
Stirling Council Agenda Item No. 6 

Planning & Regulation Panel
Date of 
Meeting:  

3 September 2019

Not Exempt 

Application Under Section 42 Of The Town & Country 
Planning (Scotland) Act 1997 To Vary Condition 1 Of 
Planning Permission 14/00793/FUL In Regards 
Extending Operating Hours To 07:00 - 21:00 At 
Edenmill Farm, Blanefield, G63 9AX - Mr Mark Gibson 
- 19/00318/FUL - Hearing.

Purpose & Summary 

The application has been referred to the Planning and Regulation Panel on the basis of 
the criterion in the Council’s Planning 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.   

Strathblane Community Council have requested a Hearing. 

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 located in the rural area along a private access road with 
access taken via an existing road junction formed directly off the west side of the 
A809 Glasgow-Drymen Road adjacent to Low Auchengillan.  The access road is 
single track in nature, approximately 4 metres in width, with occasional passing 
places along its length, serving Edenmill Farm plus a cluster of rural properties 
including the Burncrooks Water Treatment Works.  The property at Edenmill is 
used for the associated farmers market, periodic food festivals, horticultural 
services, and sale of Christmas trees.  The existing café is located within a larger 
detached farm style building at Edenmill.  The café is allied to the farm shop.  

2.2. The site is located within the Green Belt and a Local Landscape Area as 
designated in the Local Development Plan 2018.   

The Proposal 

2.3. The proposal is for an application Section 42 of the Town & Country Planning 
(Scotland) Act 1997 to vary Condition 1 of planning permission 14/00793/FUL in 
regards to extending operating hours to 07:00 - 21:00.  Condition 1 approved 
operating hours from 08:00 hours to 18:00 hours.  The applicant has advised that 
the reason for the change in operating hours is due to the recent opening of the 
bunk house/accommodation and walkers and business people require breakfast 
and evening meals due to the remote location.  Walkers and business people leave 
early in the morning and arrive at the bunk house late in the evening, hence a 
07:00 hours till a 21:00 hours service is proposed. 

Previous History 

2.4. 14/00493/FUL Full planning permission:  Change of use from agricultural storage to 
café and associated uses Edenmill Farm Blanefield G63 9AX.  This permission was 
approved subject to conditions relating to a restriction of operating hours from, 
08:00 hours to 18:00 hours junction improvements and an upgrade of the access 
track. 

2.5. 15/00656/FUL Full planning permission for change of use of first floor premises 
from storage to bunk house with additional windows added to the external facade, 
and change in use of ground floor premises from storage to kids play barn, and 
proposed lighting for the car park at Edenmill Farm.  

Consultations 

Service Manager (Environmental Health): 

2.6. No comments. 

Roads Development Control:   

2.7. No objection.  Condition 2 of the previous planning permission for a change of use 
from agricultural storage to café and associated uses Edenmill Farm requires 
junction improvements and condition 3 requires an upgrade of the access track.  
With the exception of bollards at the junction of the private road with the A809, 
these works have been completed.  A condition which continues to require the 
complete set of bollards to be installed is advised. 

 



 

Representations 

2.8. Eight representations have been received (seven of which are objections and one a 
comment).  These are summarised as follows: 

2.8.1. The original justification for the bunk house was to support walkers on the 
John Muir Way and the bunk house was fitted with a kitchen which is what 
walkers would expect to have and not a café on site preparing meals. 

2.8.2. Disturbance to residential neighbours from increased traffic and noise from 
extended café hours. 

2.8.3. Lighting from car park, which is required for health and safety. 

2.8.4. The planning application does not include a large unapproved outdoor 
seating area equal in size to the indoor seating café area. 

2.8.5. History of noise and light pollution at the Edenmill development. 

2.8.6. Detrimental impact on character of local landscape area. 

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 15.1 Tourism 
Development facilities, Policy 1.5 Green Belt and Policy Local Landscape Areas. 

Other Planning Policy 

2.11. None. 

Assessment 

2.12. The previous planning permission reference 14/00493/FUL was granted to provide 
a farm café allied to a farm shop.  Within the same building, a separate planning 
permission reference 15/00656/FUL was approved for change of use of first floor 
premises from storage to bunk house.  The Report of Handling sets out that the 
bunk house was to provide overnight stay for walkers on the John Muir Trail.  The 
floor plans show a communal living and kitchen area for use by any bunk house 
occupants. 

2.13. The location of the site for a farm café allied to the farm shop was considered 
reasonable as a day time concern as it would respect the amenities of the cluster 
houses at Edenmill.  The permission for bunk house at the time of the planning 
permission in 2015 was not related to the farm café as a living and kitchen area 
was provided.   

2.14. The current proposal to extend operating hours would facilitate a link between the 
operation of the bunk house and café.  The determining issue is whether the use of 
the café to provide early morning and late evening meals for both walkers and 
business people would be harmful to the reasonable residential amenities of the 
cluster of housing adjacent to Edenmill Farm, located to the north-west of the café.  
The café is located approximately 120 metres away from the nearest house and is 
considered to be sufficiently well set back from this adjacent housing so as to 
preserve residential amenity in terms of noise associated with the operation of the 



facility.  The evening flood lighting of the carpark and coming and going of cars on 
the road to the site from the private access road from the A809, however, are 
concerns and this could be addressed by conditions which requires all carpark 
lighting to be switched off after 18:00, and a condition which restricts the café to 
operate between the hours of 08:00 and 18:00 with the exception when serving 
residents of the bunk house associated with Edenmill Farm where hours of 
operation shall be extended to 07:00 and 21:00.  This would facilitate the use of 
café for the bunk house and protect residential amenity from potentially intrusive 
artificial light and noise from vehicular traffic. 

2.15. The Local Development Plan Policy relating to tourism development facilitates 
(Policy 15.1) supports development where it is commensurate with their location 
and scale within the built and natural environment.  In this case the early morning 
and late evening hours proposed, subject to the above conditions relating to café 
operating hours and car park lighting, are considered to be commensurate with the 
rural location and setting and amenity of the site, and so this policy provides 
support for extended operating hours. 

2.16. This is an application under Section 42 of the Town & Country Planning (Scotland) 
Act 1997 and so all of the conditions attached to the previous planning permission 
require to be reviewed.  Condition 2 requires junction improvements and condition 
3 requires an upgrade of the access track.  With the exception of bollards at the 
junction of the private road with the A809, these works have been completed.  A 
planning condition which requires the bollards to be installed prior the operating 
hours being extended, is recommended. 

2.17. The consultation reply from Environmental Health advised no objection to the 
planning application.  The history of noise and light pollution at the site in relation to 
existing approved uses is not material to a decision on this current planning 
application. 

2.18. On the planning application file (reference 14/00793/FUL) the previously approved 
floor plan of the café only shows internal seating and so the formation of outdoor 
seating at the café on the east side of the building, is not within the scope of this 
planning application to determine.  

2.19. Subject to conditions which restrict the extended operating hours of the café to 
serving residents of the bunk house associated with Edenmill Farm and carpark 
lighting, the proposal would not, in itself, be harmful to the residential amenities of 
the cluster of housing adjacent to Edenmill Farm.  The development is considered 
to be commensurate with the location and scale of the built and natural 
environment, and complies with the adopted Local Development Plan policy 
relating to tourism development facilities (Policy 15.1).  

2.20. The proposal to extend operating hours of an existing café use would not adversely 
affect the character of the wider local landscape area and Green Belt and as such 
the application complies with Local Development Plan Policy 9.1 relating to Local 
Landscape Areas and Policy 1.5 relating to Green Belts. 

3. Implications 

Equalities Impact 

3.1. This application was assessed in terms of equality and human rights.  Any impact 
has been identified in the Consideration/Assessment section of this report. 

Sustainability and Environmental 



3.2. An Environmental Impact Assessment is not required.  

Fairer Scotland Duty 

3.3. This section is not applicable. 

Other Policy Implications 

3.4. All relevant policies have been set out in section 2. 

Consultations 

3.5. As set out in section 2. 

4. Background Papers 

4.1. Planning Application file 19/00318/FUL.  File can be viewed online at View 
Application 

4.2. List of determining plans: 

Stirling Council Plan No. Name Ref on Plan 
 

01 Location Plan Lic 3 
 

02 Site Plan Lic  1 
 

 

5. Appendices 

5.1. Appendix 1 – Conditions and Reasons. 
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APPENDIX 1 

 

APPLICATION UNDER SECTION 42 OF THE TOWN & COUNTRY PLANNING 
(SCOTLAND) ACT 1997 TO VARY CONDITION 1 OF PLANNING PERMISSION 

14/00793/FUL IN REGARDS EXTENDING OPERATING HOURS TO 07:00 - 21:00 AT 
EDENMILL FARM,BLANEFIELD,G63 9AX - MR MARK GIBSON - 19/00318/FUL 

 
Approve subject to the following conditions: 
 
1 Restrict Time To:  The café to which this permission relates shall only operate 

between the hours of 08:00 and 18:00 with the exception when serving residents of 
the bunk house associated with Edenmill Farm where hours of operation shall be 
extended to 07:00 and 21:00. 

 
2 Lighting:  All carpark lighting for the café at Edenmill Farm shall be switched off at 

18:00. 
 
3 Junction Improvement:  Prior to the use of the premises for the approved café, 

junction marker bollards shall be installed at the junction of the A809 and the private 
road leading to Edenmill Farm, Blanefield and details of the location and design of 
the bollards shall be submitted to the Planning Authority and approved in writing. 

 
Reasons: 
 
1 In order to safeguard the amenity of the occupiers of the property within the 

surrounding area. 
 
2 In order to safeguard the amenity of the occupiers of the property within the 

surrounding area. 
 
3 To ensure the junction is upgraded and site access is improved to ensure there the 

local roads network is of a standard that facilitates road safety. 
 
 

  



Location of Development 
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