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Purpose & Summary 

Full planning permission is sought for the construction of a new link road between St 
Ninians Road and the A9 Burghmuir Road.  This new link through the Viewforth site is to 
complete Stirling’s strategic transport network for the city centre and includes a new 
pedestrian and cycle route.  

This planning application has been brought to the Planning and Regulation Panel under 
the Scheme of Delegation, having received more than five competent written objections 
and the recommendation is one of approval.  Kings Park, Braehead and Broomridge 
Community Councils have requested a Hearing. 

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 lies to the south of Stirling city centre between St Ninians Road (at 
Snowdon Place junction) to the west and Burghmuir Road (A9) (at the Linden 
roundabout) to the east.  The western element of the proposed road is within land 
previously occupied by the former Stirling Council headquarters (Viewforth), with 
the eastern element cutting through Linden Avenue car park.  There are changes 
in level with the Burghmuir embankment (a wooded escarpment) running north-
south of which its northern extent lies between the relatively flat land in the west 
and the A9 in the east.  This embankment creates a level change of approximately 
19.4 metres from the A9 up towards Snowdon Place.  The western half of the new 
route lies within the south east corner of the Kings Park Conservation Area. 

2.2. Listed buildings of Langgarth House and Langgarth Lodge are located on land 
immediately adjacent to the south of the proposed link road route.  To the north, 
the land is currently more open, with the retained Council Headquarters at Old 
Viewforth (also a listed building) set back from the proposed route, while the 
Linden Avenue car park occupies the alignment of the proposed road towards the 
east.  Within the wider area mixed commercial development lies to the north, 
mainly residential areas lie to the west and south and a mixture of both land uses 
lie to the east of the A9. 

The Proposal 

2.3. The drawings show the construction of a new link road between St Ninians Road 
and Burghmuir (A9) through the Viewforth site, which would complete Stirling’s 
strategic transport network for the city centre as set out within the Stirling Council 
Local Transport Strategy.  The purpose of the strategy is to reduce traffic using 
Dumbarton Road and Port Street in the city centre, to improve pedestrian and 
cyclist priority and reduce the visual dominance of vehicles, as well as noise and 
air pollution in the city centre.  Another important function is to enhance active 
travel routes in the strategic transport network as identified in the Local Transport 
Strategy including the Walk, Cycle, Live Stirling initiative linking into other 
environmental and economic initiatives for the city centre.  The aim of these 
initiatives is to provide high quality cycling and walking infrastructure in the city 
centre to improve accessibility, connectivity and permeability, across the city 
region, connecting education centres, residential areas, transport hub, leisure, 
recreation and tourism opportunities in a more sustainable way.  These initiatives 
have been taken forward into the City Region Deal transport package bid. 

2.4. The application is supported by topographical plans, a Design and Access 
Statement and relevant sections.  The information and drawings clearly set out: 
where existing roads are to be widened at each access; the detail on the proposed 
cellular storage drainage; the proposed new landscaping in principle with the detail 
to be agreed by conditions; the proposed earthworks involving the cut and fill; the 
drainage ditches; the necessary retaining walls and where the key areas of tree 
removal are proposed.  



2.5. From the west, the route uses the existing access to St Ninians Road with some 
widening to provide safe visibility and access standards, then it curves towards the 
north east, around Langgarth House and then down the Burghmuir embankment 
to the south east at the Linden Car Park where it joins the Linden roundabout with 
the Burghmuir Road (A9).  The change in levels involve some cutting either side of 
the road to the north of Langgarth House, which is to be used as fill to form the 
gradients down the embankment to the east.  

Previous History 

2.6. The Link Road was originally identified by Stirling Council’s Local Transport 
Strategy in 2006 to provide increased route choice for traffic and thus relieving 
traffic congestion in the local area.  City Transport Plan in 2013/14 and 2015/16 
also identified the route as did the Stirling Council Local Development Plan 2014, 
and the adopted Stirling Council Local Development Plan October 2018 with the 
Local Development Plan safeguarding the land for infrastructure purposes.  

Consultations 

Service Manager (Environmental Health): 

2.7. No objections subject to the conditions set out at Appendix 1 to this report. 

Archaeology: 

2.8. No objections subject to archaeological survey conditions being imposed. 

Service Manager (Roads Authority):  

2.9. No objections subject to the conditions set out at Appendix 1 to this report. 

Community Councils:  

2.10. Braehead and Broomridge Community Council:  Object to the proposals for a 
number of reasons as follows: 

2.10.1 The public consultation has been inadequate including with this Community 
Council, as it was not notified of the proposals.  Also the wooded area 
around the Linden Avenue car park and surrounding the Viewforth Area, 
was gifted to the community by the Brentham family. 

2.10.2 Response:  Appropriate public consultation has been undertaken as 
regards planning legislative requirements.  The gifting of the land is not a 
material planning consideration. 

2.10.3 Raising concerns that local residents will experience:  an increase in traffic, 
an increase in air pollution and increase in noise pollution.  There will be 
damage to the local biodiversity and the environment and displacement of 
parking into residential streets. 

2.10.4 Response:  It is estimated that there will be no overall increase in volume 
of traffic, but that traffic will be displaced to certain areas at certain times.  
Environmental impacts will be mitigated and these are addressed by the 
proposed conditions reference dust, noise, pollution and replanting. 

2.10.5 The proposals are considered to go against the stated benefits set out in 
the Design and Access Statement and it would be preferable as an 
alternative that improved pedestrian crossings, pavements, cycle routes 
and roads across the whole of Stirling Council be created.  It is understood 
that that there are wider works including housing and cycle routes, 
including opening access at Constable Road, which will be part of future 
applications.  The Community Council objects to the opening of access to 
Constable Road. 



2.10.6 Response:  The possibility of opening up Constable Road is not a 
consideration included within this proposal, nor would that require planning 
permission.  It is understood that a wider range of traffic works are 
proposed but they too, do not form part of the planning consideration. 

2.10.7 The loss of car parking capacity at Linden Avenue car park will likely 
disperse cars to neighbouring residential areas, such as Linden Avenue, 
exacerbating an already ongoing problem. 

2.10.8 Response:  The capacity of the Linden Avenue car park can be diverted to 
other car parks in close vicinity, for example Wellgreen car park. 

2.11. Kings Park Community Council also object to the proposals for reasons set out 
below. 

2.11.1 The proposed road will terminally damage an important green corridor with 
loss of landscape, flora and wildlife habitat.  It will adversely impact upon 
the character and setting of the Conservation Area and the listed buildings 
within the site.  It will bring consequential risk to property and foundations 
(vibration), be a major noise polluter and result in high increases in 
particulate pollution in a residential area.  The increase of traffic within 
residential areas will pose a danger to pedestrians. 

2.11.2 Response:  While there is an intrusion in to the green corridor to facilitate 
the road, the proposed road is at the northern end of the corridor with 
majority of the green corridor being retained and uninterrupted.  The road 
design has sought to take into consideration the setting to the front of 
Langgarth House, a key listed building by setting the road lower than the 
listed buildings and set back to provide a suitable setting.  The overall 
integrity of the Conservation Area is preserved as the site forms a discrete 
character area from the wider Kings park townscape. 

2.11.3 The much needed infrastructure improvements to support and encourage 
pedestrian and cyclists are not dependant on building this road.  

2.11.4 Response:  It is the matters which are the subject of this planning 
application that require to be considered.  The construction of the proposed 
road is intended to enhance the city centre for active travel as well as 
providing cycle and walking corridors within the proposals. 

2.12. Joint Statement of Braehead and Broomridge Community Council and Kings Park 
Community Council. 

2.12.1 The link road will significantly increase traffic volumes along the new route 
and traffic volumes by 2020 are projected to amount to 12,343 vehicles in a 
24-hour period along Snowdon Place.  The failure to produce a full 
Environmental Impact Assessment or to publish a cost benefit analysis of 
the proposals is concerning.  It is considered that the development site is a 
more significant green corridor for local wildlife than is being duly credited.  
This ring road will have significant implications for the environment across 
a much larger corridor of land, restricting the consideration of 
environmental impacts to the core development site does not accord with 
the intended spirit of the EIA regulations. 

2.12.2 Response:  A full Environmental Impact Assessment was not considered 
necessary, since the proposal met the tests for one not being required.  
Notwithstanding this, a significant amount of supporting documentation 
was submitted including reports on noise, pollution, dust, biodiversity and 
tree survey assessment. 



2.12.3 The Equalities Impact Assessment is too restrictive in its focus.  
Consideration is given to the health impacts on residents at the Braehead 
and Broomridge end of the development, but further consideration is 
dismissed on grounds that aggregate level data does not identify any 
vulnerable populations beyond this. 

2.12.4 Response:  The Air Quality and Noise Assessments will include suitable 
mitigation measures which will be secured through the planning conditions. 

2.12.5 The post construction traffic flows appear conservatively linear and the 
potential for new “rat run” routes to emerge has been largely ignored. 

2.12.6 Response:  This will form part of Stirling Council’s continued commitment 
to ensuring road safety and appropriate measures will be put in place to 
mitigate such impacts that may arise. 

2.12.7 The increase in pollution and the subsequent impact upon health have 
been dismissed on the grounds that increases do not exceed national air 
quality objectives.  These objectives are outdated and to an extent 
discredited through recent court verdicts. 

2.12.8 Response:  Stirling Council Environmental Health offer no objections to 
the proposals.  A significant amount of supporting assessment was 
submitted including reports on noise, pollution, dust, biodiversity and tree 
assessment, which has been assessed by Environmental Health and 
mitigation addressed through the proposed conditions. 

2.12.9 The impacts of the road at various points have been justified on the 
grounds that the route is required to alleviate or spread the burden of 
significant environmental impacts elsewhere.  The primary figures that 
have been given to justify this claim relate to reductions in peak traffic flows 
at the Craig’s and Wellgreen roundabouts.  These two roundabouts serve 
major trunk routes and surrounding car parks, business park entrances, 
garages, supermarkets etc.  None of these areas currently suffer from 
significant congestion.  Claims that diverting these flows through residential 
areas represents a positive cost-benefit outcome, appears wholly 
unsubstantiated.  A displacement of pollution from non-residential to 
residential areas is not the way to achieve a decrease in vehicle use in all 
areas of Stirling. 

2.12.10 Response:  The proposal forms part of a wider package of works to 
improve active travel.  In addition, the strategic transport appraisal carried 
out in the development of the Local Development Plan forecasts that the 
population of Stirling is set to increase by twenty four percent over the next 
twenty years.  Therefore, the proposed road, along with the wider active 
travel infrastructure measures will help to mitigate anticipated traffic growth 
in the city region. 

2.12.11 The cycling proposals centre on a short stretch of cycle path along the new 
section of road between St Ninian’s Road and Burghmuir Road.  The 
proposed gradient of the road is steep, and given climatic conditions in 
Scotland, and the likely use of the road by freight, the fact that the cycle 
provision is not fully segregated and separated from vehicular traffic is sub-
optimal.  Only the downhill section of cycle route is fully separated.  There 
are a range of other design issues that call into the question the adequate 
design of the proposal and the likelihood that the route will provide a viable 
and safe travel option for all but the most proficient cyclists.  



2.12.12 Response:  The proposed drawings show segregated cycle paths in both 
directions.  A cyclist will cross the road to use the segregated pathway on 
the northern side of the road for both downhill and uphill travel. 

Representations 

2.13. One hundred and sixty-six representations were received, setting out the 
following: 

2.13.1 This new road will route increased traffic volumes through the Kings Park 
Conservation Area, detracting from the historic setting, increasing noise, 
vibration and pollution, having a detrimental effect on historic buildings, 
many of which are listed. 

2.13.2 Response:  It is considered that the proposed works will preserve the 
historic value of the area for the reasons set out in the assessment section 
below.  Furthermore, conditions have been proposed to mitigate any 
environmental impacts. 

2.13.3 The submitted Design and Access statement states that: “It is not 
considered that the Link Road will have any potential effect on the wider 
Conservation Area, due to its location and relative containment within the 
Viewforth site”.  Its existence will be detrimental by directing increased 
traffic through it.  Increased traffic will result in alteration to light controlled 
or beacon crossing on Snowdon Place and this is contrary to the historic 
environment and street scape. 

2.13.4 Response:  It is considered that the proposed works will preserve the 
Conservation Area for the reasons set out in the Assessment section 
below.  Road crossings can be designed to preserve historic environments. 

2.13.5 Increasing the traffic at Snowdon Place will jeopardise road safety and 
safer routes to school. 

2.13.6 Response:  The traffic lights at Snowdon Place will remain, ensuring that 
the safety measures for crossing and safer routes to school will not be 
altered by these proposals. 

2.13.7 The aim should be to make it easier for people to use alternative methods 
of transport, not increase and make it easier to drive.  This is contrary to 
the need to improve public health. 

2.13.8 Response: The purpose of the road is to provide improved active travel in 
the city centre.  In addition, the proposals involve pedestrian links as well 
as cycle routes to encourage use away from vehicles. 

2.13.9 The construction of this road will make it easier for car users to drive 
through Stirling and not encourage use of the Park and Ride facilities, 
trains, buses and healthy modes of transport. 

2.13.10 Response:  The construction of this road is with a view to enabling active 
travel and public realm options within the city centre and along Dumbarton 
Road.  This road is to be part of a network of high quality cycling and 
walking infrastructure in the city centre to improve accessibility, 
connectivity and permeability across the city. 

2.13.11 This new road will inevitably result in the loss of important trees along the 
route, which are protected trees, by virtue of a blanket Tree Preservation 
Order, through their position within the Conservation Area. 

 



2.13.12 Response:  The trees are not protected by a Tree Preservation Order, 
they are however protected by virtue of being located in the Conservation 
Area designation.  It is acknowledged that there is substantial tree loss 
within the Conservation Area.  However, in considering the quality of the 
trees, the health of the most visible trees to be removed and the contained 
nature of the site within the Conservation Area, it is considered that 
removal of the trees will have a contained local impact which will not 
significantly impact on the wider Conservation Area.  Furthermore the local 
impact will be offset by providing opportunities to enhance the setting of the 
wider Kings Park Conservation Area through new planting proposals. 

2.13.13 The proposed new road is not within the Plan and contrary to Adopted 
Stirling Council Local Development Plan policies, namely: Primary Policy 7: 
The Historic Environment, Policy 3.1, which seeks to ensure that 
development should aim to reduce travel demands and ensure that 
demands are met in a manner, which ensures a safe and realistic choice of 
access through walking, cycling, public transport and motor vehicles.  The 
proposals could easily just involve a bus/cycle only through route, which 
would not encourage private car use.  

2.13.14 Response: The Link Road was originally identified by Stirling Council’s 
Local Transport Strategy in 2006 to provide increased route choice for 
traffic and thus relieving traffic congestion in the local area.  Provision for 
the link road has been included consistently in transport policy since 2006 
then appearing in the City Transport Plan in 2013/14 and 2015/16, which 
was first published in June 2013.  The Stirling Council Local Development 
Plan 2014 included the Viewforth Link Road and this has evolved with the 
adoption of the Stirling Council Local Development Plan October 2018, 
which safeguards the land for infrastructure. 

2.13.15 The submitted Noise Impact Assessment is considered to be wholly 
inadequate, as it fails to even monitor or model the impacts on Snowdon 
Place.  The candidate Noise Management Areas and selected noise 
monitoring locations are not clear.  It would appear only those areas that 
would benefit from the new road have been identified and not the areas 
that would be adversely affected.  The application would appear to offer no 
mitigation for Snowdon Place. 

2.13.16 Response:  Stirling Council Environmental Health Service was consulted 
on the application and has offered no objections subject to the conditions 
set out at Appendix 1 to this report.  These conditions set out clear decibel 
levels that noise arising from the construction works, associated with the 
development should not exceed.  Furthermore, there is a requirement to 
submit a Construction Environmental Management Plan which is to include 
details of all mitigation measures required to achieve the agreed decibel 
levels. 

2.13.17 Figures in the planning application submissions appear to show that traffic 
will increase by five thousand vehicles a day in the Kings Park.  
Furthermore, the Transport Assessment seems to show a predicted fifty 
eight percent increase in junction exits at Snowdon Place, a sixty eight 
percent reduction at Albert Place and a fifty five percent reduction at Port 
Street, which shows a disproportionate detrimental effect on Snowdon 
Place. 

 



2.13.18 Response: It is anticipated that some vehicles will be displaced, but not 
increase the overall number visiting Stirling.  The figure of five thousand 
vehicles a day within the Kings Park is not quoted within the submitted 
reports. 

2.13.19 This new road will directly result in increased traffic noise, pollution from 
vehicle emission, disturbance to residents along its route including noxious 
gases.  The Noise Report has failed to monitor the base line effect of noise 
levels along Snowdon Place, Drummond Place and Victoria Place.  Noise 
monitoring at Langgarth shows a potential eight decibel increase in noise, 
being double what the report refers to as an acceptable increase.  The Air 
Quality Assessment summary concludes that of the receptors, eight 
hundred and sixty will show an improvement, whereas one thousand three 
hundred and forty-seven will show a deterioration and this is a theme 
throughout the report.  Deterioration in the most affected areas in Kings 
Park is almost double the improvement in other areas. 

2.13.20 Response:  Stirling Council Environmental Health Service was consulted 
on the application and has offered no objections subject to the Conditions 
set out at Appendix 1 to this report.  These Conditions set out clear decibel 
levels that noise arising from the construction works, associated with the 
development should not exceed.  Furthermore, there is a requirement to 
submit a Construction Environmental Management Plan which is to include 
details of all mitigation measures required to achieve the agreed decibel 
levels. 

2.13.21 The submitted reports appear to ignore the air and noise pollution that this 
proposed road will bring to Snowdon Place, Drummond Place and Victoria 
Place, adversely affecting the health of local residents in these areas.  The 
submitted noise report fails to monitor or model the impacts on Snowdon 
Place.  The Candidate Noise Management Areas and selected noise 
monitoring locations appear to have been identified with a view to include 
only those areas that will benefit from the proposed road and not the areas 
that will be adversely affected.  The planning application appears to 
provide no mitigation in respect of Snowdon Place. 

2.13.22 Response:  Conditions form part of this recommendation of approval to 
ensure mitigation is put in place to mitigate air and noise pollution.  A noise 
and vibration monitoring exercise carried out in 2015 was used to model 
the noise impact of the construction and future operation of the new road. 

2.13.23 The main traffic congestion is caused by the parking barriers within the 
Thistles centre car park.  The removal of the barriers and replacement with 
“pay and display” bays would immediately stop the queuing of cars trying to 
get into the multi storey car park.  This proposal, taking shoppers away 
from the town centre will not improve economic growth of the city. 

2.13.24 Response:  This project is with a view to reducing vehicular use in the 
town centre, by providing a diversionary route, which in turn will assist with 
traffic flows in and around the city centre to the key car parking areas, with 
a view to enhancing the city centre economy. 

2.13.25 This road will likely diminish the residential land value and development 
potential of the Viewforth site, both in terms of land take/reduced area for 
development and the reduced amenity of having this new road running 
through the site.  Stirling Council has a duty to demonstrate best value.  

2.13.26 Response:  Loss of value is not a material planning consideration.  



Local Development Plan 

2.14. 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: 

2.14.1. Primary Policy 1: Place making. 

2.14.2. Policy 1.1: Site Planning of Policy.  

2.14.3. Policy 1.3: Green Infrastructure and Open Space. 

2.14.4. Primary Policy 7: Historic Environment. 

2.14.5. Policy 7.2: Development within Conservation Areas. 

2.14.6. Policy 7.3: Development affecting Listed Buildings. 

2.14.7. Policy 8.1: Biodiversity Duty. 

2.14.8. Policy 10.1: Development Impact Upon Trees and Hedgerows. 

2.14.9. IPT06: Land Safeguarded for Infrastructure: A route between St Ninians 
Road and A9 Burghmuir.  

Other Planning Policy 

2.15. Supplementary Guidance 8 (non statutory):  Viewforth Masterplan. 

Assessment 

2.16. Full Planning Permission is sought for the construction of a new link road between 
St Ninians Road, to the Burghmuir Road (A9) and through the Viewforth site.  The 
objectives of the scheme are to reduce traffic congestion that negatively impacts 
on historic streets, along Dumbarton Road and Port Street, enhance tourist and 
retail uses within the city centre,; increase levels of accessibility for all road users; 
improve air quality and reduce noise levels in the city centre; increase levels of 
safety and security within and around the city centre; complete the road network; 
and enable successful development of the wider Viewforth masterplan area.  This 
road is to be part of a network of high quality cycling and walking infrastructure in 
the city centre to improve accessibility, connectivity and permeability across the 
city. 

2.17. The road has been subject to public consultation dating back as far as 2006 with it 
being identified in the City Transport Strategy of 2006; the City Transport plan of 
2013/14-2015/16; the Local Development Plan of 2014 and both the Local 
Transport Strategy 1 (2006-2014) and Local Transport Strategy 2 (2017-2027).  
The proposal has therefore been a cornerstone of both Local Transport Strategy 
and Local Development Plan policy for a considerable period of time.  As the 
roads route corridor is safeguarded for infrastructure purposes within the Adopted 
Stirling Council Local Development Plan October 2018, policy IPT06, the principle 
of a road at this location is therefore accepted by the Local Development Plan 
policy. 

 

 

 



2.18. Part of the Council’s headquarters were demolished in 2014 and the site left as 
open space ready for future development proposals, as part of the Viewforth 
Complex masterplan area.  The proposed development Masterplan for the site, as 
set out in Stirling Council’s Local Development Plan 2014 Policy Supplementary 
Guidance 08 (non statutory) incorporated the road alignment and the design 
strategy and its principles are material considerations for this application.  

2.19. In order to assess this application, careful attention has been paid to the policy 
context set out above, in particular the following elements: aesthetics and the 
design rationale; the environmental effects and sustainability; effect on the natural 
and built heritage; proposed appearance; construction methods and the views and 
feedback from stakeholders, contributors and consultees. 

2.20. The non-statutory supplementary Guidance 8:  Viewforth Masterplan, which seeks 
to guide future development within the Viewforth site has identified the following 
key features/design principles specific to the link road.  It identifies that the 
Viewforth site straddles the wooded escarpment referred to above within the site 
description part of this report, where within this landscape framework there is a 
need to retain and enhance the existing tree belt (Green Corridor).  It is 
considered that the proposals have sought to achieve this as described at para 
2.27 below.  Furthermore, the proposals seek to use the existing accesses, with 
the new road using the improved Snowdon Place access and then winding down 
to the Linden Avenue roundabout.  The road accommodates the escarpment, has 
been designed to respect this feature, whilst still achieving the required design 
gradients.  In accordance with this masterplan, enhancement of the existing 
landscape through the proposed landscaping and tree planting proposals can be 
achieved and these requirements form part of the conditions.  The road alignment 
also establishes that development proposals within the site should seek to re-
establish the setting of Langgarth House and this has been achieved as described 
at paragraph 2.26 of this report.  A key aim of this plan is to enhance the Green 
Network and to improve access for pedestrians and cyclists.  In this respect it is 
considered that the proposed design layout and planting and landscaping works 
will add value to the site and the new road provides for segregated pedestrian and 
cyclist access both downhill and uphill. 

2.21. The proposals have been significantly influenced by the topography of the site.  
The gradient proposed seeks to accommodate safe cycle and pedestrian use and 
in addition includes rest areas for pedestrians and cyclists.  Cyclists will be able to 
safely access the segregated cycle path via dropped kerbs from the main road 
network.  Once on the segregated path, it will lead up to Snowdon Place and to a 
widened pavement immediately adjacent to Langgarth Lodge House where 
cyclists can use a traffic island to safely cross the road with the traffic lights and 
cycle up Snowdon Place.  Should cyclists wish to head south along St Ninians 
Road, they can cross the new road safely using a new traffic island and then onto 
a smaller section of segregated cycle route leading round to St Ninians Road.  A 
similar arrangement is found at the opposite end where the cycle route will 
connect with the public path, which heads south along St Ninians road on its 
western side.  The applicants will be working with funding agencies and further 
consulting with the communities on detailed designs for cycle and pedestrian 
access at both junctions.  This will ensure safe and reliable onward travel and 
connections to the wider transport network for pedestrians and cyclists under the 
City Centre South programme.  These designs are to be subject of independent 
Road Safety Assessments before being constructed. 

 



2.22. With respect to the listed buildings, it is considered that the positioning of the road 
limits adverse impact to the setting of these buildings.  The road is set some 
distance away from Old Viewforth and Langgarth House is addressed below.  The 
road would be situated at a lower level than Langgarth House with planting on the 
embankment.  This provides a defined setting for the listed building.  The new 
road, as it approaches Langgarth lodge, will follow the existing road layout.  While 
the new road will be wider than the existing road, the impact on the lodge can still 
be described as neutral by virtue of its location.  

2.23. The proposed road will directly affect the entrance onto St Ninians Road at that 
part of the Kings Park Conservation Area.  The proposed road will largely impact 
on the Conservation Area within the Viewforth site itself.  The Viewforth site is 
enveloped by a substantial stonewall, which together with the townscape of the 
Kings Park Area, visually separates the Viewforth site from the wider Conservation 
Area.  The proposals involve removal of twenty five metres of the stone wall which 
will partially open the Viewforth site to visibility into and from the Conservation 
Area.  Beyond the impact at the junction between the Viewforth site and St 
Ninian’s Road the proposed road will have a neutral impact on the wider 
Conservation Area. 

2.24. The trees are not protected by a Tree Preservation Order.  They are however 
protected by virtue of being located in the Conservation Area. Designation of the 
trees being removed are as follows; seven are category A, twenty-three are 
category B, six are category C trees and two are category U trees.  Within the 
Conservation Area twenty-eight trees are affected by development and these 
include five category A trees, fifteen category B trees, six category C trees and 
two category U trees to be removed.  It is acknowledged that the most significant 
number of trees being lost are within the Conservation Area.  The loss of these 
trees will be partially visually evident from St Ninians Road Junction and Snowdon 
Place Junction, although this view is currently restricted by the boundary wall and 
Langgarth Lodge.  The visually most significant trees proposed for removal are 
two mature beach trees, both are category C trees.  One is bare and exposed and 
the other has top dieback and signs of changes to ground levels. 

2.25. It is acknowledged that there is substantial tree loss within the Conservation Area.  
However, in considering the quality of the trees, the health of the most visible trees 
to be removed and the contained nature of the site within the Conservation Area it 
is considered that removal of the trees will have a contained local impact, which 
will not significantly impact on the wider Conservation Area.  Furthermore, the 
local impact will be offset by providing opportunities to enhance the setting of the 
wider Kings Park Conservation Area through new planting proposals.  These trees 
will have a role to contribute to enhancing the local biodiversity, however, a 
substantial area of green corridor and tree coverage remains in the locality, 
including along Burghmuir Road and within the Conservation Area.  Furthermore, 
the impact is being mitigated by proposed conditions to plant new vegetation with 
a view to enhancing the area and its biodiversity value.  

2.26. The proposed road alignment is considered to respect the existing site features 
such as the three listed buildings, the boundaries immediately adjacent and close 
to the route, the Burghmuir embankment and the site topography.  The new road 
as it approaches Langgarth Lodge will follow the existing road layout.  While the 
new road is much wider, the impact on the lodge can still be described as neutral 
in accordance with Policy 7.3.  The road as it passes Langgarth House, drops 
down to sit below this property, forming a steep embankment which forms a 
separation from this listed building.  As the replanting of the embankment is 
proposed, it can be argued that this will provide an improved setting for the listed 
building, since it will be more defined, as the property is viewed from the west.  



Due to the roads distance from Old Viewforth it is considered that this buildings 
setting will be preserved in accordance with Policy 7.3. 

2.27. The proposed road is to cut through the green woodland corridor at its northern 
extent that runs from the former Royal Infirmary to the Burghmuir roundabout.  
Policy 1.3 of the Adopted plan sets out that proposals adjacent to or encroaching 
upon green corridors should maintain or enhance functionality and connectivity.  
Due to the location of the proposed road at the northern extent of the corridor, the 
role within the landscape would continue.  Connectivity along the green corridor is 
mostly retained, indeed there are wider active travel access benefits gained by the 
through cycling and pedestrian connectivity directly from Burghmuir Road to St 
Ninian’s Road along an adopted standard route with open surveillance.  

2.28. The submitted statements set out the impacts upon the natural environment.  The 
application site does not contain any statutorily designated landscape and natural 
heritage sites, although it does provide typical habitat suitable for European 
protected species, such as bats, which have been identified within the reports.  
Surveys undertaken to support the planning application have identified the 
presence of bats as European Protected Species.  With regard to protected 
species, these would be the subject of further surveys and mitigation measures 
that would form part of an Environmental Management Plan (EMP) that is 
conditioned as part of this recommendation.  Subject to these conditions, the 
works are considered to accord with Policy 8.1 of the Adopted Stirling Council 
Local Development Plan.  The impacts on the natural heritage are being mitigated 
by means of conditions such that there will be no long-term negative impact upon 
the natural heritage within the locale.  

2.29. The land was safeguarded for the purpose of providing the link road within the 
adopted Development Plan after careful consideration of environmental, 
topographical and accessibility issues.  The land was also subject to Strategic 
Environmental Assessment (SEA).  This application provides the opportunity for 
greater accessibility from areas surrounding and there is the opportunity for public 
transport to run along the proposed new route, providing a shorter journey time for 
all modes of transport, including walking and cycling around and towards the city.  

2.30. An Air Quality Assessment has been carried out, which modelled the impacts on 
all sensitive receptors within a 1 kilometre radius of the proposed development.  
Subject to the conditions it has been concluded that the proposals will not have a 
significant impact on people and the environment that they live in.  Mitigation can 
be achieved by the effective updated implementation of a Construction 
Environment Management Plan (CEMP).  This will incorporate appropriate 
measures for the management and control of fugitive dust emissions, site plant 
emissions and construction traffic emissions.  The local air quality impacts would 
be limited to the immediate surrounding area and these impacts are considered to 
comply with national and local policy for air quality. 

2.31. With regard to noise, the submitted Noise Assessment has been considered.  A 
noise and vibration monitoring exercise carried out in 2015 was used to model the 
noise impact of the construction and future operation of the new road.  
Construction was identified as a potential noise source and detailed mitigation of 
any impacts will also be addressed within the Construction Environmental 
Management Plan.  Details of the proposed conditions to ensure noise levels are 
not breached in the construction phase are set out at Appendix 1 to this report.  

2.32. This planning application requires to be considered on its own merits.  It is 
pertinent that the rationale is set within a wider strategy to improve active travel 
within the city centre and the surrounding transportation network.  This wider 
strategy includes a range of strategic interventions outlines within the Council’s 



Local Transport Strategy and Local Development Plan, which once implemented 
will bring economic benefits on a local and regional scale.  The Viewforth Link 
Road is an essential component of the overarching delivery package, which will 
provide benefits to the city centre and the communities south of the city centre.  
This new road will redirect local traffic to the Viewforth Link Road, enabling 
environmental and public realm improvements for walking and cycling as 
described above, particularly within the city centre.  Evidence from across the 
country shows that such improvements result in economic uplift in retail and 
business areas and add to tourism amenity value.  The wider City Centre South 
programme to be developed with the local communities, will support and 
encourage neighbourhood and commuting active travel.  The Roads Authority has 
commissioned independent advice.  The consultants’ conclusions highlight the 
interdependency of the Viewforth Link Road with the wider transportation 
improvements and the wider benefits that this will provide.  The consultants have 
suggested a range of measures to ensure that these benefits are best secured.  
As mentioned above, planning regulations require that planning applications be 
considered on their own merits and it is not possible for the wider measures to 
form part of these proposals.  However, it is extremely pertinent that the Viewforth 
Link Road is seen in the context of the wider improvements of which it is an 
important component.  

2.33. In considering these proposals and the difficulties of dealing with the above 
mentioned interdependencies, it is highly significant that the Viewforth Link Road 
is identified in the adopted Local Development Plan under land safeguarded for 
infrastructure: ITP06:  A route between St Ninians Road and A9 Burghmuir 
(Viewforth Link Road). 

2.34. The construction of this link road through the Viewforth site will complete Stirling’s 
Strategic Road Network, enabling traffic reductions on Dumbarton Road and Port 
Street, improving pedestrian priority and reducing visual dominance of vehicles as 
well as noise and air pollution in the city centre.  This is vital to the forthcoming 
delivery of the Councils City Regional Deal Project, named Walk, Cycle Live 
Stirling, which will provide strategic walking and cycling routes to the key higher 
education establishments in the city.  The proposed road will also help to 
redistribute traffic to the south of the city centre, maintaining and improving access 
both to the city centre and helping to relieve the Craigs roundabout, with a new 
pedestrian and cycle route and the necessary junction improvements at each end 
of the link road improving links between those communities and the facilities.  

2.35. Once the road is completed, the key planting proposals will enhance the amenity 
of the site.  Most of the embankment that exists will be retained, with the biggest 
impact resulting from the necessary tree removal and the provision of cutting and 
embankment to ensure the road is satisfactorily graded in view of the change in 
levels.  

2.36. The link road has been designed to achieve the master plan objectives in 
accordance with adopted policy and with appropriate regard to its location within 
the Kings Park Conservation Area and green corridor meeting with master plan 
aspirations.  Scottish Planning Policy emphasises the importance of sustainable 
economic growth and this is reinforced by the adopted Local 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. 

Fairer Scotland Duty 

3.2. This section is not applicable. 

Sustainability and Environmental 

3.3. An Environmental Impact Assessment is not required.  

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 19/00037/FUL.  View Application   

4.2. List of determining plans: 

Stirling Council Plan No. Name Ref on Plan 
 

01 Location Plan  
 

02 Details 70048061-100-002   P03 
 

03 Details 70048061-100-003   P03 
 

04 Sections 70048061-100-004   P03 
 

05 Sections 70048061-100-005   P03 
 

06 Sections 70048061-100-006   P03 
 

07 Sections 70048061-100-007   P03 
 

08 Details 70048061-100-008   P01 
 

09 Details 70048061-100-009   P01 
 

10 Details 70048061-1300-001   P03 
 

11 Details 70048061-1700-001   P03 
 

12 Landscaping 70048061-200-001   P03 
 

13 Landscaping 70048061-3000-001   P03 
 

14 Landscaping 70048061-3000-002   P03 
 

15 Landscaping 70048061-3000-003   P03 
 

16 Details 70048061-500-001   P03 
 

17 Details 70048061-500-002   P03 
 

18 Details 70048061-500-003   P03 
 

 



5. Appendices 

5.1. Appendix 1 – Conditions and Reasons. 
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APPENDIX 1 

 

CONSTRUCTION OF A NEW ROAD INCLUDING A PEDESTRIAN AND CYCLE ROUTE 
INVOLVING ENGINEERING AND LANDSCAPING WORKS AT LAND EAST OF 

VIEWFORTH, BURGHMUIR ROAD, STIRLING - STIRLING COUNCIL - 19/00037/FUL 

 

Approve, subject to the following conditions 

1. Construction Traffic Management Plan:  Prior to the commencement of 
development on site, the following is to be submitted for the written approval of the 
Planning Authority: A Construction Traffic Management Plan.  The CTMP should set 
out: anticipated volume of construction traffic in particular Heavy Goods Vehicles 
(HGVs), the anticipated routing of vehicles and measures to mitigate impacts.  A 
strategy for the ongoing monitoring, revision and updating of the CTMP should also 
be identified to ensure the Plan takes cognisance of changes during construction.  

 
2. Road Safety Audits:  Prior to works commencing on site, Road Safety Audits (Stage 

1-4) are to be submitted for the written approval of the Planning Authority.  These are 
to be in accordance with the Design Manual for Roads and Bridges GG119. 
 

3. Active Travel Measures:  Prior to the new link road becoming operational, a 
programme setting out clear targets/dates for the implementation of the active travel 
measures identified in the Transport Assessment Addendum are to be submitted for 
the written approval of the Planning Authority. 

 
4. Construction Noise:  Unless otherwise authorised in writing by the Planning 

Authority, noise arising from construction works associated with this development 
shall not exceed the following limits as calculated or measured at the curtilage of any 
noise sensitive property:  
‐ Monday to Friday 7am to 7pm 65 Db LAeq  1 hour 
‐ Monday to Friday 7pm to 10pm 55Db LAeq  1 hour 
‐ Saturdays 8am to 1pm                  65 Db LAeq  1 hour 
‐ Saturdays 1pm to 7pm                  55Db LAeq  1 hour 
‐ At all other times and including Easter and Christmas/New Year public holidays, 

there shall be no construction activities. 
 

5. Updated Operational Noise Assessment:  Prior to works commencing on site, an 
updated Operational Noise Assessment in accordance with the requirements set out 
within the Design Manual for Roads and Bridges Volume 11: Environmental 
Assessment, Section 3: Environmental Assessment Techniques: Part 7:HD 213/11- 
Revision 1: Noise and vibration is to be submitted for the written approval of the 
Planning Authority and is to include consideration of a wide range of options for 
mitigation of the scheme noise impacts, the rationale for preferred mitigation options 
and demonstrates compliance with local and national policies for noise.  Once 
approved this is to be fully implemented as part of the works. 

 
6. Updated Construction Environmental Management Plan (Emissions):  Prior to 

works commencing on site, an updated Construction Environmental Management 
Plan, which incorporates measures for the management and control of fugitive dust 



emissions, site plant emissions and construction traffic emissions, including 
mitigation measures is to be submitted for the written approval of the Planning 
Authority.  Once approved this is to be fully implemented as part of the works. 
 

7. New Planting:  Prior to the commencement of development on site, details of all new 
tree planting proposals, including woodland tree planting and hedgerows shall be 
annotated on a planting plan at 1:500 scale, including the planting schedule and 
specification.  This plan will clearly detail the ground preparation, species, nursery 
stock, size and density of planting required and areas of grass seed/turf shall be 
approved in writing by the Planning Authority.  The detailed planting plans shall 
include plant numbers and spacings, planting details, specification and a 
maintenance/management schedule for all areas (including any replacement planting 
for three years).  The tree planting details shall include a mulch of one metre 
diameter weed free area around the base of the trees in grass.  Furthermore these 
drawings shall include the proposed grass seeding, wildflower and bulb planting 
areas. 
 

8. Updated Tree Protection Plan:  No development shall take place until updated 
details of trees shrubs and hedgerows to be removed and to be retained, tree 
protection measures, soil stripping, storage and re spreading procedures have been 
submitted to the Planning Authority by a qualified Aboriculturist and approved in 
writing.  This is to include a full Construction Method Statement, include detailed 
consideration of all construction operations, including vehicle movement, the 
proposed location for storing building materials and the location of scaffolding all out 
with the Construction Exclusion Zone (CEZ) fence/Root Protection Area (RPA) of the 
trees on site. 

 
9. Check Installation of Tree Protection Fence:  Prior to works commencing on site, 

the installation of the tree protection fence is to be checked by a fully qualified 
Aboriculturist and the findings reported to the Planning Authority for written approval 
in accordance with BS:5837:Trees. 

 
10. Project Aboriculturist Attendance Schedule:  Prior to works commencing on site, 

a schedule of attendance by the project Arboriculturalist will be required to be 
submitted and agreed in writing by the Planning Authority.  This will require to show 
frequency of site progress meetings to provide advice on construction in the vicinity 
of trees and monitor site works in relation to trees in particular: setting out, 
excavations (cut and fill), services, and drainage with finding reported back to the 
Planning Authority for written approval. 
 

11. Tree Management Plan:  Upon completion, a Tree Management Plan is required to 
be prepared by a qualified Arboriculturalist to assess and clearly establish the 
potential future hazards posed by the large mature trees and is to be submitted to the 
Planning Authority for written approval.  This plan shall reduce the hazard by pruning 
the crowns of potentially dangerous and significantly weak tree parts that occur within 
the proximity to the development and is to include detail of trees that require felling, 
remedial work (e.g. crown deadwood), depending on the nature of the target, 
sufficient to safeguard the retained trees. 

 
12. Updated Habitat Survey (A Phase One Survey):  Prior to works commencing on 

site, an up to date Phase One Habitat Survey is to be carried out which clearly 



identifies any areas of particularly valuable habitat and outlines how these will be 
preserved.  This should include the identification of any groundwater dependent 
terrestrial ecosystems and how any areas rich in native ground flora would be 
retained. 
 

13. Updated Nature Surveys:  Prior to works commencing on site, the following surveys 
are to be updated and submitted for the written approval of the Planning Authority: a 
Badger Survey, Red Squirrel Survey, a Bat Survey of all trees affected, a Nesting 
Birds Survey, carried out along with the Bat Survey. 
 

14. Biodiversity Mitigation and Enhancement Plan: Prior to works commencing on 
site, a biodiversity report and plan detailing the mitigation of impacts and the 
opportunities for enhancing the biodiversity value of the site is to be submitted and 
agreed in writing by the Planning Authority. 

 
15. Contaminated Land Investigation:  Prior to commencement of any site works, a 

comprehensive contaminated land investigation shall be submitted to and approved 
by the Planning Authority in writing.  The investigation shall be completed in 
accordance with a recognised code of practice such as British Standards Institution  ' 
The investigation of potentially contaminated sites - Code of Practice  (BS 
10175:2001)'.  The report must include a site specific risk assessment of all relevant 
pollutant linkages, as required in Scottish Executive Planning Advice Note 33. 

 
16. Detailed Remediation Strategy:  Where the risks assessment identifies any 

unacceptable risk or risks as defined under Part IIA of the Environmental Protection 
Act 1990, a detailed remediation strategy shall be submitted to the Planning Authority 
for approval.  No works, other than investigative works, shall be carried out on the 
site prior to receipt of written approval of the remediation strategy by the Planning 
Authority. 

 
17. Remediation:  Remediation of the site shall be carried out in accordance with the 

approved remediation plan.  Any amendments to the approved remediation plan shall 
not be implemented unless approved in writing by the Planning Authority. 

 
18. Confirmation Work Carried Out:  On completion of the remediation works and prior 

to the site being occupied, the developer shall submit a report to the Planning 
Authority confirming the works have been carried out in accordance with the 
remediation plan. 
 

19. Unsuspected Contamination: The presence of any previously unsuspected or 
unencountered contamination that becomes evident during the development of the 
site shall be brought to the attention of the Planning Authority within one week.  At 
this stage, a comprehensive contaminated land investigation shall be carried out if 
requested by the Planning Authority. 

 
20. Finishing Materials And Feature Gables:  Prior to the commencement of the 

development, a scheme of/samples of the materials to be used for the retaining and 
feature walls, including cope design of the development granted consent, shall be 
submitted to, and approved in writing by the Planning Authority before any work 
starts on each phase. 

 



21. Surface Water Drainage and Discharge Rates:  The surface water drainage 
system shall be designed to the requirements and satisfaction of the Planning 
Authority, taking account of the sustainable urban drainage (SUDS) principles and in 
accordance with the guidance given in ‘SUDS for Roads’.  The SUDS strategy will 
include details of measures to be employed during the construction phase of the 
project.  Prior to works commencing on the SUDS proposals, the applicant will submit 
the proposed drainage discharge rates for the written approval of the Planning 
Authority.  These rates shall be retained to Greenfield rates and the drainage strategy 
shall include provision for management of exceedance events within the site. 

 
22. Archaeological Survey:  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 historical research, excavation, post-excavation assessment and analysis, 
publication in an appropriate academic journal and archiving. 
 

Reasons 
 

1. To manage and mitigate the impacts of construction traffic on existing users of the 
transport network. 
 

2. To conform to this industry guidance and deliver safety in design. 
 

3. In order to monitor the impact of the scheme in respect of pedestrian patterns in the 
local area and to ensure the scheme is meeting pedestrian priorities. 
 

4. To ensure noise is satisfactorily mitigated during the construction phase. 
 

5. In order to ensure that noise is restricted and mitigated where necessary. 
 

6. To ensure the impact of this phase of development is satisfactorily mitigated. 
 

7. In order to ensure the new planting proposals preserve and enhance the character of 
the area. 
 

8. In order to protect the trees to be retained. 
 

9. In order to protect the trees to be retained. 
 

10. In order to ensure the protection of the trees to be retained. 
 

11. In order to ensure the long term viability of retained trees. 
 

12. In order to preserve the biodiversity value of the site. 



 
13. In order to preserve the biodiversity value of the site.  

 
14. In order to preserve the biodiversity value of the site and demonstrate enhancement.  

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

 
16. To ensure the proposed remediation plan is suitable. 

 
17. To ensure the remedial works are carried out to the agreed protocol. 

 
18. To provide verification the remediation has been carried out to the Authority's 

satisfaction. 
 

19. To ensure all contamination within the site is dealt with. 
 

20. In order to achieve acceptable forms of external treatment and gable feature designs. 
 

21. In order to ensure the SUDS scheme proposed is designed to the correct standards 
and meets Greenfield run off rates. 
 

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

 

  



Location of Development 
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