
Stirling Council Agenda Item No. 5 

Planning & Regulation Panel 
Date of 
Meeting:  

30 April 2019

Not Exempt 

Erection Of Detached 2-Storey Dwelling House And 
Single Garage, Including Landscaping, Driveway And 
Drainage At Land 55 Metres South East Of Blawlowan, 
Logie Lane, Bridge Of Allan - Mr Andrew Dimmer 
Architect - 18/00801/FUL 

Purpose & Summary 

Full planning permission is sought for the erection of a two-storey dwelling house and 
single storey garage, including associated landscaping, driveway and drainage at land 
fifty-five metres south east of a category B listed dwelling, named Blawlowan, Logie Lane, 
Bridge of Allan.  This planning application has been brought to the Planning and 
Regulation Panel under the scheme of delegation, having received more than five 
objections and the recommendation being one of approval. 

The planning application is being determined under the planning procedures approved by 
Council and which became effective as at 12 of 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 located within the countryside and a local landscape area at the eastern 
edge of Bridge of Allan to the north and west of the Stirling University campus.  
The development site comprises approximately eight hundred squared metres of 
ground largely within walled off land to the east of Blawlowan, a category B listed 
building.  Immediately to the north of the site is a steep slope covered in woodland 
with rocky outcrops and to the south there is a recently completed development of 
seven detached houses.  There is also a core path (considered to be once a Drove 
Road), which runs to the south of Blawlowan.  Access to the site is to be taken via 
the existing access that currently serves Blawlowan. 

2.2. The wall which encloses the site on three sides, does not exist on ordnance survey 
plans prior to 1948 and as a consequence the wall cannot be regarded as listed, 
by virtue of curtilage, within the grounds of Blawlowan.  Early survey plans 
between 1861 to 1950 appear to indicate some form of boundary to the east at the 
site location, but no walled garden.  The wall has been constructed using random 
rubble stonework, with a concrete cope finish and concrete foundations, indications 
of modern build.  The south, north and east walls are all approximately two metres 
tall, whereas the western wall is mostly missing.  

The Proposal 

2.3. The proposed drawings show a two-storey house and single storey garage of 
contemporary design sited primarily within the walled off land.  Along with existing 
and proposed floor plans/elevations the application is supported by topographical 
plans, a design statement and necessary sections.  

2.4. The proposals show a house in contemporary style with a shallow pitched standing 
seam steel roof that is to sit behind a raised parapet.  

2.5. The house is to be partly screened by the existing boundary wall and close to the 
wooded back drop with stone crag out crop.  

Previous History 

2.6. Application Ref: 12/00453/FUL approval given for the erection of a primarily single 
storey dwelling set within the walled off land. 

2.7. Application Ref: 15/00556/FUL approval given for the renewal of planning 
permission 12/00453/FUL which is valid until May 2019. 

Consultations 

Roads Development Control: 

2.8. Transport Development provided a consultation response on 18 December 2018 
stating that the application in its current form would not be supported.  Transport 
Development requested evidence the land required to form the required visibility 
sightlines was in the ownership of the applicant or the applicant had permission 
from the relevant land owner.  The applicant has now submitted evidence 



indicating the land required to facilitate the required visibility sightlines is within 
their ownership. 

Given the above, Transport Development subsequently offered no objection to the 
proposed development subject to conditions. 

Representations 

2.9. Five representations were received setting out the following:  

2.9.1 The proposed open balcony will be intrusive on neighbours, allowing views 
into living areas, as well as into other aspects of neighbouring properties 
and as such materially affects the privacy of surrounding residential 
properties. 

2.9.2 Response:  This balcony does not protrude beyond the front elevation of 
the house and, given the house position set back from the frontage of the 
site and the distance between it and the neighbouring properties and the 
angle of their habitable room windows, it is not considered that it will 
significantly overlook habitable windows or even into garden grounds at 
close distance.  

2.9.3 The proposal will be detrimental to the character and amenity of the 
neighbourhood contrary to the adopted Local Plan policies because the 
design is not sympathetic to the natural environment, to the listed property, 
nor the seven new houses adjacent.  The seven new houses, although of 
modern design, do blend well with the architecture of Blawlowan and 
incorporate a modern twist on conventional design as opposed to the 
design clash the proposals will produce. 

2.9.4 Response:  The design and scale of the proposals is considered to accord 
with adopted Local Development Plan policies for the reasons set out in the 
Assessment section of this report. 

2.9.5 The proposals will result in the loss of existing features such as trees, 
hedges, landforms and walls which contribute to the character of the wider 
area. 

2.9.6 Response:  The area of land where this is to take place is outwith the 
walled area and is subject to extant planning approval where currently 
parking and bin storage is shown, approval 12/00453/FUL and renewed by 
15/00556/FUL.  These proposals differ by adding a garage at this eastern 
side of the site, which is not considered to result in an exacerbation of the 
current approval in this regard. 

2.9.7 Raising concerns regarding the access arrangements, due to the width of 
the lane. 

2.9.8 Response:  Stirling Council Roads have offered no objections to the 
proposals, subject to conditions ensuring that the lane is widened to allow 
for suitable access.  Furthermore there is extant permission at this side of 
the site allowing access. 

Local Development Plan 

2.10. 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. 



2.11. Primary Policy 1: Place making of the Adopted Stirling Council Local Plan October 
2018.  

2.12. Policy 1.1: Site Planning. 

2.13. Policy 2.10: Housing in the Countryside. 

2.14. Policy 7.3: Development affecting Listed Buildings. 

2.15. Policy 9.1: Protecting Special Landscapes. 

Other Planning Policy 

2.16. Supplementary Guidance Ten: Housing in the Countryside, including design guide. 

Assessment 

2.17. The principle of a house at this site has been established, as set out above in the 
history section of this report.  There is extant permission for a single storey house 
on this site until May this year.  Therefore, the determination of this full planning 
application considers whether the proposed dwelling house type continues to 
comply with the policies set out above.  In assessing the proposals against these 
policies, the main determining issues are whether the proposed dwelling design 
and scale fits well within the context of this semi-rural, primarily residential area, 
preserving its character and not harming the designated local landscape.  
Furthermore, whether the proposed dwelling can be considered to be in harmony 
with the residential buildings within the area, ensuring that the proposals visually 
relate well to the area and landscape setting.  Also whether the proposals will 
continue to preserve existing levels of residential amenity of the immediately 
surrounding residential buildings and whether they will preserve the setting of the 
listed building Blawlowan.    

2.18. Policy 2.10: Housing in the Countryside supports housing development in the rural 
areas in a number of circumstances, one being the construction of housing within a 
substantially intact walled garden.  Proposals should result in the preservation of 
the wall and other features of the garden.  In this instance the majority of the wall is 
to be retained, therefore it is considered that the development of a house continues 
to comply with the housing in a walled garden circumstance set out in Policy 2.10. 

2.19. The site is situated primarily within a residential area, with new housing to the 
south and older housing to the west of the site including the listed building 
Blawlowan sited adjacent.  It is an edge of rural location, with the housing adjacent 
situated with Bridge of Allan, with semi-rural characteristics with a surrounding 
context of buildings of a modern design and of mixed appearance and scale 
(maximum height two storey).  The houses sit within varying plot sizes, with some 
facing the main road, but on the whole positioning is varied.  The buildings are all 
of different designs and scales and primarily modern in appearance (except 
Blawlowan).  

2.20. The proposed house design is of a design, scale and massing (well broken up 
through the use of glazing) which is considered to be complementary with the 
buildings predominant within the area and will not overly dominate the site or 
surroundings.  This is achieved by the following design elements, which combine 
to result in a building unique in design, but not adversely out of character with its 
surroundings and will not be harmful to amenity or its setting.  The house is to be 
set back to the rear of the walled garden, maintaining an uninterrupted view of 
Blawlowan’ s eastern gable.  Furthermore, the house appearing above the wall is 
considered to form a focal point at the end of the adjacent cul de sac formed by the 
new houses immediately adjacent to the south similar to the focal point offered by 
Blawlowan at the first cul de sac to the west.  Whilst this is a prominent position, 



the proposed house is to be partly screened by the wall and its appearance 
softened by the wooded back drop and the use of timber panelling finish, which will 
blend well with this back drop.  The house is to be of simple architectural form with 
a strong horizontal form taking its cue from the wall.  The garage is to be 
positioned beyond the wall to create adequate driveway parking and a courtyard 
type enclosure.  

2.21. The proposals present a contemporary design of a scale that is appropriate to the 
site, the landscape and the buildings in the surrounding area.  The house massing 
matches the general massing of the surrounding houses and its setting at the end 
of the cul de sac forms a visual end stop.  The use of lightweight materials such as 
timber is appropriate to its backdrop and the setting of the main listed building to 
the west.  The house is to be situated such that the craggy stone outcrop to the 
east forms a backdrop and partially screened by existing trees, ensuring it will not 
appear dominant when being viewed down the access drive.  As a result the 
proposals are considered to reflect the criteria set out in Policy 1.1, the design 
criteria set out in Supplementary Guidance 10, Policy 7.3 and 9.1, as it is 
considered that the proposed siting, scale of building and overall design is 
sympathetic with the character of the area. 

2.22. With regard to the proposals impact upon the setting of the listed building to the 
east Blawlowan, it is not considered that these proposals will harm its setting. 
Blawlowan’s primary setting is from views taken from the south and down the drive 
looking east.  This was reflected in the layout of the recently completed 
development surrounding the proposal site which was formed to allow a view of 
Blawlowan from the south, with Blawlowan closing off the cul de sac layout.  The 
houses were laid out to ensure the eastern gable of Blawlowan remained visible 
when viewed down its access drive.  It is considered that these proposals continue 
to preserve these views and the setting of Blawlowan.  

2.23. The proposed house has been designed and sited to preserve and complement 
the setting of this listed building and to work with the above mentioned setting of 
the listed building.  The proposed building has been stepped back to the rear of the 
site and towards the hillside, so that the eastern gable of Blawlowan will remain 
largely visible, when viewed down the access track from the east and south east.  
Furthermore, the  finishing materials to the upper storey will blend in well with its 
back drop and not compete with the listed building in the distance. 

2.24. It is not considered that the development of a two storey house on this site will 
harm the existing residential amenity enjoyed by the immediately surrounding 
houses at this location.  The majority of the houses are positioned to the south, 
south east and south west of the proposal, which ensures that there will be no loss 
of sunlight or daylight to the neighbouring habitable room windows of these 
properties.  Blawlowan to the west is also positioned a distance away to not be 
adversely affected by this either.  With respect to loss of privacy the proposed 
house will not have any habitable room windows looking directly (in a straight line) 
into adjacent neighbouring habitable room windows (bedroom, dining room, sitting 
rooms not kitchens, utility or bathrooms).  Windows to the rear will look out to the 
slope to the rear.  The windows facing south and the recessed balcony do not look 
directly into neighbour habitable room windows nor do they offer views directly 
down into rear gardens of residents at close proximity.  

2.25. The Roads Authority was consulted on this application and has offered no 
objections to the proposal, subject to conditions ensuring that visibility splays are 
maintained, parking is provided to the correct dimensions and that the core path is 
altered in width to ensure manoeuvrability and is kept free of blockage. 



2.26. For the reasons set out above, the proposals are considered to comply with the 
relevant development plan policies of the Stirling Council Adopted Local 
Development Plan October 2018 and the relevant non statutory guidance.  The site 
is suitable for this house design and scale and has been designed to ensure no 
harm to the character and appearance of the surrounding environment, amenity 
and the setting of the listed building.  There are no material considerations that 
count against the proposals, therefore the recommendation is one of approval. 

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 18/00801/FUL.  File can be viewed online at: 

https://pabs.stirling.gov.uk/online-
applications/applicationDetails.do?activeTab=documents&keyVal=PISL0JPIJK400  

4.2. List of determining plans: 

Stirling Council Plan No. Name Ref on Plan 
 

01 Location Plan  
 

02 Site Plan  
 

03A Floor Plans  
 

04A Floor Plans  
 

05A Elevations  
 

06A Elevations  
 

07 General  
 

08 Details  
 

09 Site Plan  
 

10 Sections  
 

11 Sections  

 
 



5. Appendices 

5.1. Appendix 1 – Conditions and Reasons 
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(Local Outcomes Improvement 
Plan: 

N/A 

  
  



APPENDIX 1 

 

ERECTION OF DETACHED 2‐STOREY DWELLING HOUSE AND SINGLE GARAGE, INCLUDING 

LANDSCAPING, DRIVEWAY AND DRAINAGE AT LAND 55 METRES SOUTH EAST OF 

BLAWLOWAN,LOGIE LANE,BRIDGE OF ALLAN ‐ MR ANDREW DIMMER ARCHITECT ‐ 18/00801/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. Visibility Sightlines: Visibility at the access onto the public road shall be provided and 

maintained by forming visibility splays of 2.4 metres x 25 metres in either direction from the centre 
of the proposed access, within which there should be no obstruction to visibility more than 1.05 
metres above carriageway level. 

 
3.  Parking: Parking shall be provided within the curtilage of the site. These parking spaces shall be 

dimensioned 2.5 metres by 5 metres and suitably surfaced using bound or hard landscape 
material. 

 
4. Core Path: The core path on Logie Lane shall be kept open for public access, including during 

construction, The means of securing public access, signposting and maintenance shall be agreed 
in writing with the planning authority before work starts on site.  

 
5.  Archaeology: 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 post excavation assessment and analysis, publication in an appropriate 
journal and archiving. 

 
6. Upper Storey Timber Clad: The upper storey of the house hereby approved shall be finished 

using timber, details of which shall be submitted for the written approval of the Planning 
Authority prior to works commencing. 

 
7. 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. 

 
8. 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. 

 
Reasons: 

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

2. In order to allow vehicles exiting at this access to see and be seen by vehicles on the carriageway 
and join the traffic stream safely. 

3. In order to ensure the parking spaces are the correct size for a vehicle and to ensure that there 
are no loose stones or chippings carried out onto the lane/core path. 

4. In order to ensure the core path is kept clear at all times to allow safe pedestrian passage and 
any damage to the core path is rectified to the correct standards. 



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

6. In order to ensure the finish of the upper storey blends in well with its natural surroundings. 

7. 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. 

8. 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. 

 

   



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 

 


