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Application For Approval Of Matters Specified In 
Conditions Numbers 1, 3, 4, 5, 6, 7, 8, 9, 11, 16, 18 And 
19 Of Planning Permission In Principle 16/00774/PPP 
For Erection Of 79 No. Residential Dwellings, Site 
Access, Open Space, Landscaping And All Associated 
Works At Land Some 100 Metres North Of Dunblane 
Cemetery, Barbush, Dunblane - Miller Homes/Gladman 
Developments Ltd - 18/00764/MSC 

Purpose & Summary 

This Matters Specified by Condition submission seeks the Planning & Regulation Panel’s 
approval of the information submitted to address the conditions that were applied to the 
Planning Permission in Principle application (16/00774/PPP).  The relevant conditions have 
been listed in the description of the development.  The site is land to the north of Dunblane 
to the west of the B8033 and south of the A9. 

This submission is not a planning application but the second part of the two-stage planning 
permission in principle process.  Whilst an application for approval of matters specified in 
conditions do not fall into national, major or local categories, under the terms of the Town 
and Country Planning (Hierarchy of Developments) (Scotland) Regulations 2009, this 
Council has generally brought these matters to Panel for approval. 

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 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 extends to 3.17 hectares and is a triangular shaped area of land on the 
northern most edge of Dunblane.  

The Proposal 

2.2. The proposal provides the necessary details to approve the matters set out in the 
conditions applied at the Planning Permission in Principle stage.  

2.3. Condition 1 required the submission of information relating to a Design Brief; 
Masterplan; site layout including phasing; access, parking and vehicle turning; 
landscaping plans including tree protection; open space provision including noise 
attenuation barriers; foul and surface water drainage arrangements; the position of 
all buildings, plans, sections and elevations of all proposed buildings with the colour 
and type of facing materials for the external walls and roofs indicated and the range 
of different types and sizes of properties provided; details of existing and proposed 
ground levels; an updated Flood Risk Assessment; drainage details including 
details of the SUDS; and that the site layout shall include minimising the impact of 
the development on views from the principal elevation of the Queen Victoria School. 

2.4. Condition 3 required the submission of a detailed design for the new northbound 
bus stop on the B8033 for the Planning Authority’s approval. 

2.5. Condition 4 required the developer to ensure that the design and construction of all 
roads within the development would be in accordance with the requirements of 
Stirling Council’s Development Roads Guidelines and Specifications, and 
incorporate the design guidance given in Designing Streets.  

2.6. Condition 5 required an approved dropped kerb pedestrian crossing point to be 
provided at the entry to the proposed access road off Barbush Roundabout and 
Condition 6 required that parking requirements were provided in accordance with 
Supplementary Guidance SG14.  

2.7. Condition 7 required the developer to provide a ramped access between the 
development site and Barbush Road whereas Condition 8 required the developer to 
submit a revised swept path exercise relating to a refuse vehicle and fire tender 
vehicle for the Council’s approval. 

2.8. Condition 9 required the developer to ensure that the surface water drainage 
system is designed to take account of the Sustainable Urban Drainage principles. 
 

 



2.9. Condition 11 required that the developer submitted a comprehensive contaminated 
land investigation for the Council’s approval and Condition 16 required the 
developer to submit a Noise Impact Assessment to demonstrate that the 
Compliance Criteria could be met. 

2.10. Condition 18 required that the developer submitted a National Vegetation 
Classification Survey for the Planning Authority’s approval and Condition 19 
required the developer to submit details of the on-site open space provision for the 
Planning Authority’s approval. 

2.11. Of the conditions highlighted in the description of the development, only Conditions 
1, 3, 8, 11, 18 and 19 require to be approved by this submission.  Condition 4, 5, 6, 
7, 9 and 16 do not require the written agreement of the Council but are 
requirements on the developer when implementing the permission. 

2.12. The details include the provision of 53 private houses and 26 affordable (79 units in 
total). The private offer is a mix of 3 bed terrace, 4 and 5 bed detached.  The 
affordable units range from 1 and 2 bed cottage flats to 3 bed terraces.  The 
proposal includes a footpath to the west of the site to link onto Barbush (road to the 
south of the site serving a housing estate), a play area to the front of the site (to the 
left of the access road at the site entrance) and a Suitable Urban Drainage System 
(SUDS) area to the front of the site (to the right of the access road at the site 
entrance). 

Previous History 

2.13. Planning permission was granted in 2017 for residential development, access, open 
space, landscaping and associated works.  The permission was issued in 2018 
following the registering of a Section 75 Agreement which addressed affordable 
housing, play and waste contributions.  

Consultations 

Bridge & Flood Maintenance: 

2.14. The site lies outwith the functional floodplain and is at low - high risk from surface 
water flooding.  In order to meet the specified conditions a detailed drainage plan 
and exceedance flow pathways should be submitted prior to approval. 

Roads Development Control: 

2.15. Roads noted that details of the bus stop facility and road marking provision and 
footway provision on the B8033 public road had been provided (Drg no. 0001-
UA003209-P3) and was accepted.  Roads confirmed that the relevant condition 
(Condition 3) could be discharged. 

2.16. Roads were generally satisfied that the street layout has taken cognisance of the 
Roads Development Guide and Designing Streets principles, in accordance with 
Condition 4, and were content that the details of the pedestrian crossing facility 
could be addressed at the Roads Construction Consent stage (Condition 5). 

2.17. Roads were also content that the parking, including visitor parking, had been 
provided at an acceptable level and that the driveways were suitably dimensioned, 
as required by Condition 6. 

2.18. Roads confirmed that the swept path drawings (SP01 & SP02) were acceptable 
and the relevant condition (Condition 8) could be discharged.  Furthermore, details 
of the ramped access have been provided and are considered by Roads to be 
acceptable. 

 



Service Manager (Environmental Health): 

2.19. Contaminated Land/Land Quality:  Having reviewed the gas monitoring information 
submitted in the updated site investigation report, Environmental Health considered 
that the requirements of Condition 11 have been met and that the condition could 
be discharged. 

2.20. Noise: Environmental Health concurred with consultant’s recommendation - 
alternative ventilation system and acoustic barrier. 

Housing Strategy & Development: 

2.21. The configuration and positioning of the affordable housing could be improved by 
breaking up and/or staggering of the 1-bedroom cottage flatted blocks.  Some of the 
affordable housing would be better positioned closer to the entrance to the estate 
for ease of access to local amenities given the likely lower car ownership amongst 
those occupants.  On the receipt of further information (as set out in the 
Assessment Section of this report), Housing was content to proceed on the basis 
that the affordable housing stock will be provided in one area of the site. 

Scottish Environment Protection Agency (East): 

2.22. Scottish Environment Protection Agency (SEPA) initially objected due to the lack of 
information on grounds that it may place buildings and persons at flood risk.  The 
applicant submitted further information and the objection was removed.  The further 
information related to a manhole and associated culverts on the site. 

2.23. Scottish Environment Protection Agency considered that debris blocking a culvert 
beneath B8033 roundabout may be an issue and noted the discrepancy between 
submitted information regarding the finished floor levels. 

2.24. Scottish Environment Protection Agency noted that in the Flood Risk Assessment 
notes, there will be a pedestrian access on the western boundary and stated that 
the Council needs to be satisfied that this would provide sufficient alternative 
access/egress route during times of flooding. 

2.25. With regard to Groundwater Dependent Terrestrial Ecosystems, a National 
Vegetation Classification report was submitted.  The report clarifies that marshy 
grassland is of low nature conservation value.  

Dunblane Community Council  

2.26. The Community Council wished to object to the change in the location of the toddler 
play facility.  The Community Council considered the area for the children’s play 
facility to be ‘entirely inappropriate’ since it was remote from the houses thereby 
lacking any natural security and it is near a road - raising road safety concerns, 
possibly resulting in poor air quality, and noise from vehicles. 

These comments are addressed under Condition 19 (Details of On-Site Open 
Space Provision) of the Assessment section.  

Representations 

2.27. No comments received.  

Local Development Plan 

2.28. 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. 

2.29. Primary Policy 1: Placemaking; Policy 1.1: Site Planning; Policy 1.2: Design 
Process; Policy 1.3: Green Infrastructure and Open Space; Primary Policy 2: 
Supporting the Vision and Spatial Strategy; Policy 2.2: Planning for Mixed 
Communities and Affordable Housing; Primary Policy 3: Provision of Infrastructure; 
Policy 3.1: Addressing the Travel Demands of New Development; Policy 3.2: Site 
Drainage; Primary Policy 4: Greenhouse Gas Reduction; Policy 4.1: Low and Zero 
Carbon Buildings; Primary Policy 5: Flood Risk Management; Primary Policy 7: 
Historic Environment; Policy 7.3: Development Affecting Listed Buildings; Policy 7.8 
Development affecting Battlefields, Gardens and Designed Landscapes; Primary 
Policy 8: Conservation and Enhancement of Biodiversity; Policy 8.1: Biodiversity 
Duty; Policy 9.3: Landscaping and Planting in Association with Development; Policy 
10.1: Development Impact on Trees and Hedgerows; Primary Policy 13: The Water 
Environment. 

Other Planning Policy 

2.30. Non-Statutory Supplementary Guidance: SG01: Placemaking; SG02: Green 
Network; SG04: Affordable Housing; SG14: Ensuring a Choice of Access for New 
Development; SG17: Low and Zero Carbon Buildings; SG18: Planning and Flood 
Risk; SG19: Waste Management; SG29: Landscape and Planting Requirements in 
New Developments; SG31: Trees and New Development; SG34: The Water 
Environment. 

Assessment 

2.31. Planning permission in principle was granted for this site in 2017 for residential 
development, access, open space, landscaping and associated works.  The 
permission was issued in 2018 following the registering of a Section 75 Agreement.  
After the granting of planning permission in principle, the site was included as an 
allocated housing site within the 2018 Stirling Local Development Plan (H138: 
Barbush).  The key site requirements set out a list of criteria that ought to be 
achieved on this site including preserving the character and setting of Queen 
Victoria School, phasing development to respect school capacity, development 
layout should ensure linkages with existing path network, contributions towards 
Safer Routes to School may be required, noise from the A9 should be mitigated, a 
Flood Risk Assessment and surface water management plan should ensure the 
floodplain is protected with appropriate mitigations measures to reduce the risk of 
surface water run-off.  A Section 75 Legal Agreement has already been agreed for 
this site.  The Agreement addressed the provision of affordable housing, off-site 
play contributions (dependent on the extent of provision on site for a toddler play 
facility) and waste contributions. 

2.32. An ‘indicative Masterplan’ with the planning permission in principle application 
outlined a possible development of 80 residential units.  This demonstrated that 
residential development with associated works such as access, open space and 
landscaping could be achieved on this site.  Conditions were applied to the planning 
permission in principle to require the submission of details regarding buildings, 
roads, open space provision, as well as conditions that had been requested by 
consultees. Roads required details of bus stop facilities, pedestrian crossing point 
facility, establishing the parking requirements etc, Environmental Health sought 
conditions to address contaminated land and noise, Scottish Environment 
Protection Agency sought drainage details and a national vegetation classification 
survey.  These matters have all been addressed through this application. 



2.33. Condition 1 (a) and (b):  Condition 1 (a) required the submission of a Design Brief 
informed by a Landscape and Character Appraisal of the site and the developer has 
supplied this in the form of a Design and Access Statement.  The Design and 
Access Statement includes a section setting out the landscape character of the site, 
the site context and analysis, the findings of supporting documentation and outlines 
how all this information informed the proposed layout.  Condition 1(b) required the 
submission of a Masterplan that ensures that the site is developed in an integral 
and cohesive manner and the developer has supplied this which details the housing 
layout which, in the main, conforms to the masterplan that had accompanied the 
Planning Permission in Principle application. 

2.34. Condition 1 (c):  The developer has provided the layout details, as required by 
Condition 1 (c).  These details indicate that the affordable housing (26 units) is to be 
provided to the rear of the site in the form of two attached blocks of 2 bed cottage 
flats (8 units in total), a terrace of 1 bed cottage flats (12 units) and two short 
terraces of 3 x 3 bed units (6 units in total).  Parking for the affordable units is 
provided within a parking court but is mainly parking in front of the units, at right 
angles to the road.  Initially, Housing had requested that the applicant considers 
providing some of the affordable housing stock towards the front of the site, since it 
would reduce the distance residents would need to walk to access local services 
and facilities.  The applicant outlined that the single location had been proposed 
since it rationalises factoring and maintenance arrangements.  The applicant also 
outlined that it is often better to keep the stock together to mitigate the cost to the 
public purse and also assist in terms of position and allocation of parking, given the 
density of the affordable element.  On reviewing this matter, Housing were content 
to proceed on the basis of the affordable element being provided in one area.  The 
applicant also sought to address many of the urban design issues that were 
outlined at pre-application meetings such as ensuring that there is passive 
surveillance to parking courts and areas of open space, ensuring that the buildings 
address the street and the applicant also amended the proposals to provide 
enhanced gables at key locations. 

2.35. Condition 1 (c):  It is noted that one of the key site requirements, as set out in the 
Local Development Plan site allocation details, was that a phasing plan may be 
required in respect of school capacity and this was included within Condition 1 (c).  
Education confirmed that there are no long term capacity issues at Newton Primary 
School or Dunblane High School due to limited new development and falling birth 
rates therefore phasing was no longer an issue. 

2.36. Condition 1 (d):  As part of the overall submission, the applicant provided details 
regarding the access, parking and vehicle turning.  Roads confirmed that they were 
content with the level of information submitted. 

2.37. Condition 1 (e):  Landscaping details have been supplied which includes 
identifying the extent of the Tree Protection Fence to protect trees lying beyond the 
site boundary.  The landscaping details also include a planting schedule, planting 
specification and general maintenance, as well as maintenance of the SUDS basin.  
The proposal includes a SUDS basin with a 1:4 slope.  The base of the SUDS basin 
will be 91.5m above ordnance datum (AOD) running up to an outer edge of 93m 
AOD.  The landscape plans show that the SUDS will have a fence and hedging 
around the perimeter.  The hedge is to be a mixed hedge of several species and 
the fence is to be 1100mm post and wire fence.  Several properties will overlook the 
SUDS area (plots 1, 2, 51, 52 and 53) and these details are considered acceptable.  
The submitted details identify that the developer will ensure, within the missives, 
that purchasers are responsible for common areas.  This will be achieved by the 
appointment of a factor and a Residents’ Association.  The Residents’ Association 



will thereafter ensure that the factor organises the maintenance regime which has 
been set out and agreed. 

2.38. Condition 1 (e):  Part of the landscaping details submitted included a Tree Survey 
which showed the tree retention, protection and enhancement as required by 
Condition 1 (e).  The Tree Survey described the extent and condition of tree cover 
within and immediately adjacent to the site and highlighted the above and below 
ground constraints presented by existing tree cover.  One mature ash tree was 
identified within the site and a further four ash trees adjacent to the site boundary.  
The Tree Survey identified these to be of low to moderate quality in terms of health 
and condition.  The Tree Survey also noted that the alignment of the proposed 
access road is constrained by the existing formation of Barbush roundabout, and 
ground levels rise from the existing carriageway to the base of the mature ash tree.  
The proposal includes re-grading the levels to accommodate the road gradient, 
which will result in significant root disturbance such that it would not be possible to 
retain the tree.  The Tree Survey identifies a ‘Construction Exclusion Zone 
Protective Fence’ which has also been incorporated within the details submitted as 
part of the landscape drawings and will therefore form part of the approved package 
of details.  A Condition has also been recommended to ensure that the fence is 
erected prior to the commencement of works and is retained throughout the works, 
all to the required specification, thus minimising the impact of the development on 
established trees in accordance with Policy 10.1. 

2.39. The masterplan had indicated that the access road would skirt around an existing 
mature ash tree at the site entrance whereas this proposal seeks the removal of 
that tree.  The applicant was required to provide full reasoning for the tree’s removal 
and this was undertaken in the submission of a report. In summary, the ground 
levels at the site entrance need to be altered to achieve an acceptable road 
gradient, achieve drainage to the proposed SUDS and provide appropriate levels 
for the construction of the houses to the front of the site.  To compensate for the 
loss of this tree, new tree planting is proposed each side of the access road with 2 
Himalayan birch trees.  A walling feature is also proposed at the site entrance to 
reflect the historical boundary details of the Queen Victoria School opposite and 
create a sense of arrival.  The removal of this tree has been accepted and the 
proposed entrance feature is considered appropriate. 

2.40. Condition 1 (f):  The developer submitted details of the open space provision and 
boundary treatment as required by Condition 1 (f).  This information was submitted 
across a suite of information including the Noise Impact Assessment with regard to 
the acoustic barrier, the landscape plans, Masterplan, Material (finishes) drawing.  
This information was considered acceptable.  

2.41. Condition 1 (g):  Foul and surface water drainage details were submitted, as 
required by Condition 1 (g), across the Engineering Layout submitted and a Flood 
Risk Assessment.  These details were assessed by the Council’s Flood Officer and 
the Scottish Environmental Protection Agency and were considered acceptable with 
the inclusion of proposed Conditions 2 and 3. 

2.42. Condition 1(h):  Condition 1 (h) required the submission of details regarding the 
position of all buildings, plans, sections and elevations of all proposed buildings.  
The applicant has submitted all this information in an array of floor plans, elevations 
and building sections for all house types, including the affordable housing element.  
The applicant took account of urban design comments made on the submission and 
revised the housing layout so that the relationship between the market/private units 
and the affordable housing units was not quite so stark.  This resulted in a short (3 
unit) terrace being located next to the affordable 3 unit terrace, and semi-detached 
units next to another affordable 3 unit terrace.  It is noted that of the 53 private 



units, the majority are large detached units (43 detached units 4 and 5 bedroomed 
units) however the applicant has included 10 x 3 bed terrace units and it is 
considered that Policy 2.2 (Planning for Mixed Communities and Affordable 
Housing) with regard to providing a range of housing of different types and sizes 
has been met and that Condition 1 (h), which required the submission of details of 
the range of different types and sizes of properties, has been addressed.  The 
applicant took account of urban design comments made on the submission and 
revised the housing layout so that the relationship between the market/private units 
and the affordable housing units was not quite so stark.  This resulted in a short (3 
unit) terrace being located next to the affordable 3 unit terrace, and semi-detached 
units next to another affordable 3 unit terrace.  It is noted that of the 53 private 
units, the majority are large detached units (43 detached units 4 and 5 bedroomed 
units) however the applicant has included 10 x 3 bed terrace units and it is 
considered that Policy 2.2 (Planning for Mixed Communities and Affordable 
Housing) with regard to providing a range of housing of different types and sizes 
has been met and that Condition 1 (h) which required the submission of details of 
the range of different types and sizes of properties has been addressed.  Overall, 
taking the 33% provision of affordable housing and the overall mix it is considered 
that this proposal complies with Policy 2.2. 

2.43. Condition 1(h):  As required by Condition 1 (h), the developer provided details of 
the proposed materials.  The materials for the proposed residential units are to be 
drydash render external walls (white) with brickwork to be Ibstock Harewood 
Russett Buff.  The stonework (cills, headers and feature stonework) is to be 
reconstituted concrete in Nostell buff and the roofs are to be Marley Modern profile 
smooth in grey.  This is consistent with the materials in this locality. 

2.44. Condition 1 (i):  The developer has submitted details of ground levels and finished 
floor levels within a series of documents submitted.  Details of existing and 
proposed levels were shown on the ‘Engineering Layout’ drawing.  Some ground 
re-grading is proposed at the site access to achieve an appropriate road gradient 
since the access road at the roundabout are already established.  A retaining wall 
of between 0.85 and 1.5 metres is proposed to the southern boundary of Plot 1 
since the ground level is higher outwith the site.  The proposal includes a SUDS 
basin with a 1:4 slope.  The base of the SUDS basin will be 91.5m AOD running up 
to an outer edge of 93m AOD.  The finished floor levels have also been established 
by the inclusion of a recommended condition. 

2.45. Condition 1 (j): An updated Flood Risk Assessment was required under Condition 
1 (j). This was submitted and indicated that the site itself is not predicted to be at 
flood risk, apart from land in the hollow containing the Scouring Burn and any areas 
below 93.1m AOD.  This land is adjacent to the area proposed for the SUDS.  The 
Flood Risk Assessment suggests a finished floor level of around 93.9m AOD and 
issues regarding the grille on the Scouring Burn should be addressed to reduce the 
possibility of flooding occurring at the roundabout.  These matters have been 
included within the proposed conditions, even though the proposed finished floor 
level is expected to be 94m AOD and clearing or replacing the grille is nearing 
agreement.  The Scottish Environment Protection Agency were content with the 
Flood Risk Assessment and additional information submitted by the applicant such 
that they withdrew their initial objection.  The Scottish Environment Protection 
Agency advised that the Council should be satisfied with the arrangements for 
onsite drainage and SUDS and recommended that the finished floor level is 
established.  The Council’s Flooding Officer did not raise any concerns but stated 
that, in order to meet the specified conditions, a details drainage plan and 
exceedance flow pathways information should be submitted.  These matters have 
been addressed by condition. It is considered that, with the inclusion of conditions, 



the proposal meets the requirements of Policy 3.2 (Site Drainage) and Primary 
Policy 5 (Flood Risk Management). 

2.46. Condition 1 (k):  Drainage details including details of the SUDS design and 
discharge were submitted in the Engineering Layout and the Flood Risk 
Assessment.  These were assessed by the Council’s Flood Officer and the Scottish 
Environmental Protection Agency. 

2.47. Condition 1 (l):  The Queen Victoria School Principal Elevation Impact Assessment 
was submitted as required by Condition 1 (l).  It demonstrated that, due to the level 
of tree planting in the front garden of the School, there is very limited views from the 
school to the site.  It is considered that the impact of the development on the setting 
of the school is minimal and will be mitigated by proposed planting within the site 
thus ensuring that a key site requirement (as set out in the Local Development 
Plan) is met and in compliance with Primary Policy 7 (Historic Environment) and 
Policy 7.3 (Development Affecting Listed Buildings). 

2.48. Condition 8:  The developer submitted a revised swept path exercise which was 
assessed by Roads.  Roads were content with the information submitted and 
considered that the requirements of Condition 8 had been met. 

2.49. Condition 11:  A Ground Investigation Report was submitted to satisfy Condition 
11 with regard to contaminated land.  The Ground Investigation Report addressed 
matters of geotechnical constraints, mining, chemical contamination and gas 
emissions constraints.  The Ground Investigation Report found that there were no 
constraints to development and no remedial measures were required other than 
addressing invasive plants within a tree belt outwith the development area.  
Environmental Health confirmed that they considered the report to be sufficiently 
comprehensive in nature.  Furthermore, once the final gas conditions were 
confirmed, following the completion of the full period of gas monitoring, 
Environmental Health considered that the requirements of Condition 11, relating to 
a ‘Comprehensive Contaminated Land Investigation’, had been met.  

2.50. Condition 16:  A Noise Impact Assessment was submitted, in accordance with 
condition 16, which set out mitigation measures.  Mitigation in the form of an 
acoustic barrier along the northern boundary with the A9, either by an earth bund or 
an acoustic fence or combination of both, was recommended as well as closed-
window attenuation on north-facing facades of dwellings which overlook the A9.  
Environmental Health was content with the proposal providing these measures 
were implemented. The installation of acoustic passive ventilation has been 
included within the conditions recommended. 

2.51. Condition 18:  The National Vegetation Classification Report was submitted, as 
required by Condition 18.  The report demonstrated that the areas of marshy 
grassland currently within the site did not support any of the key associated plant 
species mentioned in the UK Biodiversity Action Plan (BAP) and that the nature 
conservation interest within the site was not considered significant.  This addressed 
Condition 18 and ensured that Primary Policy 8 (Conservation and Enhancement of 
Biodiversity) and Policy 8.1 (Biodiversity Duty) have been complied with.  The 
Protected Species Report considered the implications of the development on 
protected species: badgers, otter and water vole. This survey found that protected 
species were not a development constraint.   

2.52. Condition 19:  The application submission includes details of the on-site toddlers 
play facility, as required by Condition 19.  It is noted that Dunblane Community 
Council considered this revised site to be ‘entirely inappropriate’ since the area is 
remote from houses and near a road. The on-site toddlers play facility has been 
relocated to the south of the site (in front of the entrance feature) to ensure that the 



minimum distance between the facility and the nearest residential unit is achieved 
to reduce noise nuisance – SG02 recommends a buffer zone no less than 25 
metres.  It also ensures that the play area can achieve a minimum of 500sqm.  The 
play facility proposed includes fencing (1100mm high bow top fencing) for child 
safety due to the proximity of the roundabout and access road.  The landscape 
plans were also amended to omit any proposed trees from around the play area to 
increase visibility from the roundabout and between the houses and the play facility.  
Since it is a play facility for toddlers, these users will be accompanied by adults and 
the facility includes a fence. It is therefore anticipated that a location near a road 
does not result in any significant increase in road safety concerns. Play Services 
considered that the details supplied with the application were sufficient to agree that 
the requirements of Condition 19 had been met.  

2.53. This submission sought to agree information submitted in regard to the relevant 
Conditions that were applied to the planning permission in principle decision.  The 
list of Conditions has been set out in the description of this application.  Of the 
Conditions listed, all but Conditions 9 and 19 have been fully agreed by the details 
submitted with this application.  Condition 9 (relating to surface water management) 
will be fully agreed on receipt of further information and this is addressed by 
Condition 2, as set out in Appendix 1.  Condition 19 (relating to details of on-site 
open space provision) will be fully agreed on receipt of further information and this 
is addressed by Condition 12, as set out in Appendix 1.  It is considered that, with 
the inclusion of the recommended conditions, the level of information within this 
submission is sufficient to agree that the requirements of the relevant conditions 
have been met. 

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 18/00764/MSC View Application 

4.2. List of determining plans: 

Stirling Council Plan No. Name Ref on Plan 
 

01 Location Plan 8820848PRH 
 

03F Site Plan BARD/S-001H 
 



04 General FLE/2018/PLANNING/01 
 

05 General FLE/2018/PLANNING/02 
 

06 General GRT/2018/PLANNING/01 
 

07 General GRT/2018/PLANNING/02 
 

08 Floor Plans HOP/2018/PLANNING/01 
 

09 Elevations HOP/2018/PLANNING/02 
 

10 Floor Plans HOP/2018/PLANNING/03 
 

11 Elevations HOP/2018/PLANNING/04 
 

12 General LYL/2018/PLANNING/01 
 

13 General LYL/2018/PLANNING/02 
 

14 General MKE/2018/PLANNING/01 
 

15 General MKE/2018/PLANNING/02 
 

16 General M900/2018/09 
 

17 General M900/2018/10 
 

18 General PRI/2018/PLANNING/01 
 

19 General PRI/2018/PLANNING/02 
 

20 Floor Plans ROS/2018/PLANNING/01 
 

21 Elevations ROS/2018/PLANNING/03 
 

22 Floor Plans ROS/2018/PLANNING/03 
 

23 Elevations ROS/2018/PLANNING/04 
 

24 General URQ750/2018/09 
 

25 General URQ750/2018/10 
 

26 Floor Plans COT1/2015/PLANNING/01 
 

27 Elevations COT1/2015/PLANNING/02 
 

28 Floor Plans COT1/2015/PLANNING/03 
 

29 Elevations COT1/2015//PLANNING/04 
 

30 Floor Plans COT2/2015/PLANNING/01 
 

31 Elevations CPT2/2015/PLANNING/02 
 

32 Floor Plans COT2/2015/PLANNING/03 
 

33 Elevations COT2/2015/PLANNING/04 
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APPENDIX 1 

 

APPLICATION FOR APPROVAL OF MATTERS SPECIFIED IN CONDITIONS NUMBERS 
1, 3, 4, 5, 6, 7, 8, 9, 11, 16, 18 AND 19 OF PLANNING PERMISSION IN PRINCIPLE 

16/00774/PPP FOR ERECTION OF 79NO. RESIDENTIAL DWELLINGS, SITE ACCESS, 
OPEN SPACE, LANDSCAPING AND ALL ASSOCIATED WORKS AT LAND SOME 100 

METRES NORTH OF DUNBLANE CEMETERY,BARBUSH,DUNBLANE - MILLER 
HOMES/GLADMAN DEVELOPMENTS LTD - 18/00764/MSC 

 
Approve subject to the following conditions: 
 
1 Footpath Linkages:  No works shall commence on the development of the 16th 

residential unit until the new ramped link is provided and the footway extension on 
Barbush Road has been provided to tie into the new ramped link, as required by 
Condition 7 of planning permission 16/00774/PPP. 

 
2 Drainage:  Prior to any works commencing on site, a detailed drainage plan and 

exceedance flow pathways shall be submitted to, and approved by, Stirling Council.  
This detailed drainage plan shall include information on the retention or otherwise of 
the manhole, arrangements for onsite drainage and SUDS and agreement as to 
whether or not the grille on the downstream B8033 culvert should be replaced. 

 
3 Finished Floor Level:  Unless otherwise agreed in writing with the Planning 

Authority, prior to the commencement of works on site, the finished floor levels shall 
be no lower than 93.975mAOD. 

 
4 Entrance Wall Details:  Prior to the commencement of works on site, the developer 

shall furnish the Planning Authority with scaled drawings of the proposed entrance 
wall.  These drawings shall include full details of the materials.  No works shall 
commence on site until these details have been approved in writing by the Planning 
Authority. 

 
5 Entrance Wall and Planting:  The entrance wall and planting, set out within the 

applicant's submission "Entrance Landscape Proposals", shall be in situ before the 
occupation of the last private (market) residential unit on the site. 

 
6 Landscape Maintenance:  All planting, as set out in the approved drawings 

"Landscape Proposals", shall be in place before, or commensurate with, the 
occupation of the last private (market) residential unit.  The common areas shall be 
maintained thereafter as set out within the details of the approved drawings 
"Landscape Proposals" and the document submitted in support of the application 
"Factoring/Management Proposals for Landscaped Common Areas and Equipped 
Play Areas, Dunblane Factoring Proposals - September 2018". 

 
7 Common Areas:  Prior to the commencement of works on site, a plan clearly 

delineating areas of private ground and common areas shall be submitted to the 
Planning Authority for written agreement. 

 
8 Acoustic Trickle Ventilation:  Acoustic Trickle ventilation shall be installed on the 

residential units within Plots 15-19 (inclusive) and AH1 to AH23 (inclusive) all in 
accordance with the conclusions of the Supplementary Noise Assessment submitted 
in support of the application. 



 
9 Acoustic Barrier:  Prior to the occupation of the residential units on Plots 14 to 19 

(inclusive) and AH1 to AH23 (inclusive) the acoustic fencing (as specified within the 
"Barbush, Dunblane - Supplementary Noise Assessment" undertaken by 
ITPEnergised, dated 09/10/2018) shall be in situ. 

 

10 Tree Protection Fence:  Prior to any construction works commencing on site, the 
Tree Protection Fence shall be erected in the location identified on the approved 
drawings 'Landscape Proposals' and shall remain in situ throughout the development 
period.  The fence shall be erected to the specification set out in the approved 
drawing "Landscape Proposals - Sheet_01_04". 

 
11 Boundary Treatment:  Notwithstanding the approved drawing (BARD/S-002, Rev 

C), the 1800mm buff splitface stone wall to the southern boundary of Plot 27 shall 
continue along the rear boundaries of Plots 27-30 inclusive unless otherwise agreed 
in writing with the Planning Authority. 

 
12 Play Area:  Prior to the commencement of works on site, details of the maintenance 

provision for the proposed toddler play area shall be submitted to the Planning 
Authority for written approval. 

 
13 Broadband Connectivity:  Prior to occupation of the first dwelling on site, the 

developer shall install the necessary infrastructure to enable the houses to be 
connected to the existing fibre optic network, where available, and in accordance with 
the relevant telecommunications provider's standards. 

 
Reasons: 
 
1 To ensure that the footway extension is provided at an appropriate stage in the 

development so that the occupiers of the first phase of development have suitable 
connectivity with the wider area. 

 
2 Insufficient information has been submitted with the application to confirm that the 

proposed drainage details are acceptable. 
 
3 For the avoidance of doubt due to the discrepancy in the documents submitted, as 

highlighted in SEPA's letter of 15th April 2019 (paragraph 1.3). 
 
4 Full details have not been supplied as part of the application submission and the 

Planning Authority seeks to ensure that the quality of the entrance wall is such that it 
provides a suitable entrance feature to compensate for the loss of the mature Ash tree. 

 
5 To ensure that the entrance details and replacement planting specified within the 

application are provided. 
 
6 To ensure that the proposed planting is achieved and a long term maintenance regime 

is established. 
 
7 Such areas have not been set out within the application details and this information is 

required to establish the extent of factored areas for long term maintenance. 
 
8 To ensure that noise levels within the approved residential units meets the standard 

set out in BS 8233:2014: Guidance on Sound Insulation and Noise Reduction for 
Buildings. 



 
9 To ensure that the acoustic fence, as detailed in the supporting information, is in place 

prior to the occupation of any noise sensitive property. 
 
10 To reduce the impact of the development on established trees. 
 
11 To ensure an acceptable boundary treatment is been provided in this visible location. 
 
12 To ensure that an appropriate maintenance regime is in place since details have not 

been included within the application submission. 
 
13 So that the necessary infrastructure to enable fibre-based high-speed broadband in 

new homes is available in accordance with Primary Policy 3 of the Stirling Council 
Local Development Plan 2018. 
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