extension will be entered 
from the door at the front and not via the existing salon.  However, how the 
building operates is only a planning matter, should the proposal be 
considered to introduce a new activity which would result in either 
overdevelopment of the site or lack suitable car parking capacity. 

2.6.3. The proposal includes two car parking spaces to the rear.  This will not 
account for the apparent increase in the size of the business, as indicated 
by the three cubicles shown on the plan.  Car parking at the existing 
premises is sometimes problematic as customers double park at peak 
times.  When the Stirling Care Village opens later this year, there will be 
increased traffic and increased demand for parking, including on local 
roads. 

Response:  Stirling Council’s Roads officials were consulted on the 
proposals and have raised no objections. 

2.6.4. Concerns raised that the proposal will be visible from a wide area and 
significantly damage the aesthetics of this attractive area.  A large mature 
Japanese cherry tree and at least another four big bushes would need to 
be sacrificed, further reducing the aesthetic value of the area. 

Response:  The proposals are considered to preserve the character of the 
area for the reasons set out below in the assessment section of this report.  
Furthermore, the applicant has submitted a tree survey and protection plan 
demonstrating that the cherry tree can be retained as part of the works.  It 
is a condition of this approval that the works are carried out in full 
accordance with the protection measures shown. 

2.6.5. Concerns expressed that the new car park area to the rear of the proposed 
building will reduce the privacy on neighbouring patio areas and will 
introduce noise and pollution with vehicles moving in and out of the rear car 
park.  This development would also set a precedent for other building 
projects to take place along the driveway to Westerlands. 

Response:  It is not considered that the proposals are of sufficient scale 
and, given the existing use on the site, to significantly impact on residential 
amenity.  Future applications would be judged on their merits. 

2.6.6. The proposed development site is within the main entrance to Westerlands 
which is B-listed.  The entrance comprises sandstone gate pillars and a low 
sandstone wall that form the gateway to the tree-lined entrance avenue.  It 
is inappropriate to place a new building and car parking in such a historic 
setting. 

Response:  It is not considered that the proposed scale of extension will 
adversely interfere with the entrance prejudicing its setting for the reasons 
set out below in the assessment section of this report. 

2.6.7. Raising concerns that, despite the reduction in size from refused 
application 18/00254/FUL, that the size of build introduces further 
commercial use, which could adversely impact upon the residential amenity 



of the area.  Also that it will remove vegetation adversely altering views into 
and out of the Conservation Area. 

Response:  The proposals are considered to preserve the character of the 
area for the reasons set out below in the assessment section of this report. 

2.6.8. That the design is still not of character to the area and will adversely impact 
upon views into and out of the Conservation Area, adversely impacting 
upon its character and setting. 

Response: The proposals are considered to preserve the character of the 
area for the reasons set out below in the assessment section of this report. 

2.6.9. That the extension is not allowed, as it is above the height permitted, as set 
out within Scottish legislation. 

Response: The regulations quoted are the permitted development 
regulations for house extensions.  These regulations set out the extent of 
extension allowed to take place to residential houses without the need to 
apply for planning permission.  Above the sizes quoted planning permission 
is required and may still be granted provided the extension accords with 
adopted policy. 

2.6.10. The tree location and canopy is inaccurate and should be resurveyed. 

Response:  It is not considered that this is the case. 

2.6.11. Objecting to the flat roof extension connecting to the shared house as this 
could cause damage to the property and make maintenance difficult. 

Response:  This is a private civil matter and not a material planning 
consideration.   

2.6.12. Reasonably content that the new proposal has retained the cherry tree and 
a professional tree survey indicates remedial measures, should the 
development go ahead.  However, raising concerns that the tree and its 
setting would still be severely impacted by the proposed new building and 
car park.  The proposed new building would be totally out of character with 
the setting of the tree and it is inevitable that the tree would be negatively 
affected from hard pruning both before and after the development. 

Response:  It is considered that the applicant has made very reasonable 
steps to preserve this tree, which is not protected by legislation.  

Local Development Plan 

2.7. 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. 

2.8. Primary Policy 1: Placemaking, of the Adopted Stirling Council Local Development 
Plan October 2018.   

2.9. Policy 1.1: Site Planning, of the Adopted Stirling Council Local Development Plan 
October 2018.   

2.10. Primary Policy Seven: Historic Environment, of the Adopted Stirling Council Local 
Development Plan October 2018.   



2.11. Policy 7.3: Development affecting listed buildings, of the Adopted Stirling Council 
Local Development Plan October 2018.   

2.12. Policy 7.4: Development in gardens/curtilages within conservation areas and listed 
buildings, of the Adopted Stirling Council Local Development Plan October 2018.   

Other Planning Policy 

2.13. None. 

Assessment 

2.14. The determination of this full planning application for an extension to a hair 
dressing salon, is based upon whether it is considered to comply with the Policies 
set out at 2.7 to 2.12 above.  In assessing the proposals against these Policies, 
the main determining issues are whether the proposed extension design and scale 
can be considered to be appropriate for the context of this area, which is primarily 
residential, whether it can be considered to be in harmony with the building it is 
being added to and the character of the area, ensuring the proposals visually 
relate well to the building, location and landscape setting.  Also whether the 
proposed intensification of use will continue to preserve residential amenity and 
safeguard the setting of the listed stone gate piers, forming the entrance up to 
Westerlands House.   

2.15. The application site lies outwith the Conservation Area, but is immediately 
adjacent to it.  Proposals for new development outwith that can have an impact on 
the Conservation Area are also to be designed to ensure they preserve or 
enhance the Conservation Areas character.  Therefore, the determination of this 
full planning application shall include whether the development is considered to 
preserve or enhance the character and setting of the Conservation Area.  
Preservation or enhancement is enshrined in conservation and listed building 
policy (see the Development Plan Policy section) and is a key requirement for any 
development to gain support when impacting upon a Conservation Area.  Within 
this, the following conclusions are reached: 

2.15.1. The Conservation Area, as the site is approached, is characterised by 
large residential spacious plots with houses set back from the road and 
stone boundary walls, gate piers and hedging forming important elements 
in defining the street line.  The view of the listed (by curtilage) stone piers 
with a back drop of the cherry tree contributes to that character and views 
towards and out of the Conservation Area.  To build the extension of the 
scale indicated on the north side of the salon set back from the main 
building frontage and preserving the cherry tree will not adversely impact 
upon these views preserving the character and setting of the 
Conservation Area.  The scale and siting of the proposals are such that it 
can be read as an ancillary building to the existing property, which will 
remain the dominant structure, preserving existing views into and out of 
the Conservation Area; 

2.15.2. The stone gate piers the extension is to be erected beside are within the 
curtilage of the listed building and mark the historic main drive up to the 
listed former Wester Livilands, a category B listed, Scots Renaissance 
mansion.  In turn its stone gate piers are also B listed by curtilage 
association.  As the entrance is approached the erection of the extension 
and the preservation of vegetation will not adversely impact upon the 
setting of the piers and the listed building they are associated with.  It is 
considered that this view as the entrance is approached with the back 
drop of the cherry tree contributes significantly to that character and 
setting of the area and the listed pillars.  The scale of extension indicated, 



with its complementary finishing materials, on the north side of the salon 
set beside the pillars will not adversely impact upon these views 
preserving the character and setting of the listed building and associated 
stone pillars.  The proposals are of a scale that will ensure the pillars 
remain a dominant feature at this location.  

2.16. It is considered that the introduction of this additional salon and treatment space at 
this location will not have potential to cause any material harm to the living 
conditions of the existing residential occupiers of the area by virtue of noise or 
disturbance.  It will not be contrary to the residential amenity aims of Policy 1.1 set 
out above.  

2.17. Overall the extension is considered to be of a scale and nature consistent with this 
area and is of a size that does not raise any concerns in respect of loss of 
residential amenity.  This proposal, once completed, will respect and retain the 
appearance of the existing building and the character of the area. 

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 18/00823/FUL.  File can be viewed online at: 

https://pabs.stirling.gov.uk/online-
applications/applicationDetails.do?activeTab=documents&keyVal=PJ9HWRPI0CD
00  

4.2. List of determining plans: 

Stirling Council Plan No. Name Ref on Plan 
 

01 Location Plan  
 

03 Site Plan  
 

04 General 04 
 

 
 



5. Appendices 

5.1. Appendix 1 – Conditions and Reasons. 
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APPENDIX 1 

 

EXTENSION TO EXISTING HAIRDRESSING SALON AT TWOS COMPANY HAIR 
STYLIST, 1A LIVILANDS GATE, STIRLING, FK8 2AT, - MRS ELIZABETH MILLAR - 
18/00823/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 Tree Survey/Protection Measures:  The extension hereby approved, including 
associated infrastructure, is to be erected in full accordance with the approved 
tree survey and protection plan entitled Tree Survey and Method Statement 
Drawing No: TS-01. 

 
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. 

 

 

  



 

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 

 


