
Stirling Council Agenda Item No. 7 

Planning & Regulation Panel 
Date of 
Meeting:  

25 June 2019

Not Exempt 

Erection Of Dwelling House With Attached Garage, 
Shed And Associated Works At Garden Ground Of 
Dumbrock House, Old Mugdock Road, Strathblane -  
Mr & Mrs Paul And Ellen Di Mambro - 19/00009/FUL 

Purpose & Summary 

The application has been referred to the Planning and Regulation Panel on the basis of 
the criterion in the Council’s Scheme of Delegation which requires a Panel referral when 5 
objections or more are received and the recommendation is 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 proposed development subject to the Conditions and Reasons as set
out in Appendix 1 attached to the 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 application site is grassed and slopes downhill from south to north.  There are 
mature trees along the western boundary.  There is a detached house to the north 
of the site (46 Old Mugdock Road) and a detached house to the south of the site 
(Dumbrock House); both houses are situated adjacent to Old Mugdock Road.  The 
proposed access to the site is to be shared with Dumbrock House.  The site has an 
irregular shape.  The frontage of the site with Old Mugdock Road is narrow, with 
the site widening in size and shape towards its western half.  It is within this 
location that the house is proposed. 

The Proposal 

2.2. Erection of dwelling house with attached garage, shed and associated works at 
garden ground of Dumbrock House, Old Mugdock Road, Strathblane. 

Previous History 

2.3. Reference: 17/00073/PPP - Planning permission in principle for single dwelling and 
attached garage on land adjacent to Dumbrock House Garden Ground of 
Dumbrock House, Old Mugdock Road, Strathblane – date of decision was 26 April 
2017.  

Consultations 

Roads Development Control: 

2.4. No objection subject to conditions relating to visibility sightlines, access, waste-
pick-up, and parking provision.  

2.5. The standard for visibility sightlines on a 30 miles per hour road is 2.4 metres by 70 
metres in either direction.  The visibility sightlines can be achieved to the south of 
the proposed access to the south.  To the north, the sightline is blocked over a 
short distance due to a wall outwith the ownership and control of the applicant.  A 
Condition is advised which requires, to the north of the access, all vegetation to be 
removed within the road verge, for a distance of 70 metres from the centre of the 
proposed access.  The removal of vegetation that lies within the applicant’s 
ownership and the road boundary, will provide drivers with an improved visibility 
sightline and make the access more prominent to passing drivers.  The proposed 
improved access, to serve an additional dwelling house, would provide a significant 
improvement to an existing substandard access. 

Bridge & Flood Maintenance: 

2.6. No objection to the application, on the condition that the engineers adhere to and 
further develop the proposed surface water drainage strategy. 

Environmental Health: 

2.7. No reply. 

Representations 

2.8. Eleven representations have been received, including an objection from 
Strathblane Community Council, which are summarised as follows: 

 

 



2.8.1 Old Mugdock Road is an inadequate road to serve the proposed house in 
that there are no footways and street lighting, due to the rural location of 
the site and no opportunity to link into the existing network.  There are no 
bus stops within 400 metres of the site - the nearest is located on the A81 
approximately 900 metres from the site, it is restricted in geometry, 
sightlines and passing places.  The proposal is to use the existing access 
to Dumbrock House, while proposing improvement to sightlines - these 
details are important, as the entrance is at a partial blind corner at one of 
the narrowest points on Old Mugdock Road and adds to the danger to other 
vehicles. 

2.8.2 The surrounding area is a habitat for rare and protected species – bats, 
newts, herons, moorhens, geese, swans, green woodpeckers, common 
woodpeckers, deer, and pine martins; therefore, a detailed survey is 
required. 

2.8.3 Incorrect neighbour notification. 

2.8.4 The proposals for treatment of foul drainage and effect on the watercourse 
that runs into the Punchbowl Dam require to be taken into account. 

2.8.5 Three large houses, stables and a small holding have recently been built in 
Old Mugdock Road and in addition to this current application, there is a 
proposal for another new dwelling house on the banks of the Punch Bowl 
(Planning Application Reference 19/00168/FUL).  There have been two 
new dwellings recently constructed in Moor Road with approval for an 
additional four dwellings.  The proposed house is site cramming and further 
urbanisation would detract from the amenity and attractive setting of the 
locality. 

2.8.6 Inappropriate backland development.  The proposal would erode setting of 
the group of houses adjacent to the site. 

2.8.7 The vertical scale of the proposed house and footprint is larger than was 
approved in the planning permission in principle. 

2.8.8 Overlooking and loss of garden ground privacy and amenity at 46 Old 
Mugdock Road from the large area of glazing and windows on the north 
elevation of the proposed house.  Whilst it is acknowledged that the 
existing trees will be retained and protected, the proposal does not include 
any new screen planting between the proposed house and the boundary 
with 46 Old Mugdock Road.  New planting proposals for screening and 
maintenance are required. 

2.8.9 The proposed house should face the street as advised in Supplementary 
Guidance SG01. 

Local Development Plan 

2.9. 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. 

2.10. Primary Policy 1 – Placemaking. Policy 1.1 Site Planning, Policy 2.11 Houses in 
garden grounds and Policy 10.1 Development impact on trees. 

 



Other Planning Policy 

2.11. Supplementary Guidance (SG12), relating to privacy. 

Assessment 

2.12. The principle of residential development on this site has been established by virtue 
of an extant planning permission in principle for a single dwelling house and 
garage – reference 19/00073/PPP.  The position and orientation of the houses in 
the surrounding area do not follow an established pattern and there is not an 
established pattern of houses directly fronting onto the road.  Condition 3 of the 
permission in principle reference 17/00073/PPP requires that the house is sited in 
a manner that relates to approved site plan.  The reason for this condition was to 
minimise the impact on neighbouring properties.  The footprint on this current 
application shows the proposed house in a similar position to the site plan on the 
planning permission in principle, as required, for the reason set out above with the 
long front and rear elevations being situated at a right angle to the road and the 
short end elevation facing towards the road.  This is a logical approach to 
development of this site given its shape.  The layout of the access, parking and 
house footprint has been designed to correspond to the elongated shape of the 
site and east-west contours, and complies with Local Development Plan Policy 1.1 
Site Planning and Policy 2.11 Houses in Garden Grounds. 

2.13. The proposed design is a combination of building on one and two levels (with 
rooms in the roof), a pitched roof finished in a fibre cement slate, white render 
walls, irregular window arrangements that includes curtain wall glazing – the 
windows are alu-clud which are timber windows with an aluminium finish.  The 
design is a combination of traditional and contemporary design elements.  The 
proposed height from ground to ridge is 9.5 metres.  As the proposed house is to 
be set well back from the public road and adjacent houses, its verticality will not 
affect the setting and amenity of the adjacent houses and will not be imposing on 
the public road.  The scale, form and detailing of the proposed house will integrate 
visually with the houses on two levels in the local area and complies with Local 
Development Plan Policy 1.1 Site Planning and Policy 2.11 Houses in Garden 
Grounds. 

2.14. There is a stream at the rear of the site that runs into the Punchbowl Dam.  There 
are no concerns with flooding.  A condition has been applied to the 
recommendation, which requires the submission and approval of surface water 
drainage details, as advised by the Council’s Flood Officer.  

2.15. There is an existing access to the site, which is adjacent to a blind bend in the Old 
Mugdock Road which blocks forward visibility when turning right into the site.  The 
proposal to widen the access (as shown on the proposed site plan) will allow 
drivers turning right into the site to see oncoming vehicles and so improves road 
safety.  Conditions have been applied to the recommendation relating to the 
visibility sightlines, access, and waste management as advised by Transport 
Development.  The proposed parking is 4 spaces, which complies with the 
Council’s standards.  

2.16. The application is supported with a tree report, which sets out the following: the 
formation of the improved access and new driveway will necessitate the removal of 
3 trees (Scots pine; bird cherry; and Swedish whitebeam).  One further small 
rowan tree will need to be removed to accommodate the new house.  Formation of 
the new driveway will require the use of a no-dig method of construction and 
geocell root protection system to bridge the root zones of retained trees to the 
north and south of the access.  The group of silver birch trees along the western 
boundary are separated from the proposed development area by a small 



watercourse, which will have prevented root growth into the main part of the site.  
No specific precautions are required here, except to protect the watercourse and 
its bank from disturbance during construction operations.  The tree report 
recommends a tree protection plan for the construction works and the driveway 
construction, which has been incorporated into the recommendation.  The 
application complies with Local Development Plan Policy 10.1 Development 
Impact on Trees. 

2.17. The proposal for foul drainage is via a private treatment (bio-disc) as shown on the 
site plan, which will discharge to the adjacent watercourse running through the site, 
which is acceptable.  The design of the private sewage treatment would be 
assessed as part of the application for a building warrant and licence from the 
Scottish Environment Protection Agency (SEPA).  Beyond the initial bell mouth 
access into the site, the driveway and parking area proposed is a permeable 
reinforced gravel surface.  The proposals for roof water is via cellular storage.  A 
condition has been applied which requires details of the surface water treatment to 
be submitted for approval. 

2.18. In relation to the potential for bats, protected birds, protected species and any 
newts within the site, in the event of the application being approved, an advisory 
note would be added to the Decision Notice for the applicant regarding the 
procedures to be undertaken should bats, nesting birds, pine martens and newts 
be found during the construction phase. 

2.19. The proposed house would result in overlooking of a relatively small area of rear 
garden ground at 46 Old Mugdock Road.  The Council’s Supplementary Guidance 
SG12, which covers privacy and overlooking, advises that a new house should be 
suitably orientated and spaced to prevent direct overlooking of areas from 
neighbouring dwellings.  The area of concern at the rear of 46 Old Mugdock Road 
is a wild-grassed area with a seat to enjoy view of the Punchbowl dam.  This wild -
grassed area is located approximately 50 metres from the rear of the house and 
patio at the rear of 46 old Mugdock Road, and beyond the rear garden lawn.  It is 
not considered that glazing from the upper floor bedroom windows on the north 
elevation of the proposed house would result in a significant loss of privacy to 46 
Old Mugdock Road and the application complies with Supplementary Guidance 
SG 12 in relation to privacy and overlooking. 

2.20. The proposals indicate new tree planting along the southern boundary.  A condition 
has been applied which requires proposals for new planting on both the north and 
south boundaries so as to assimilate the approved development into the amenity 
and setting of the houses to the north and south of the site. 

2.21. Neighbour notification has been correctly carried out. 

2.22. In view of the above, the siting and design of the proposed house complies with 
Local Development Plan Primary Policy 1 – Placemaking, Policy 1.1 Site Planning, 
Policy 2.11 Houses in Garden Ground and Policy 10.1 Development Impact on 
Trees. 

 

3 Implication 

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 All relevant consultations have been set out in section 2. 

4 Background Papers 

4.1 Planning Application file 19/00009/FUL.  View Application 

4.2 List of determining plans: 

Stirling Council Plan No. Name Ref on Plan 
 

01 Location Plan 200 
 

03 Site Plan 201 
 

04 Floor Plans 300 
 

05 Floor Plans 310 
 

06 Floor Plans 320 
 

07A Elevations 500 RevB 
 

08 Sections 400 
 

09 Elevations 510 
 

10 Site Plan 202 
 

11 Details 203 
 

 

5 Appendices 

5.1 Appendix 1 – Conditions and Reasons. 
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APPENDIX 1 

 
ERECTION OF DWELLING HOUSE WITH ATTACHED GARAGE, SHED AND 

ASSOCIATED WORKS AT GARDEN GROUND OF DUMBROCK HOUSE, OLD 
MUGDOCK ROAD, STRATHBLANE - MR & MRS PAUL AND ELLEN DI MAMBRO - 

19/00009/FUL 
 
Approve, subject to the following conditions: 

1 Details of Materials:  Samples of the materials to be used for the external walls and 
roof of the development granted permission shall be submitted to, and approved in 
writing by, the Planning Authority before any work starts on site. 

 
2 Access:  Prior to the occupation of the approved house, the existing access shall be 

upgraded to form a bell mouth comprising 6 metre radii, leading to a minimum throat 
width of 5.5 metres.  The bell mouth shall be constructed in tarmacadam and drained 
to ensure no surface water is discharged from it onto the public road. 

 
3 Waste Management Facilities:  Prior to the start of work on site, proposals for the 

location of the bin collection point and design of the bin collection store shall be 
submitted to the Planning Authority and approved in writing.  The approved bin 
collection store shall be implemented prior to the occupation of the approved house.  
The developer will be required to provide the new house with the necessary recycling 
and waste management facilities to serve the development in accordance with the 
Council's Waste Service requirements and as specified in the Supplementary 
Guidance on Waste Management Requirements for Development Sites. 

 
4 Tree Protection Plan:  The tree protection plan in part 8 of the applicant's tree 

survey and arboricultural constraints report dated 4 July 2018 shall be implemented 
prior to the commencement of foundation works on the approved house. 

 
5 Landscaping:  Prior to start of building operations, proposals for new tree planting 

along the north and south boundaries of the site and proposals for new boundary 
treatment shall be submitted to the Planning Authority and approved in writing.  The 
approved planting shall be carried out within the first planting season following the 
occupation of the approved house. 

 
6 Surface Water Drainage:  Prior to the start of building operations, details of the 

proposals for the discharge of all roof and surface water within the application site 
and a phasing plan for implementation shall be submitted to the Planning Authority 
and approved in writing. 

 
7 Comprehensive 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 10175:2011)".  The report must include a site specific risk assessment 
of all relevant pollutant linkages, as required in Scottish Executive Planning Advice 
Note 33. 

 
  



8 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. 

 
9 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. 

 
10 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. 

 
11 Unsuspected or Unencountered 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. 

 
12 Visibility Sightlines:  Visibility, to the south of the access, shall be provided and 

maintained by forming visibility splays of 2.4m x 70m to the south of the access from 
the centre of the proposed access, within which there should be no obstruction to 
visibility more than 1.05m above carriageway level.  To the north of the access all 
vegetation within the road verge, for a distance of 70m from the centre of the 
proposed access, shall be removed. 

 
 
Reasons: 
 
1 To ensure an acceptable form of external treatment. 
 
2 To ensure that the access geometry is implemented at an appropriate timescale to 

facilitate road safety. 
 
3 To ensure that adequate waste management facilities are provided in accordance with 

the Council's standards. 
 
4 To ensure the protection, retention and long term viability of existing trees which 

contribute to the amenity of the proposed development and the surrounding area and 
to ensure that no unnecessary damage is caused to existing trees, shrubs and other 
vegetation, as a result of the proposed development operations. 

 
5 The proposed development and its location is such that landscaping is necessary to 

enable it to fit in with its surroundings, enhance the locality and the quality of the 
development itself for those using it and those affected by it. 

 
6 To ensure that adequate and timeous drainage arrangements are undertaken. 
 
7 To ensure potential risks arising from previous site uses have been fully assessed. 
 
8 To ensure the proposed remediation plan is suitable. 
 



9 To ensure the remedial works are carried out to the agreed protocol. 
 
10 To provide verification the remediation has been carried out to the Authority's 

satisfaction. 
 
11 To ensure all contamination within the site is dealt with. 
 
12 To ensure that the visibility sightlines at the site access are designed to facilitate road 

safety. 
  



Location of Development 
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