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Planning & Regulation Panel
Date of 
Meeting:  

30 April 2019

Not Exempt 

Partial Change Of Use From Agricultural Land To 
Caravan Site For The Siting Of 5 No. Yurts And Ancillary 
Building, And Formation Of A New Access And 
Associated Parking Provision At Land 200M North East 
Of North Ballochruin Farm, Killearn - Mr Tim Brown - 
19/00006/FUL

Purpose & Summary 

Planning permission is sought for the erection of 5 yurts, ancillary building, the formation 
of a new access and associated parking provision. 

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. 

This application is being referred to the Planning and Regulation Panel as it has received 
more than 5 objections. 

Recommendations 

Panel is asked to: 

1. approve the application subject to the conditions set out in Appendix 1.

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 within the Countryside but outwith the Green Belt, to the west of 
Balfron.  The site is partially covered by trees and the site slopes from north to 
south, with a flatter area to the south of the site.  

The Proposal 

2.2. The proposal seeks planning permission to erect 5 yurts within the woodland 
setting with an ancillary building providing space for storage and cooking/washing 
facilities.  Areas for new parking and a new access are shown on the plans. 

Previous History 

2.3. None relevant to this application. 

Consultations 

Roads Development Control: 

2.4. No response received.  

Representations 

2.5. 9 objections to this application have been received raising the following concerns: 

2.5.1 Existing use:  Concerns have been raised that works have already started 
on site and that the current use of part of the site for industrial storage, 
including a new entrance, has been done without the required planning 
consent. 

2.5.2 Response:  This is a separate enforcement matter and outwith the scope 
of this planning application, however the agent has confirmed that the 
access referred to by the objectors will be closed and the section of hedge 
will be reinstated, which is reflected in the proposed site drawings. 

2.5.3 Ancillary Building:  No justification for storage area in relation to yurts.  The 
building will be visible from Keirhill and concern over size of shed proposed. 

2.5.4 Response:  It is not considered that the size, scale or location of the 
ancillary building is overly large for its location within the countryside.  A 
condition has been recommended to agree the details of the materials and 
finish of the shed to minimise visibility in the countryside. It is noted that the 
proposed site is some 600 metres from the property at Keirhill and there is 
a line of trees and rolling farmland in between. 

2.5.5 Water Supply:  Concern over how the site will be serviced in terms of a 
water supply. 

2.5.6 Response: The agent has confirmed that a connection will be made to the 
existing water supply network. A condition has been recommended to 
address this matter. 



2.5.7 Surface Water Drainage : Concern over how surface water run off arising 
from the new development and hard standing will be dealt with. 

2.5.8 Response: A condition has been recommended to address this matter. 
 

2.5.9 Trees Impact:  Concern raised that trees have not been marked accurately 
and no tree survey has been provided. 

2.5.10 Response:  It is considered appropriate that this matter can be dealt with 
by condition.  A condition has been recommended to request a full tree 
survey to identify which trees require to be removed to accommodate 
development. 

2.5.11 Inaccuracies on application form:  It is stated on the application form that no 
new non-householder floorspace is being created.  This is incorrect. 

2.5.12 Response:  This is noted, however, the planning application proposal, 
description and drawings show the inclusion of the ancillary building and 
yurts and these have been taken account of in the assessment of this 
application. 

2.5.13 Impact of development on neighbouring fields:  Concern over the impact of 
users of the site accessing other fields and potentially disturbing cattle. 

2.5.14 Response:  This is a civil matter and outwith the remit of the Planning 
Authority. 

2.5.15 Lighting:  Concern over the impact of any new lighting on the site and 
impact on the surrounding area. 

2.5.16 Response:  The agent has confirmed that lighting will be small scale in 
nature, however a condition has been recommended to address this matter.

2.5.17 Legal Title:  Objection on the basis that the applicant does not hold legal 
title to the total area of the application. 

2.5.18 Response:  The application form states that the site is under the ownership 
of the applicant.  This is a civil matter and outwith the remit of the Planning 
Authority. 

2.5.19 Road Safety:  Concern is raised regarding the impact of the development 
on the road network and safety of road users. 

2.5.20 Response:  Roads Development Control have provided no comments on 
the application.  It is not considered that the development is of a scale that 
is likely to introduce an unacceptable impact on the road network. 

2.5.21 Development Viability:  Concern is raised that the proposed development is 
not viable in this location and that no business plan has been submitted. 

2.5.22 Response:  A business plan is not required for the scale and type of 
development proposed. 

2.5.23 Contrary to the Stirling Local Development Plan 2018:  Concerns noted 
regarding the proposal’s compliance with development plan policies. 

2.5.24 Response:  Section 2.9 of the report provides an assessment against the 
Stirling Local Development Plan 2018. 

2.5.25 Neighbouring development:  The applicant has sought to link the proposal 
to a nearby visitor attraction on several occasions and no permission has 
been given for this. 



2.5.26 Response:  This is not a material planning consideration and the 
application could not be reasonably refused on these grounds.  The 
proposal has been assessed on its own planning merits. 

Local Development Plan 

2.6. 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. 

2.7. Primary Policy 1, Policy 1.1, Policy 1.3, Policy 2.9, Policy 3.1, Policy 3.2, Policy 
4.1, Policy 8.1, Primary Policy 9, Policy 10.1, Primary Policy 15, Policy 15.1 

Other Planning Policy 

2.8. SG17: Low and Zero Carbon Buildings, SG28: Landscape Character Assessments 

Assessment 

2.9. The use of the site for yurts with the proposed ancillary building is supported by the 
development plan. Primary Policy 15 and Policy 15.1 support tourist facilities and 
accommodation where they are commensurate in scale with their location and note 
that proposals for huts will be supported where the landscape can accommodate 
such development without it being visually prominent.  This is supported by 
Primary Policy 9 which states that proposals should demonstrate that there is 
capacity within the local landscape to accommodate the proposed development. 
Supplementary Guidance 28 notes that the site is within Landscape Character 
Area L9:  Lower Endrick Water.  The Supplementary Guidance notes that the area 
is a potential area of interest for tourism related developments because of 
proximity to the National Park and West Highland Way but that it is sensitive to 
man-made elements of a scale and nature at odds with the small to medium scale 
of the rolling farmed and wooded landscape.  It is not considered that the proposed 
yurts, and ancillary building, will be unduly visually prominent within the landscape 
due to their scale and nature.  The yurts are proposed within the wooded area to 
the north of the site and will be screened from wider views to and from the site.  
The ancillary building measures approximately 18 metres by 7 metres and it 
reaches a height of approx. 4 metres.  In the context of the site and surrounding 
area it is not considered that this introduces an incongruous feature, however a 
condition has been recommended to ensure that the materials and finish proposed 
are appropriate to its countryside location.  It is not considered that any further 
screening is required in terms of landscape impact. 

2.10. Support for the principle of the development is also found within Policy 2.9 which 
seeks to support a healthy and vibrant rural economy, in this case close to villages. 
The application site is less than 2 kilometres from the village of Balfron to the east 
and close to the A81 which lies approximately 1 kilometre to the west of the site. 

2.11. In terms of Policy 10.1 the proposed yurts location within the woodland area raises 
a concern regarding impact on the existing trees and no information has been 
provided by the applicant to demonstrate that a tree survey has been carried out.  
It is considered that whilst the location can be supported in principle, a tree survey 
is required to address the development’s potential impact on the trees and to clarify 
the extent of all trees to be removed to accommodate the proposal.  It is noted that 
no Tree Preservation Orders exist within the proposed site and it is considered that 
the recommended condition is appropriate in this instance. 



2.12. It is considered that the scale, nature and layout proposed is in accordance with 
Primary Policy 1 and Policy 1.1 as the site is designed and sited with reference to 
its rural character and amenity.  It is not considered that the proposals will 
introduce a material impact on neighbouring properties by way of impacts on 
privacy or daylight/sunlight. 

2.13. The site is within the Stirling Green Network and Policy 1.3 a relevant 
consideration.  It is not considered that the proposals are contrary to the aim of the 
policy and development of the site, for the purposes proposed, nor is it considered 
to compromise the principles of the Open Space Strategy as the site is not 
identified as Open Space by this strategy.  

2.14. In terms of Policy 3.1, the development is located in a countryside location and 
development access is more constrained than in an urban setting.  However, the 
site is within 400 metres of the core path network that runs from east of Balfron 
Station to the rear of the village of Balfron.  A public transport route is also located 
to the north of the site with a bus stop at Balfron Station located approximately 900 
metres from the site.  As noted in section 2.10, the site is less than 2 kilometres 
from Balfron to the east and can be accessed from the A81, approimately 1 
kilometre to the west.  Overall it is considered that there is a reasonable choice of 
access for users of the site for the scale and location of the development, although 
it is accepted the majority of trips may be made by car. 

2.15. In terms of Policy 3.2, concerns have been raised by objectors relating to how the 
site will be serviced in terms of water supply and how surface water drainage will 
be dealt with.  The application form notes that no new connections are required to 
the public water supply network and no reference is made to waste water 
arrangements.  As noted in section 2.5.3, a condition is recommended to ensure 
appropriate methods for the supply of fresh water and waste water removal is 
agreed prior to commencement of the development.  

2.16. Similarly, concern has been raised with regards as to how surface water drainage 
will be dealt with.  It is considered that the impact of surface water run-off will not 
be significant, however a condition has been recommended to ensure that an 
appropriate form of surface water drainage is provided prior to commencement of 
the development.  

2.17. Policy 4.1 requires that low and zero carbon buildings are taken into account in the 
assessment of a planning application for new development.  No such statement 
has been received and the proposal does not include any form of renewable 
energy generation.  However, given the small scale nature of the building and that 
it is an ancillary building containing cooking, washing and storage facilities, it is 
considered that such a statement is not required nor does the proposal require low 
and zero carbon generating technologies in this instance.  

2.18. It is not considered, in terms of Policy 8.1 that the scale of the development 
proposed will lead to a significant loss of biodiversity.  However, the applicant 
should be reminded of their legal duties with regards to protected species when 
initiating development. 

2.19. Overall, it is considered that the proposal complies with the relevant policies of the 
Development Plan.  The principle of the development is supported in terms of scale 
and location and appropriate conditions have been recommended to ensure that 
the development is implemented in line with the Development Plan. 
 



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 19/00006/FUL.  File can be viewed online at: 

https://pabs.stirling.gov.uk/online-
applications/applicationDetails.do?activeTab=documents&keyVal=PL0LH7PIK2L0
0  

4.2. List of determining plans: 

Stirling Council Plan No. Name Ref on Plan 
 

01 Location Plan 2018_0012-00 
 

02 General 2018_0012-01 
 

03 Details  
 

 

5. Appendices 

5.1. Appendix 1 – Conditions and Reasons. 
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APPENDIX 1 

 

PARTIAL CHANGE OF USE FROM AGRICULTURAL LAND TO CARAVAN SITE FOR 
THE SITING OF 5NO. YURTS AND ANCILLARY BUILDING, AND FORMATION OF A 

NEW ACCESS AND ASSOCIATED PARKING PROVISION AT LAND 200M NORTH EAST 
OF NORTH BALLOCHRUIN FARM,KILLEARN - MR TIM BROWN - 19/00006/FUL 

 

Approve, subject to the following conditions 

1 Further Details:  Prior to commencement of works on site, further details relating to 
the materials and finish of the proposed ancillary building containing cooking, 
washing and storage facilities, and the road and path network, shall be submitted to 
and approved in writing by the Planning Authority. 

 
2 Tree Survey:  Prior to commencement of works on site, a Tree Survey detailing all 

trees for removal and replacement planting shall be submitted to and approved in 
writing by the Planning Authority.  No trees shall be lopped, topped or felled on site 
other than those agreed in the tree survey 

 
3 Site Levels: Prior to commencement of works on site a drawing shall be submitted to 

and approved in writing by the Planning Authority showing existing and proposed site 
levels and details of proposed drainage arrangements. 

 
4 Site Servicing:  Prior to commencement of works on site the methods for providing 

fresh water supply and the removal of waste water from the site shall be submitted to 
and approved in writing by the Planning Authority. 

 
5 Lighting Strategy:  Prior to occupation of the yurts details of all external lighting on 

site shall be submitted to and approved in writing by the Planning Authority. 
 
6 Further Details:  Prior to commencement of works on site detailed designs of the 

proposed yurts, including dimensions, siting and materials shall be submitted to and 
approved in writing by the Planning Authority.   

 
7 Occupancy Restriction:  The yurts shall be used solely for holiday accommodation 

only, and shall not be occupied by the same person for more than twenty eight days 
in any calendar year, all to the satisfaction of the Council as Planning Authority. 

 

Reasons: 

1. To ensure that the materials used are appropriate for the sites countryside location. 
 
2. To ensure that the full development impact on the trees are known. 
 
3. To ensure that an appropriate strategy is in place to deal with surface water run-off. 
 
4. To ensure that appropriate facilities are provided to service the development. 
 



5. To ensure that the lighting impact of the development is appropriate for its 
countryside location. 

 
6. To ensure that the development, when implemented, is of the highest quality and 

design. 
 
7. The site lies in an area where permission for residential development, unrelated to 

holiday let, would not normally be permitted. 
 

Advisory Note: Please note it is the applicant’s responsibility to ensure that works are 
carried out in accordance with the law regarding protected species should they be found.  

  



Location of Development 
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