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Planning & Regulation Panel
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Meeting:  

17 December 2019

Not Exempt 

Erection Of Residential Development, Village Core 
(Use Class 1, 2, 3, 8), Formation Of Open Space, 
Landscaping And Associated Infrastructure Works 
With, (In Principle) Employment Land (Use Class 4, 5, 
6), Community Campus And Primary School At 
Durieshill At Land Between Plean And The 
Bannockburn Interchange, Plean - Springfield 
Properties PLC - 19/00310/FUL- Hearing

Purpose & Summary 

The application has been referred to the Planning & Regulation Panel by the Council’s 
Planning and Building Standards Manager in accordance with the Council’s scheme of 
delegation procedures since the application proposes a ‘Major’ development as defined in 
The Town and Country Planning (Hierarchy of Development) (Scotland) Regulations 
2009. 

The applicant has submitted a request for the application to be determined by the 
Planning and Regulation Panel through the Public Hearing procedure.  A Hearing for this 
planning application will therefore take place following which the Planning and Regulation 
Panel is asked to determine the planning application. 

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 
Planning & Regulation Panel is asked to Approve the application subject to: 

1. the conditions in Appendix 1 of this report; and

2. the satisfactory conclusion of an Agreement under Section 75 of the Town and
Country Planning (Scotland) Act 1997, or an alternative legal agreement(s)
designed to secure from the applicant contributions as noted in 2.509 of this
Report.



Resource Implications 

Not applicable. 

Legal & Risk Implications and Mitigation 

Not applicable.   

1. Background 

Not applicable. 

2. Considerations 

The Site 

2.1. Site location:  The development site is lies to the south of Stirling, approximately 
1.5 kilometres from the settlement boundary of Bannockburn and 1.5 kilometres 
metres north-west of Plean.  The site is bounded on the north and west by the M9 
(trunk road) and A872 (A class road) respectively, and by Cadgers Loan (x class 
road) to the south-east.  The boundary of Falkirk Council lies approximately 500 
metres to the south, at its nearest point.   

2.2. Site context:  The area within the redline boundary extends to approximately 268 
hectares of which 115.5 hectares is proposed for development (exclusive of 
business park, community campus and standalone primary school sites).  At 
present, the site is predominantly actively managed agricultural land comprising 
open pasture and arable fields with a number of farms within the boundary.  Land 
use comprises of a mix of arable farming, grazing pasture and livery.  Also 
scattered throughout the site are houses, sited individually or as part of residential 
clusters, which are located predominantly within the northern section and along the 
Roman Road.  A pre-school nursery is also located centrally within the site adjacent 
to the Roman Road. 

2.3. Infrastructure:  The site can be accessed via the Roman Road and Snabhead 
Road from the A872 to the west, and from Cadgers Loan and Glen Road to the 
east, which both have junctions onto the A9.  The Roman Road is regarded as the 
central spine of the site, which bisects the site diagonally creating north and south 
sections.  The Roman Road provides an important link between the primary routes 
of the A9 (via Cadgers Loan and Glen Road) and the A872. 

2.4. Natural landscape Features:  A number of individual and conjoined woodlands, 
identified on the Scottish Natural Heritage Ancient Woodland inventory, are 
prominent natural features of the site.  All woodland is of plantation origin and 
comprises a mix of broadleaf and coniferous species.  The site is also interspersed 
by areas of shelterbelt and pockets of scattered forestry.  Mature trees are present 
along field boundaries, which are also separated by a mix of hedgerows and dry-
stone walls. 

 

 



2.5. Landscape Character:  The topography across the site is generally undulating 
with several small hills that run in a north west-south east direction across the site.  
The composition of ridge lines, reinforced by the strong woodland edges, visually 
enclose the land to either side of Roman Road and create a linear form to the 
landscape.  The exception to this is the exposed north facing slopes beyond Engine 
Wood which have an outlook towards the Sauchenford and Cowie.  Overall, there 
is a gradation from smaller fields, more woodland and hedgerow trees, and more 
steep slopes in the north and north-west, towards the rolling and fairly open 
farmland of the south-east. 

2.6. Built and Cultural Heritage:  The whole of the application site is within the 
inventory boundary of the Battle of Sauchieburn, a battlefield included within the 
Inventory of Historic Battlefields.  The Scheduled Monument known as Common 
Hill, Homestead (Scheduled Monument, Index no. 1732) is located to the north-
west part of the application site, and West Plean Colliery NO.3, coke ovens 
(Scheduled Monument, Index no. 4151) located in the south-east part.  There are 
no Listed Buildings, Conservation Areas or Gardens and Designed Landscapes 
within the site. 

2.7. Constraints and Safety:  There are some areas of low-lying land which are 
identified as being at risk of flooding from surface water (pluvial) on SEPA’s 
indicative river and coastal flood map.  The radon gas maps for the UK also 
identifies the potential for high levels of radon to be present in parts of the site, 
namely the land adjacent to Cadgers Loan to the east and the M80 to the north.  
There are two high pressure gas pipelines located within the northern section of the 
site and along the western boundary. 

2.8. There is also history of coal mining in the area, and a number of historic mineshafts 
and adits are present across the site, which have potential implications for ground 
stability and human health.  There are also remnants of old quarries within the site, 
some of which have now been inundated and hold surface water from the 
surrounding areas.  Another feature of the sites industrial past is the embankment 
of the former railway which spans the entire length of the eastern boundary leading 
to Plean.  However, the site is not located within the Coal Authority referral or 
standing advice areas. 

The Proposal 

2.9. Full Planning Permission is sought for a residential development (dwelling houses - 
Class 9 and Flats - Sui Generis), retail (Class 1), services (Class 2), Food & Drink 
(Class 3), residential care accommodation (Class 8), formation of public open 
space, landscaping, and associated infrastructure works.   

2.10. Within this application Planning Permission in Principle is also sought for 
business/employment land (Class 4, 5 & 6), non-residential (Class 10). 

2.11. Residential (Class 9 – Dwelling Houses and Sui Generis- Flats):  The 
residential component of the development proposal includes 3,012 new homes 
(dwelling houses and flats) and 30 units designed for residential care.  The house 
types are broken down into 2116 houses (Class 9) and 896 flats (Sui Generis).  
The tenure mix has been developed to accord with the requirement for 25% 
affordable provision; the tenure mix is 2279 market homes and 763 affordable 
homes (including 30 residential care buildings).  

 

 

 



2.12. The residential areas are divided into nine character areas, each with a particular 
identity: The Village Core, Old Town, Gartwhinnie, Easter Gartwhinnie, Durieshill 
South, Springvale, The Grazings, Durieshill North, and Roadhead.  Each character 
area seeks to create a distinct urban quality through density, building typologies 
and heights, hierarchy of streets, street furniture, and open spaces.  

2.13. The majority of the buildings are 2-storeys in height.  ‘Key’ buildings are located 
throughout the site but there is a concentration of ‘Feature Blocks’ within the Village 
Core in acknowledgement of its role as the main anchor for the settlement.  Beyond 
the Village Core area ‘Accent Buildings’ and ‘Vista Stoppers’ are located in key 
urban locations. 

2.14. Residential Care (Class 8):  The 30-bed care home, designed principally for 
people with dementia and for respite care, is located within the Village Core in the 
heart of the development.  The building is two-storeys and comprises three 
interconnected wings of self-contained residential units which are laid out around a 
central courtyard.  The residential compartments comprise two (28 no. Type A flats) 
and three (2 no. Type B flats) bedrooms, lounge, kitchenette and welfare facilities.  
The design promotes social interaction with the inclusion of a large communal 
space and an enclosed and entirely private garden space centrally located within 
the building.   

2.15. Shops, Business and Services (Class 1, 2 and 3):  The application includes a 
Village Core within which fifteen shop and other commercial units are proposed 
comprising: six Class 1 (Shops) units up to 132 m2; four Class 2 (Financial, 
professional and other services) units up to 88 m2; a standalone café (Class 3 – 
Food and Drink) limited to 87 m2; three units for uses in Class 1, 2, and 3 limited to 
76 m2, and a single unit for uses in Class 2 and 3 limited to 92 m2.   The retail and 
commercial units are of a local scale which are intended to serve the development.  
The units are concentrated around a pedestrianised civic square which is designed 
to provide a safe, pleasant and vibrant heart to the settlement.   

2.16. Community Campus (Class 10):  The proposal provides for a community campus 
within the Village Core which would accommodate a double stream primary school 
and a secondary school in accordance with the Key Site Requirements of the land 
allocation.  As this application is for Planning Permission in Principle the general 
layout and design of the site is not fully detailed.  However, the Masterplan 
promotes the community campus as one of the most significant buildings within the 
settlement, and this is illustrated in the submitted masterplan layout and 
accompanying visualisations.   

2.17. The primary school and secondary school would serve Durieshill but the site allows 
for the potential for future phases to accommodate pupils associated with the 
development of other allocated sites within the Bannockburn High School 
catchment area.  The community campus would also be designed to have a wider 
community function, incorporating sports pitches for evening and weekend use and 
community changing facilities.     

2.18. Primary School 2 (Class 10):  The proposal provides for a second, single stream 
Primary School within the northern portion of the site (site Area C) in accordance 
with the Key Site Requirements of the land allocation.  As this application is for 
Planning Permission in Principle the general layout and design of the site is not 
fully detailed. 

2.19. The primary school would accommodate pupils generated by the development.  
The site is well-located within the development being sited adjacent to Roman 
Road where it would be well served by pedestrian and public transport connections 
to the Village Core. 



2.20. Business Park (Class 4, 5 and 6):  The area of land to the north east extent of the 
site is identified as a proposed business park in recognition of the requirement for 
the development to make provision for employment land within Durieshill.  The 
proposal would provide an opportunity to deliver a wide range of offices and light 
industrial units within a site of 5ha.  The Economic Impact Assessment predicts that 
the business park and the Village Core would support 612 jobs, with most of those 
attributed to the business park.  The applicant indicates that the business park will 
be delivered by others and that the timing for this development will be dependent 
upon future market demand. 

2.21. As this application is for Planning Permission in Principle the general layout and 
design of the site is not fully detailed.  However, the Masterplan provides further 
detail of the pattern and density of development, and indicates that many of the 
buildings would be two storeys in height, or the equivalent of, but that there are 
opportunities within the site where a feature building would be appropriate.   

2.22. Masterplan:  The application is accompanied by a masterplan in accordance with 
the Key Site Requirements of the land allocation.  The masterplan sets out a clear 
planning framework centred on the key principles of the development plan policies 
and guidance, including placemaking (development form and landscaping), 
connectivity and movement, sustainability, and phasing. 

2.23. The Masterplan is to be adopted as policy guidance to secure the design-led 
framework in the interests of placemaking and to support the promotion and future 
delivery of the site.  The Masterplan would also be used to inform future decisions 
on any future planning application(s) recognising the need to provide some 
flexibility and to ensure responsive decision making without diluting the desired 
quality. 

2.24. Phasing Programme:  The applicant has provided an indicative phasing 
programme over the anticipated 30-year construction period as summarised below 
(note that the applicant has stated that the timing and delivery of the primary and 
secondary school provision are to be agreed with the Council).  Phasing and 
implementation is a key consideration in the assessment of this application. 

Year Programme 

1 50 homes (26 affordable) 

2 73 home (23 affordable) 

3 100 home (26 affordable) 

4 96 homes (19 affordable) 

5 97 homes (40 affordable) 

6 96 homes (21 affordable)  

7 101 homes (28 affordable) 

8 99 homes (20 affordable) 

9 103 homes (18 affordable) 



10 103 homes (30 bed care 
facility) 

11+ 100 homes (25 affordable) 

Planning History 

2.25. Planning application 17/00966/FUL:  This application is the original planning 
application validated on 20 December 2017.  It is a ‘live’ application pending 
determination.  This application is a duplicate of the application to which this report 
relates (19/00310/FUL), with the exception of the Environmental Impact 
Assessment.  The processing of this application has been suspended in favour of 
determining application 19/00310/FUL within the statutory time period. 

2.26. The application is a ‘Major’ development and as such was subject to Pre-
Application Notification procedure.  A Proposal of Application Notice (PAN-2016-
004) was submitted to the Council on 31 August 2016 for the development of a new 
village including residential development incorporating affordable housing, and land 
for employment and education, neighbourhood uses, landscaping, open space and 
associated infrastructure.  The POAN was submitted in line with legislative 
requirements and a report on comments received as part of the Pre-Application 
Consultation process is included in a Pre-Application Consultation Report 
submitted with the application.   

2.27. An Environmental Impact Assessment (EIA) screening request was received on 6 
October 2016 for this development.  The Council issued a screening opinion on 28 
October 2016 which determined the requirement for an EIA based on the size of 
the development, the cumulation with other development, the production of waste, 
and the potential significant impact on landscapes of historical, cultural or 
archaeological significance.     

2.28. An EIA scoping request was subsequently received on 27 March 2017.  The 
Council responded to the scoping request on 3 May 2017 which covered matters 
relating to biodiversity, traffic and transport, archaeology, Falkirk (adjacent local 
authority), health and safety, landscape and visual impact, flooding and drainage, 
air quality, and contaminated land. 

Consultations 

Architecture & Design Scotland: 

2.29. No response to date.   

The Coal Authority: 

2.30. No objection subject to the imposition of appropriate planning conditions to secure 
further site investigations, including gas monitoring, and remediation.  With 
reference to the planning permission in principle elements a further condition is 
required to identify appropriate zones of influence for the mine entries and the 
definition of suitable ‘no-build’ zones. 

Bridge & Flood Maintenance: 

2.31. The application is supported by a Flood Risk Assessment and Drainage 
Assessment. 

 

 



2.32. The Council’s Flood Co-ordinator raised no objections subject to conditions 
requiring detailed drainage designs informed by a SuDS Design Code; the 
submission of maintenance schedules for all SuDS features; requirement for an 
independent clerk of works to oversee drainage construction in the interests of 
water quality and flood risk management; and a requirement for revised FRAs and 
proposed FFLs relating to each phase of development. 

Assets, Property & Management: 

2.33. No response to date. 

Bannockburn Community Council: 

2.34. No response to date. 

Cowie Community Council: 

2.35. No response to date.  

Falkirk Council Development Services: 

2.36. No response to date. 

Environmental Health: 

2.37. No objection subject to conditions relating to contaminated land, air quality, noise, 
odour and lighting. 

Scottish Forestry: 

2.38. Do not advise against the development, however, highlights the requirement for 
compensatory planting, woodland management plan and tree protection plan as 
mitigation. 

Planning & Policy (Archaeology): 

2.39. No objection subject to a suspensive condition requiring the implementation of a 
programme of archaeological works in accordance with a written scheme of 
investigation, full implementation of the approved programme of archaeological 
works and appropriate recording and recovery of archaeological resources.  

Housing Management & Development: 

2.40. Housing Services confirm that the development would satisfy the 25% affordable 
housing requirement under the Local Development Plan.  It is also acknowledged 
that the development would provide an appropriate mix of affordable housing types 
and the layout meets the Council’s requirements. 

Health & Safety Executive: 

2.41. Do not advise against the development on safety grounds. 

Historic Environment Scotland: 

2.42. No objections raised subject to mitigation to avoid the potential for significant 
adverse impacts on the schedule monument Common Hill, Homestead (SM1732) 
and the Battle of Sauchieburn (BTL38). 

 

 

 

 

 



Roads Development Control: 

2.43. No objections raised subject to conditions requiring the submission of travel plans, 
construction traffic management plans (CTMP), access management plans, and 
relating to cycle parking/storage and bike hire docking stations, formation of a 
transport management group, provision of electric vehicle charge points, provision 
of a bus service(s) supported by a public transport strategy, on and off-site 
transport mitigation measures including provision for active travel routes and 
connections, traffic monitoring, waste collection and servicing, and speed limits 
(internal and external).  

NHS Forth Valley: 

2.44. No response to date. 

Land Services Team Leader: 

2.45. No response to date. 

Stirling Area Access Panel: 

2.46. No response to date. 

Children's Services: 

2.47. Do not advise against the development.   

Scottish Environment Protection Agency (October 2019): 

2.48. Object to the application on grounds of lack of information on flood risk and surface 
water drainage.  No objections raised in respect of air quality. 

Scottish Environment Protection Agency (December 2019): 

2.49. Objections on flood risk and surface water drainage withdrawn (no objection).  The 
consultation response sets out a number of recommendations relating to the 
protection of the floodplain, the protection of residential property from the effects of 
climate change, and design requirements for sustainable drainage systems 
(SuDS).  

The Scottish Government: 

2.50. Returned a response of no comment. 

Public Transportation: 

2.51. No response to date. 

Scottish Natural Heritage: 

2.52. No objections raised subject to conditions requiring that the mitigation measures in 
the Environmental Impact Assessment Report be completed to mitigate any 
adverse impacts on protected species.  SNH recommends continual engagement 
as the development progresses on matters relating to the design of the public realm 
and streetscape with regard to the integration of green infrastructure and active 
travel, the development of the wider active travel network, and detailed designs for 
proposed Sustainable Drainage Systems (SuDS).   

Sustrans: 

2.53. No response to date. 

 

 

 



Sustainable Development Manager: 

2.54. Do not advise against the development.  The response provided guidance on 
electric vehicle (EV) charging requirements covering both electricity infrastructure 
(cabling/ducting) and charge points. 

Scottish Water: 

2.55. No objections raised and no conditions recommended.  Scottish Water advise that 
surface water connections into their combined sewer system will not be accepted. 

Transport Scotland: 

2.56. No objections raised subject to conditions relating to Pirnhall Interchange mitigation 
(traffic and pedestrian based mitigation); M876 mitigation; trunk road interface, 
boundaries and drainage; public transport provision; and travel plan. 

Waste Services Team Leader: 

2.57. No response to date. 

Representations 

2.58. In accordance with the Town and Country Planning (Environmental Impact 
Assessment) (Scotland) Regulations 2017 (henceforth ‘the 2017 EIA regulations’) 
arrangements for the public to participate in the decision making process included: 

2.58.1. A report of pre-application consultation dated December 2017 has been 
submitted which included a two public exhibitions which target 
engagement with community stakeholders in Plean and Bannockburn 
including residents within the site. 

2.58.2. An advert inviting the public to make representations in respect of the 
application and the accompanying EIA Report was placed in the Stirling 
observer on 4 September 2019 and the Edinburgh Gazette on 6 
September 2019. 

2.59. Six representations have been received submitting comments of objection.  The 
comments are summarised below. 

2.59.1. Impact on Public Health:  There is concern regarding the mining history 
within the area and the presence of mine shafts throughout the site and 
ground stability. Concerns also raised with regard to the impact on 
existing residential properties from gas, sewage, water, and overhead 
lines. 

2.59.2. Response:  The impact of the development on human health is 
considered in paragraphs 2.484 to 2.489 of this report.  In summary, with 
appropriate site investigations and remediation secured through 
appropriately worded conditions, it is reasonably considered that the 
development would not have an adverse effect on human health as a 
consequence of contaminated land and ground stability issues associated 
with past mining activities on the site. 

2.59.3. Loss of Agricultural Land:  There is concern about the loss of 
agricultural land, and the contributor submits that agricultural land must 
be preserved in response to population growth. 

 



2.59.4. Response:  The impact on agricultural land is considered in paragraphs 
2.503 to 2.505 of the report.  In summary, the application would not result 
in the loss of “prime” agricultural land and is not found to be in conflict 
with its allocation in the Local Development Plan (Primary Policy 14).  
Moreover, the application is an allocated site and the loss of agricultural 
land is permitted as it is an essential component of the Local 
Development Plan Spatial Strategy. 

2.59.5. Housing Need:  It is submitted that there is adequate alternative housing 
land with no real agricultural worth, which could avoid the need to develop 
the site. 

2.59.6. Response:  This point is addressed in paragraphs 2.89 to 2.93 of the 
report.  In summary, the application site is allocated for housing (H057), 
retail (R10) and business/employment (B09) land uses in the Local 
Development Plan (“Durieshill”), and the development proposals are 
broadly consistent with the Plan’s Vision and Spatial Strategy in this 
regard.  Furthermore, the housing allocation makes a significant 
contribution to Stirling’s 5-year effective housing land supply and is a 
fundamental part of the Plan’s growth aspirations for Stirling. Paragraph 
2.503 addresses loss of agricultural land. 

2.59.7. Residential Amenity:  There are concerns regarding the impact of the 
development on the amenity of residential properties. 

2.59.8. Response:  Residential amenity is addressed in paragraphs 2.439 to 
2.462 of the report.  In summary, it is considered that the development 
would not harm the amenity of any residential property in terms of noise, 
privacy, sunlight and ambient daylight (overshadowing), over-dominance, 
impact of landscape change, and odour.  The development is broadly 
consistent with the Local Development Plan. 

2.59.9. Traffic Impacts:  Concerns raised about the impact of the development 
on the local road network in terms of traffic, noise and road safety. 

2.59.10. Response:  Traffic and transport matters are addressed in paragraph 
2.264 to 2.284 of the report.  In summary, following consultation with 
Stirling Council Transport Development and Transport Scotland no 
objections have been raised subject to the designed-in and mitigation 
measures (on and off-site), which are imposed as conditions of consent.  
With this mitigation in place it is considered that the development would 
not adversely impact upon the operational efficiency and safety of the 
road network (local and non-local).  The application is consistent with the 
Local Development Plan (specifically Primary Policy 3, Policy 3.1 and 
3.3m and the Key Site Requirements of the “Durieshill” land allocation). 

2.59.11. Impact on Existing Infrastructure:  Concerns raised about the impact 
on the structural integrity of the single-carriageway bridge by Torwood.  It 
is submitted that this concern is not addressed in the Transport 
Assessment. 

 

 



2.59.12. Response:  The Transport Assessment submits that approximately 21% 
of all trips in both the AM and PM peak periods could route through the 
Glen Road.  In considering the impact of this, the Transport Assessment 
identifies only the upgrading of the Glen Road/A9 junction as mitigation 
which is accepted by the Planning Authority.  Further mitigation would be 
achieved through the details of a Construction Environmental 
Management Plan, secured through condition, to encourage construction 
vehicles to enter and exit the site from the A872 via Pirnhall Interchange, 
thus avoiding the Glen Road.  Furthermore, despite the route being 
already frequently trafficked, and unrestricted, no evidence has been 
found to demonstrate that the type and volume of traffic generated by the 
development would harm the structural integrity of the bridge.  The 
application could not be reasonably refused on these grounds, nor would 
it be reasonable to impose by condition a requirement on the developer to 
survey/upgrade the bridge. 

2.59.13. Health Care:  Concerns raised regarding the ability of local health care 
centres to cope with increased demand. 

2.59.14. Response:  This representation is addressed in paragraphs 2.473 to 
2.477 of the report.  In summary, the development would secure financial 
contributions for the delivery of health care provision within the health 
care catchment area to which the site relates, and specific solutions have 
been identified.  It is therefore accepted that with an appropriate Legal 
Agreement in place, the development would mitigate its impact by 
providing sufficient capacity to meet the demand placed on local health 
centres by future occupants of the new houses.  The application is in 
accordance with the Local Development Plan (Primary Policy 3 and 
Policy 3.3) and Supplementary Guidance (Developer Contributions) in 
this regard. 

2.59.15. Cumulative impacts:  Concerns raised about the cumulative impact of 
development being undertaken simultaneously at this site and other local 
sites, leading to increased pressure on local services and roads. 

2.59.16. Response:  The supporting documents of the application do not consider 
the cumulative impacts of simultaneous construction operations on local 
services and roads.  However, whilst it is acknowledged that there will be 
some disruption as a result of construction activities, it is considered that 
such disruption will be localised and largely confined to within the 
boundaries of the site, thus minimising cumulative impacts.  The 
Transport Assessment submitted with the application notes that there 
would be no significant adverse impacts on the operational efficiency of 
the local road network as a result of construction traffic; this is addressed 
further in paragraphs 2.269 to 2.270 of this report.  It is also considered 
that such impacts can be mitigated through best practice measures in 
accordance with a Construction Environmental Management Plan 
(CEMP) and Construction Traffic Management Plan (CTMP), which would 
be added as a condition of planning permission. 

2.59.17. Delivery of Shops and Services:  It is submitted that if houses are built 
but the shop units are empty, the development will resemble islands of 
housing estates with no infrastructure or services. 



2.59.18. Response:  It is acknowledged that the Planning Authority has no control 
over the uptake of the proposed shop/commercial units, as it is largely 
influenced by external factors outwith the scope of the planning 
application process.  However, the delivery of commercial units (use 
Classes 1, 2 and 3) and the infrastructure necessary to support those 
units (active travel, public transport and community infrastructure 
including public ream) would be conditions imposed on any planning 
permission, which forms part of a delivery strategy for the Village Core 
designed to create a sustainable place that includes attracting uptake of 
shop/commercial units.  Please see also paragraphs 2.258 to 2.263 of 
this report.   

2.59.19. Biodiversity impacts:  It is submitted that there are protected species in 
the area have not been adequately surveyed in terms of the 
environmental assessment. 

2.59.20. Response:  Matters relating to the impacts of development on ecology 
and ornithology are addressed in paragraphs 2.385 to 2.418 of this report.  
In summary, the application has been subject of a thorough assessment 
and consultation.  It is considered that there would be no significant 
impact on biodiversity provided suitable mitigation measures are put in 
place in relation to both the construction and operational phases of the 
development.  The application is not found to be in conflict with the Local 
Development Plan (namely Primary Policies 1, 8 and 9). 

2.59.21. Education:  Concerns raised about interim schooling arrangements 
regarding the capacity of Bannockburn and East Plean Primary Schools 
to cope with the demand until primary school provision is delivered on 
site.  

2.59.22. Response:  Matters relating to education provisions are addressed in 
paragraphs 2.463 to 2.472 of this report.  In summary, in the first two 
years of the development, pupils from the development (22 primary pupils 
projected) would attend Bannockburn Primary School unless allocated 
and permitted development within the catchment area of East Plean 
Primary School (exclusive of Durieshill) fails to come forward as 
programmed; in which case, capacity could exist for primary pupils to 
attend East Plean.  In year three, the development would require a single 
stream primary school on site and this will be secured by appropriate 
Legal Agreement. 

2.59.23. Impact on Countryside Access:  Concerns raised that the development 
would have a detrimental impact on the residents of Plean as a 
consequence of the suburbanisation of the neighbouring countryside and 
access to it. 

 

 

 

 

 



2.59.24. Response:  Matters relating to landscape impact are addressed in 
paragraphs 2.94 to 2.138 of the report.  In summary, whilst it is 
acknowledged that the development would transform the rural landscape 
context to one that is urban/suburban in character, it is considered that 
there would be no significant adverse impact from the development.  
Furthermore, the development proposals relating to active travel and the 
green network are designed to improve the quality, amount and 
integration of multi-functional blue and green infrastructure across the site 
and access to it, and the wider countryside.   

Environmental Impact Assessment (EIA) 

2.60. The proposed development is an EIA development and the determination of this 
application is therefore subject to the 2017 EIA regulations. 

2.61. The 2017 EIA regulations state that the planning application may not be determined 
until the environmental information is examined and a reasoned conclusion is 
reached on the significant effects of the proposed development.  The following 
information has therefore been taken into account in the assessment of the EIA 
application: 

2.61.1. Environmental Impact Assessment Report Volume I: Main text including 
chapters on, amongst other things, ecology, ornithology (birds), cultural 
heritage and archaeology; noise; air quality; water environment; traffic 
and transport; landscape and visual impact and arboriculture;  

2.61.2. Environmental Impact Assessment Report Volume ll:  Figures; 

2.61.3. Environmental Impact Assessment Report Volume lll: Technical 
Appendices; 

2.61.4. Environmental Impact Assessment Report: Non-Technical Summary; 

2.61.5. Consultation responses from the Scottish Environment Protection Agency 
(SEPA), Scottish Natural Heritage; Historic Environment Scotland; 
Scottish Water, Transport Scotland; and the Coal Authority. 

2.61.6. All representations from members of the public. 

2.62. Additional Information:  During the processing of the EIA application the applicant 
has voluntarily submitted the following additional information: 

2.62.1. Technical Appendix 10.2: Flood Risk Assessment, November 2019, 
submitted to address modelling issues raised by SEPA through the 
consultation process (29 October 2019).  The FRA update was based on 
modelling already undertaken as part of a precautionary approach to 
flood risk. 

2.62.2. Technical Appendix 10.2:  Flood Risk Assessment, December 2019 
(addendum) amended to address modelling issues raised by SEPA 
through the consultation process (05 December 2019).  The FRA update 
was based on modelling already undertaken as part of a precautionary 
approach to flood risk. 

2.62.3. Technical Appendix 12.2: Updated Outline Arboricultural Impact 
Assessment (Amended) August 2019, amended to address formatting 
errors in the figures appended to the report; 



2.62.4. Amended Technical Appendix 12.3: Woodland Vision Statement, 
amended to address formatting errors in the figures appended to the 
report; 

2.62.5. Copy of the Landscape and Visual Impact Assessment, August 2003 as 
supplementary information in relation to Chapter 12 of the EIA Report. 

2.62.6. Copy of the Landscape and Visual Impact Assessment, August 2005, as 
supplementary information in relation to Chapter 12 of the EIA Report. 

2.63. Whilst the submitted information relates to matters included in the EIA Report, in 
the opinion of the Planning Authority it was not considered ‘substantive information’ 
as referred to in paragraph 117 of Circular 1/2017: Environmental Impact 
Assessment Regulations and therefore there was no requirement to advertise the 
information received.   

Local Development Plan 

2.64. 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.  

2.65. The Adopted Local Development Plan is the adopted Stirling Local Development 
Plan October 2018 (henceforth Local Development Plan). 

2.66. The following provisions of the Local Development Plan are considered relevant to 
the consideration of this application. 

2.66.1. The Vision, The Spatial Strategy, Overarching Policy,  Primary Policy 1: 
Placemaking; Policy 1.1: Site Planning; Policy 1.2: Design Process; 
Primary Policy 2: Supporting the Vision and Spatial Strategy; Policy 2.1: 
Housing Land Requirement; Policy 2.2: Planning for Mixed Communities 
and Affordable Housing; Policy 2.3: Particular Needs Housing and 
Accommodation; Policy 2.10: Housing in the Countryside; Primary Policy 
3: Provision of Infrastructure; Policy 3.1: Addressing the Travel Demands 
of New Development; Policy 3.2: Site Drainage; Policy 3.3: Developer 
Contributions; Primary Policy 4: Greenhouse Gas Reduction; Primary 
Policy 5: Flood Risk Management; Primary Policy 6: Resource Use and 
Waste Management; Primary Policy 8: Conservation and Enhancement of 
Biodiversity; Primary Policy 9: Managing Landscape Change; Policy 9.2: 
Landscaping and Planting in association with Development; Primary 
Policy 10: Forests, Woodlands and Trees; Policy 10.1: Development 
Impact on Trees and Hedgerows. 

Other Planning Policy 

2.67. National Policy:  Scottish Planning Policy 2014, sets out national planning policies 
which reflect Scottish Ministers’ priorities for operation of the planning system and 
for the development and use of land.  As a statement of Ministers’ priorities it 
carries significant weight in the determination of planning applications.  Relevant to 
this application is to create successful, sustainable places by supporting the 
creation of well-designed, sustainable places and sustainable economic growth. 

Submitted Assessments/Reports - Summary of Main Issues Raised 

2.68. In assessing and reporting on a planning application the Council is required to 
provide a summary of the main issues raised by any statement, assessment or 
report submitted as set out in Schedule 2, paragraph 4(c) (i) to (iv) of the 
Development Management Regulations. 



2.69. The Pre-Application Consultation:  The PAC report is a statutory requirement for 
all ‘Major’ planning applications.  This report outlines the community engagement 
undertaken by the applicant during the pre-application consultation period, 
compliance with statutory requirements and the views expressed by the local 
community and how the development proposal takes them into consideration.  The 
PAC Report provides a summary of the issues raised as part of the consultation 
exercise and details how each of these issues will be addressed.  

2.70. The Environmental Impact Assessment Report (and Non-Technical 
Summary):  This is the reporting paper for the Environmental Impact Assessment 
(EIA) carried out for the site.  The Environmental Impact Assessment Report 
(henceforth EIA Report) has been prepared under the Town and Country Planning 
(Environmental Impact Assessment) (Scotland) Regulations 2017 and is made up 
of fourteen main parts:  1) Introduction; 2) Proposed Development; 3) EIA 
Methodology and Scoping; 4) Planning Policy Context; 5) Ecology, 6) Ornithology, 
7) Cultural Heritage and Archaeology; 8) Noise 9);  Air Quality; 10) Water 
Environment; 11) Traffic and Transport; 12) Other Issues; 13) Schedule of 
Mitigation; and, 14) Conclusions and Statement of Significance. 

2.71. Design and Access Statement:   The Design and Access Statement (DAS) is a 
statutory requirement for all Major planning applications. The DAS provides the 
applicant’s approach to the design and layout and access, having regard to the 
Local Development Plan design policies and guidance.  Specifically, it addresses 
the design and access approach in respect of each character area (‘Village Core’, 
‘Durieshill North’, ‘Roadhead’, ‘The Grazings and Springvale’, ‘The Old Town’, 
‘Gartwhinnie’, ‘Durieshill South’, and ‘Easter Gartwhinnie’. 

2.72. Masterplan:    The submission of a Masterplan is a Key Site Requirement of the 
“Durieshill” land allocation within the Local Development Plan.  The Masterplan, in 
setting the key development and design principles to be taken forward in the de 
detailed design in order to ensure the development of a sustainable place of 
quality, addresses eight key topics: 1) Vision, 2) Site Appraisal; 3) Developing the 
Design; 4) The Masterplan: Development Form; 5) The Masterplan: The 
Landscapes of Durieshill; 6) Design Principles; 7) Sustainability Statement; and 8) 
Phasing. 

2.73. Transport Assessment:  The Transport Assessment considers the impact of the 
proposed development on the local and trunk road networks and identifies a series 
of on-site and off-site interventions to mitigate the impact of development generated 
traffic on the operational efficiency and safety of the road network.  It also identifies 
as mitigation a series of active travel links designed to minimise private car usage 
by promoting a modal shift towards active travel (pedestrian and cycle travel) and 
public transport usage.   

2.74. Noise Impact Assessment (NIA):  The NIA considers the potential impacts of the 
proposed development on existing noise sensitive receptors within and surrounding 
the site as a result of increased noise levels from development generated traffic.  It 
also considers the impact on proposed residential properties from existing noise 
sources, the most notable of which is the impact of road traffic noise from the M9 
motorway network.   

 

 

 

 



2.75. Air Quality Assessment (AQA):  The AQA considers the suitability of the site in 
terms of local air quality for residential, commercial and leisure uses and the 
potential for the development to adversely affect the local air quality on sensitive 
receptors.  The AQA considers emissions generated by traffic to have the most 
significant impact on air quality in relation to the proposed development and 
addresses concentrations of Nitrogen Dioxide (NO2) and Particulate Matter (PM10 
& PM2.5) pollutants in accordance with current guidance. 

2.76. Preliminary Ecological Appraisal:  The report details the habitat survey 
methodology used to record vegetation and wildlife across the site, including 
targeted protected species surveys.  The report details the results of the surveys 
undertaken in 2017 including consideration of the potential impacts associated with 
the development, and mitigation/recommendations required to address potentially 
harmful impacts.  

2.77. Protected Species Survey:   The survey report details the method and results of 
protected species surveys (great crested newt, otter, water vole, pine marten, red 
squirrel, west European hedgehog, and brown hare) undertaken in June 2019 to 
provide an updated baseline, in respect of the Preliminary Ecological Appraisal, to 
accompany the submission of the planning application.  The report addresses, 
amongst other things, habitat suitability and evidence relating to each of the 
protected species surveyed.   

2.78. Bat Survey:  The survey report details the method and results of bat surveys, 
including roost assessments of trees and buildings, transect surveys, and static 
recorder surveys, in order to identify the type, location, and activity of bats using the 
site, as required to consider how they might be impacts by the proposed 
development and identify appropriate mitigation measures to address potentially 
harmful impacts. 

2.79. Breeding Bird Survey:  The survey report details the method and results of bird 
surveys in order to determine the potential presence, activity and behaviour of 
protected birds within, and in the vicinity of, the site as required to consider how 
they might be impacts by the proposed development and identify appropriate 
mitigation measures to address potentially harmful impacts. 

2.80. Strategic Biodiversity Management Plan (SBMP):  The SBMP, taking 
cognisance of protected species, bat and breeding bird surveys, includes a 
package of measures required to achieve biodiversity enhancement in relation to 
woodland, green and blue infrastructure, the development of sustainable drainage 
systems (SuDS) and the proposed planting regimes, per phase of development.  It 
sets general principals in the form of a series of objectives for how the package of 
enhanced measures may be achieved, which has in turn informed many of the 
mitigation measures specified in the EIA Report.   

2.81. Flood Risk Assessment (FRA) – Updated December 2019:  The FRA presents 
an assessment of flood risk to the site from all potential sources including fluvial 
(river) flood risk in relation to the Small Burn that drains the northern portion of the 
site and a unnamed watercourse that drains the southern portion of the site, pluvial 
(surface water), coastal, groundwater and sewers.  

Assessment 

2.82. Section 37 of the Town and Country Planning (Scotland) Act 1997 requires that 
planning applications must be assessed against the Development Plan taking into 
account material considerations.  The issues to be assessed against the 
development plan and other guidance are as follows: 

 



2.82.1. Principle of Development 

2.59.1.1 The Vision and Spatial Strategy 

2.59.1.2 Housing Need 

2.82.2. Landscape and Visual Impact Assessment 

2.82.3. Placemaking and Design 

2.82.4. Green Networks, Open Space and Play Provision 
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2.82.6. Employment Development 
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2.82.16. Residential Amenity 
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2.59.1.6 Overshadowing, Privacy and Over-Dominance 

2.82.17. Education Provision 

2.82.18. Health Care 

2.82.19. Other Matters 

2.59.1.7 Phasing of Development 

2.59.1.8 Impacts on Human Health 

2.59.1.9 Economic Impact 

2.59.1.10 Regeneration  

2.59.1.11 Prime agricultural land 

2.59.1.12 Surface Coal 

2.82.20. Developer Contributions/Obligations Summary 

 

 

 

 



Principle of Development 

2.83 The Vision and Spatial Strategy:  Primary Policy 2 supports the delivery of 
development in accordance with the Local Development Plan Vision and Spatial 
Strategy.  The Vision and Spatial Strategy sets out a development strategy for the 
future of Stirling to 2037, which is reviewed every 5 years to ensure, amongst other 
things, that the Plan is kept up-to-date with emerging national policy and to 
reassess housing need.  It directs housing, employment and retail development 
proposals, which are consistent with the Vision and Spatial Strategy, to sites 
identified for those particular purposes in Appendix A (Schedule of Development 
Sites) and in the Settlement Statements of the adopted Local Development Plan, 
2018.  

2.84 In this case, the development site, referred to as ‘Durieshill’, is located within the 
‘Core Area’ as defined by the Spatial Strategy, and within which the ‘Strategic 
Development’ approach is to deliver a new Tier 3 settlement.  With reference to 
Appendix A within the Local Development Plan, the site is allocated for c2500 
housing units (site ref. H057), c5 hectares of employment land (site ref. B09), and a 
local supermarket up to 2500 m2 (site ref. R10), subject to a masterplan and 
conformity with the Key Site Requirements included in the Settlement Statement.  
Delivery of an accessible Village Core incorporating local shops and services are 
Key Site Requirements of the land allocation.  In addition, a community campus 
including a high school and provision for two primary schools are required.  Also 
specified is the need for the submission of various technical and design information 
in support of the development. 

2.85 The application proposes the delivery of the housing, employment and retail 
components of the land allocation, as well as the key elements of infrastructure and 
facilities necessary to support the Vision and Spatial Strategy for the creation of a 
high quality distinctive new village settlement.  The application is also supported by 
a comprehensive masterplan in accordance with the Key Site Requirements of the 
land allocation.  Consequently, the principle of the development brought forward 
within this application accords with the Vision and Spatial Strategy of the Local 
Development Plan in this regard. 

2.86 However, the application is at variance with the Local Development Plan with 
regard to the number of housing units proposed.  At 3042 units, the application 
seeks permission for 542 units more (which equates to approximately 22% more) 
than the c2500 units specified in the allocation.  Whilst it is acknowledged that a 
stand-alone development of 542 units would be significant in and of itself (with the 
threshold for Major planning applications being 50 units), it is not considered to be 
a significant number relative to the number of units in the original allocation.  The 
additional units proposed can also be accommodated fully within the boundaries of 
allocated site, so no further land-take is required.  Furthermore, of the 240 hectares 
of land only 115.5 hectares is proposed for residential development, therefore the 
additional units will not result in an unacceptably dense or overdeveloped site. 

2.87 It is a widely, if tacitly, accepted principle that the eventual number of units 
delivered on a site can differ from the number of the original allocation, as a 
consequence of site constraints, and the ability of the development to mitigate its 
impact.  To address this consideration, a landscape-led masterplan approach has 
been undertaken to justify the increase in housing numbers on the basis that 
proposals would not be detrimental to landscape character or the environment, as 
detailed in the applicant’s Supporting Planning Statement.  The masterplan design 
is accepted by the Planning Authority.  It is also accepted that the impacts of the 
development can be mitigated through the delivery of school and transport 
infrastructure consistent with the Key Site Requirements of the Durieshill land 



allocation.  In addition, the detailed layout shows how the functional floodplain; 
natural and heritage assets; mine entries/adits, and high pressure pipelines would 
be avoided in the interests of environmental protection and human health. 

2.88 Moreover, by directing strategic development/growth to the ‘Core Area’, the Local 
Development Plan Spatial Strategy seeks to reduce pressure on sensitive Green 
Belt sites and historic areas.  It is therefore considered, given that the allocation is 
located within the Core Area, the increase in housing numbers is unlikely to 
necessitate any change to the Spatial Strategy as part of future Local Development 
Plan reviews, however it may reduce pressure for additional land to be allocated.  
The development proposal should therefore assist rather than conflict with the 
Spatial Strategy. 

2.89 Housing Need:  Paragraph 110 of the Scottish Planning Policy requires at least a 
5-year supply of effective housing land to be maintained at all times, and paragraph 
125 states that where a shortfall emerges, Development Plan policies for the supply 
of housing land will not be considered up-to-date and paragraphs 32-35 of Scottish 
Planning Policy will be relevant.   

2.90 Policy 2.1 (The 5 Year Effective Housing Land Supply) of the Local Development 
Plan states that the Council will, at all times, maintain a 5-year effective housing 
land supply through the annual housing land audit process.    

2.91 The Planning Authority position in this regard is that the Council has an effective 5-
year housing land supply as no shortfall is identified in the 2019 Housing Land 
Audit.   

2.92 The Durieshill housing allocation makes a significant contribution to Stirling’s 
housing and longer-term growth needs as set out in the Spatial Strategy.  Due to 
the scale of the development the site is expected to contribute around 325 housing 
units over the next 5-year effective supply period.  The delivery of the proposal is 
therefore fundamental to maintaining the 5-year effective supply in accordance with 
Policy 2.1.   

2.93 Conclusions on Principle of Development:  The application relates to an 
allocation within the Local Development Plan and the development proposals 
brought forward in the application are consistent with the Plan Vision and Spatial 
Strategy.  The residential component is also an important part of the housing land 
supply of the current Plan, and possibly beyond, and is therefore consistent with 
Primary Policy 2 in this regard.   

Landscape and Visual Impact Assessment 

2.94 The EIA Report considers Landscape and Visual Impact in Chapter 12: Other 
Issues.  This chapter outlines that through the EIA scoping exercise undertaken 
with the Council it was agreed that the Landscape and Visual Impact Assessment 
(LVIA) carried out and updated in 2005, to support the Development Plan allocation 
of the site, met with the requirements of the 2011 EIA Regulations in effect at that 
time.   

2.95 Given that the landscape and visual impact assessment was prepared for a 
different purpose it is supported by a detailed photographic based Viewpoint Study 
outlining the potential visual impact of the particular development proposals across 
the landscape and the potential cumulative impact of development within the site 
taking into account other proposed development, particularly South Stirling 
Gateway, which was not envisaged at the time of the previous assessments.   

 



2.96 Both assessments are relevant to the consideration of the landscape and visual 
impact.  The conclusions of the EIA Report relative to landscape and visual impact 
are therefore based on the previous LVIAs augmented by the updated Visual 
Assessment.  

2.97 National Policy and Guidance:  Scottish Planning Policy (A Natural, Resilient 
Place) states that the Planning System should facilitate positive change while 
maintaining and enhancing distinctive landscape character.  In doing so it states 
that the siting and design of development should take account of local landscape 
character, and requires decisions to take account of potential effects on 
landscapes.  Developers should seek to minimise adverse impacts through careful 
planning and design, considering the services the natural environment is providing 
and maximising the potential for enhancement. 

2.98 Local Development Plan and Associated Guidance:  Primary Policy 9 
(Managing Landscape Change) of the adopted Local Development Plan states that 
landscape and visual impacts will be important considerations in determining all 
proposals for development and land use change.  To do so it requires, amongst 
other things, development to: demonstrate that the capacity of the local landscape 
to accommodate new development of the type and scale envisaged has been taken 
into account; avoid adverse cumulative effects in landscape character and visual 
amenity; and include appropriate provision for landscape and planting works to 
maintain or enhance landscape quality and contribute to the enhancement of the 
Green Network.    

2.99 Primary Policy 1 (Placemaking) requires development to have regard to relevant 
landscape character guidance.   

2.100 Primary Policy 12 (Soil Conservation and Agricultural Land) states that larger scale 
development located on areas of better quality productive soils will only be 
supported where they conform to the Spatial Strategy of the Local Development 
Plan.  

2.101 Policy 10.1 (Development Impact on Trees and Hedgerows) requires, and sets out 
measures, to ensure that development proposals provide adequate protection from 
adverse impacts resulting from development to important individual trees, groups of 
trees or hedgerows that contribute to local amenity or have nature conservation or 
historic interest. 

2.102 LVIA Submission:  As noted above, the LVIA carried out firstly in 2003, and 
updated 2005, was prepared to support a previous Development Plan allocation of 
the site as Stirling’s new Major Growth Area at examination.  It therefore provides 
an assessment of landscape capacity relative to the wider original area of search 
being considered by the Council, before also providing a more site specific 
assessment relative to landscape and visual impacts of development at Durieshill.  
In both instances the assessment is based on a quantum and type of development 
consisting of 2500 dwellings, a range of community facilities, associated 
infrastructure and servicing, park and ride, open space and recreational facilities.   

2.103 Impact on Landscape Resource:  The LVIA notes that there will be permanent 
loss of arable fields and areas of rough grazing as agricultural land.  Referencing 
the Macaulay Institute for Soil Research it notes that the land is not ‘prime’ value 
and concludes that in the context of the surrounding landscape that it is not a 
particularly scarce landscape resource.  This is addressed further in paragraphs 
2.503 to 2.508 of this report.  In summary, the Planning Authority accept that the 
proposals would not result in the loss of prime agricultural land.  The proposal is not 
therefore found to be in conflict with Primary Policy 14 and is otherwise in 
accordance with the Local Development Plan in this respect.   



2.104 The LVIA also notes that hedgerows and shelter belts are widely utilised to define 
the field pattern, and that a proportion of these will be lost as a result of the 
development.  It considers that this can be appropriately mitigated through keeping 
the level of clearance to a minimum, and a replacement planting strategy being 
implemented to both compensate and enhance the current network.  It therefore 
considers that the loss of agricultural holdings, and their features, would have a low 
to moderate impact on the overall landscape resource in the short to medium term 
with many features being enhanced and/or replaced as part of a comprehensive 
masterplanning exercise.       

2.105 The LVIA identifies areas of existing woodland as an important landscape resource.  
It states that no adverse impact on this resource is anticipated, due to their 
intended retention.  Rather, through the adoption of a detailed management plan 
enhancement of the treescape is envisaged, that will maintain the quality of this 
landscape resource to the benefit of the wider setting.  This is addressed further in 
paragraph 2.419 to 2.438 of this report.  In summary, the Planning Authority 
accepts that the impact of woodland loss on the landscape would not be significant 
provided on the basis of the compensatory planting measures presented which 
have the potential to secure multifunctional benefits.  

2.106 The Assessment states that upon completion of the new village, no further 
landscape resources will be lost as a result of the development.  It concludes that 
the introduction of a pro-active management programme, which includes both 
existing and new structure planting, offers the opportunity to introduce long-term 
benefits into the general setting. 

2.107 The Planning Authority do not dispute the conclusions within the EIA Report and 
those drawn within the LVIA 2005 relative to the impact of the development on the 
landscape resource.  However, it is noted that these are predicated upon a 
development approach that limits the removal of existing hedgerows and shelter 
belts, retains existing woodland, introduces substantial additional planting, and 
implements an extensive new management and maintenance regime.  It is 
therefore found that implementation of all these elements should be evidenced 
through the detail of the submission.  

2.108 Impact on Landscape Character:  The Assessment acknowledges that the 
landscape character of the site and its immediate context will be permanently 
altered from an essentially rural landscape to a landscape containing new 
development forms, and associated infrastructure and services.  The impact is 
considered to be greatest during the construction phase, lessening over the 
medium term, as proposed structure planting matures.  It considers that the degree 
of impact upon landscape character will vary, dependent on the location and 
position the proposed development is experienced.     

2.109 It considers that through the establishment of new structure planting and careful 
phasing of development, the scale and form of development will ultimately generate 
limited impacts on the wider setting.  In particular, it notes that the current mostly 
open character of the southern and northern sectors of the site will change upon 
the maturing of the structure planting, to become a positive feature in this 
landscape with a greater sense of enclosure experienced.   

2.110 At a local level the Assessment acknowledges that the proposals will have a direct 
impact on the character of the immediate setting of the properties within the vicinity 
of the site.  It states that this will have to be mitigated through a combination of 
careful site planning, high quality design and an appropriate level of woodland and 
structure planting.   



2.111 Additionally, the Assessment recognises that lighting of the new village and its 
activities will change the night-time nature of the site.  It concludes that the existing 
woodland, augmented by new structure planting of an appropriate scale, combined 
with careful consideration of the type of lighting units, that this impact can be 
mitigated to low.   

2.112 The Planning Authority do not dispute the assessment and conclusions drawn 
within the LVIA 2005 relative to the impact on the landscape character.  It is 
accepted that the scale of development anticipated will have an undoubted impact 
on the existing landscape character, effectively changing a landscape of rural 
character to one that is predominately urban in nature.  The LVIA acknowledges 
that this was an inevitable consequence of the allocation of the site within the Local 
Development Plan and support for a new village at this location as part of its Spatial 
Strategy.    

2.113 Notwithstanding the above, it is noted that the conclusions of the assessment are 
based upon the introduction of significant new structure planting.  This is required 
to augment existing woodland and provide a new positive element into the 
landscape, reflective of the more wooded nature of the existing and surrounding 
landscape.  Equally, careful site planning relative to existing properties is required 
within and surrounding the site.  It is therefore found that the implementation of all 
these elements should be evidenced through the detail of the submission.   

2.114 Impact on Visual Amenity:  The LVIA considers the impact of development on 25 
Viewpoints, providing a range of long, medium and short-range views of and within 
the site.  These are addressed below.  

2.115 Visual impact from the North:  The LVIA acknowledges that development in the 
northern sectors of the site will impact views along the southern approach to Stirling 
along the M9 and A811.  It demonstrates that the site will also be visible from a 
variety of mid-long range visual receptors to the north, as demonstrated through 
Viewpoint 20: Sauchenford Holdings and Viewpoint 45 Cowie Road.  The 
Assessment considers that a combination of restricting development to below 
upper slopes and ridgelines, and the introduction of extensive new woodland 
structure planting between the existing woodlands of Bannockburn Wood, Engine 
Wood and Pleanbank Wood visual impact can be appropriately mitigated, and 
views of the development filtered.   

2.116 Visual impact from the West:  The LVIA notes that views of the site from the west 
are for the most part largely contained by intervening landform and existing 
woodland.  It identifies that views of the proposed Business Park area will be 
available.  However, it considers that these will largely be transient views along the 
A811 which can be appropriately mitigated through setting development back from 
the road side and through an enhanced landscape framework of new structure 
planting belts and improved field boundaries.   

2.117 Visual impact from the South:  The LVIA notes that whilst long-range views of the 
site from the south are screened by the intervening landform and landscaping, mid 
to short-range views are possible due to the open nature of the site at this point.  It 
considers that development within the southern sectors of the site will therefore 
have a moderate impact on views in the short term.  The Assessment concludes 
that this can be appropriately mitigated over time through additional advanced 
structure planting, and the appropriate phasing of development.   

 

 



2.118 Visual Impact from the East:  The LVIA notes that here too long range views of the 
site are generally restricted through a combination of landform and intermittent 
vegetation, including the woodland at Plean Country Park.  It identifies that whilst 
more localised views from Cadgers Loan will be possible, there is no visibility from 
the settlement of Plean.  It considers that the eastern boundary of the site would 
benefit from the introduction of new tree belts and structure planting, in order to 
enhance and complement the existing woodland resource of Plean Country Park 
and the enclosed character of Cadgers Loan at this point.   

2.119 Internal Views:  The LVIA acknowledges that there will be a local impact on a 
number of ‘internal’ visual receptors (existing residential properties), specifically 
those properties located near or on the Roman Road.  It considers that this impact 
will be greatest during the construction phase, and that the outlook will change from 
a well-defined rural landscape, to a new village environment.  This is addressed 
further in paragraphs 2.449 to 2.456 of this report (Residential Amenity).  In 
summary, the Planning Authority accepts that with appropriate mitigation in place, 
the potential impacts of the development on existing properties can be 
appropriately mitigated through careful site planning and the layout of open space.   

2.120 Viewpoint Study 2017 with July 2019 Update:  The Viewpoint Study comprises 
Technical Appendix 12.1 of the EIA Report, with its content and findings 
summarised in Chapter 12 of the Report, ‘Other Issues’.   

2.121 The Viewpoint Study was undertaken to inform both the Masterplan and the 
detailed development site layout, and to supplement the LVIA (2005).  To do so it 
includes an updated viewpoint analysis and photography, with the inclusion of a 
number of illustrative wireframe visualisations.  The locations of viewpoints were 
agreed with the Council, in consultation with Scottish Natural Heritage.  It does not 
form a full visual assessment, but provides an indication of the likely effects on key 
views around the site, through written descriptions of existing views and the extent 
of change as a result of the proposals.  In July 2019 a further section was added to 
the Study, intended to clarify matters in relation to potential visual impacts.   

2.122 The Study and the assessment therein make repeated reference to key elements of 
the mitigation measures suggested within the LVIA and its 2005 update.  
Specifically, the inclusion of significant new structure planting, which integrates the 
proposed development into the landscape, but not to hide it and respecting the 
landscape by keeping development off the higher land.  Thus allowing the existing 
landscape features to be seen as a backdrop to a new planting framework which 
will define areas of built form and open space.     

2.123 In relation to the development of the northern slopes of the site near to the M9 
motorway, Supplementary Guidance SG08A (Durieshill) sets out a requirement for 
a specific visual impact and design justification before development is permitted.  In 
responding to this requirement, the Study submits that this aspect of the proposals 
area acceptable in landscape and visual terms on the basis of the assessment and 
visualisations undertaken.  Specifically, it indicates that the development approach 
has minimised ground remodelling and retained existing landscape features which 
would be augmented with new structure planting that will frame the development 
and filter views thereof.  

2.124 Cumulative visual effects of the proposals with South Stirling Gateway is 
considered minimal within the Study due to a combination of intervening landform, 
existing and proposed planting, and viewing the developments in succession, 
rather than within the same view direction, in location where both developments 
may be visible. 



2.125 The Planning Authority do not dispute the assessment and conclusions drawn 
within the LVIA 2005 and updated Viewpoint study relative to visual impact.  
However, it is noted that these conclusions rely upon a development approach that 
introduces significant additional structure planting; phasing of development relative 
to structure planting, and which limits built-development extents relative to 
ridgelines and high points within the landscape.  It is therefore found that 
implementation of all these elements should be evidenced through the detail of the 
submission. 

2.126 Masterplan:  In line with the requirements of SG08A, the Masterplan states that a 
‘landscape-led’ approach to development has been adopted.  This is considered 
evident in a number of respects.  The development form advocated, including its 
extents, is predicated upon a detailed site appraisal.  This includes consideration of 
the relevant SNH Landscape character assessments, as well as a clear 
understanding of the main landscape and topographical features of the site.     

2.127 Thereafter the Masterplan Vision and development approach is considered to 
demonstrate a clear response to these findings.  In particular, it: 

2.127.1 Keeps the identified high points and ridgelines clear of development in 
accordance with the conclusions of the visual assessment, instead 
incorporating them into a linked series of open spaces; 

2.127.2 Defines a Green Network that provides a robust landscape framework 
through the site.  This utilises and connects to both existing areas of 
woodland within the site, and those on its edges; 

2.127.3 Confines the settlement extent or ‘footprint’ in terms of built development 
to areas of the site that have been identified as being relatively self-
contained, with limited opportunity of visibility from longer range views 
from outwith the site;   

2.127.4 Responds to the LVIA findings relative to visual impact on views from the 
south by introducing new structural woodland planting to visually contain 
development;  

2.127.5 Addresses the LVIA findings relative to visual impacts on views from the 
north by keeping development to the lower slopes, away from the 
ridgeline, and incorporating significant new structural woodland intended 
to filter (rather than screen) views of development.  This has the 
additional landscape benefit of providing a woodland connection between 
Bannockburn Wood to the north-west and Pleanbank Wood to the north-
eastern boundary; and 

2.127.6 Advocates operation of a development approach that retains, protects 
and reuses existing landscape resources, such as woodland, trees, 
stonewalls and hedgerows, within development proposals.   

2.128 As noted, the conclusions of the LVIA place significant reliance on new structure 
planting to mitigate the landscape and visual impacts of the proposals.  This 
includes the need to consider planting in relation to the phasing of development, 
and the need for advanced planting in some instances.  This is specifically 
mentioned in relation to both the southern and northern boundaries of the site.   

2.129 Figure 41 (Medium Term Phasing Plan) contained within the Masterplan is 
considered to offer potentially conflicting information in this regard.  The illustration 
suggests that the timing of delivery of structure planting along both boundaries will 
be in advance of phasing for the residential units, which would be supported.  
However, the Masterplan Figure(s) relative to Phasing also contain text stating that 
surrounding infrastructure, including structure planting, will be delivered in 



conjunction with the associated development area.  For this reason, a condition 
requiring further details of the type, scale and timing of all structure planting would 
be added to any planning permission. 

2.130 Detailed Plans:  The overall detailed site layout, as expressed through the overall 
site layout plan and corresponding site ‘Area’ plans (Areas A to T), in conjunction 
with the Landscape General Arrangement Plans, are considered to display a large 
degree of correlation with the vision and many principles established through the 
Masterplan in respect of the identified landscape and visual impacts, and mitigation 
thereof.  This is particularly evident in relation to the development extent, and the 
retention and protection of existing trees and woodland.   

2.131 Provision of New Structure Planting:  The structure planting extents shown within 
the submitted plans are considered to meet with the provisions of the Masterplan in 
their generality.  However, further detailed plans and information relative to the 
size, scale, species mix, and timing of delivery are required in order to ensure that 
the level and type of additional structure planting expected through the LVIA and 
EIA Report is delivered on site.  This will ensure a key element of the required 
mitigation is appropriately delivered.  This would be included as a condition to any 
planning permission.   

2.132 Existing Landscape Features:  In addition to the existing woodland and trees, the 
assessments carried out identifies the contribution made by existing field 
boundaries, in the form of stone walling and hedgerows.  Support is given to the 
Masterplan design aspiration to retain and/or reuse stone walls, and it is 
acknowledged that the Landscape General Arrangement Plans provide some 
indication that hedgerows and walling (both existing and new) will be incorporated.  
However, it is considered pertinent to impose a condition requiring further, detailed, 
plans and information relative to the detailed design of areas of open space and 
landscaping, and how these features will be incorporated into them.      

2.133 Development of Northern Slopes:  It is considered that the detailed plans relative to 
development of the northern area of land in the vicinity of Roadhead Farm have 
largely conformed to the layout envisaged through the Masterplan, particularly in 
relation to the extent and location of built development.  Importantly this includes 
avoiding development on the upper northern slopes and confirmation through 
submitted engineering information that ground remodelling has been kept to a 
minimum.  As demonstrated through the visualisation within the Design and Access 
Statement of this view, this ensures that development will not breach the skyline, 
but rather be seen against the backdrop of the upper slopes.     

2.134 This, in combination with pulling built development back from the immediate 
boundary with the M9 Motorway, and utilising new structure planting to screen 
some rear boundaries, and to break up pockets of development, is considered to 
demonstrate that development in this location can be adequately accommodated in 
this area.     

2.135 Conclusions on Landscape and Visual Impact:  The conclusions of the EIA 
Report relative to landscape and visual impacts consider that the Masterplan 
approach, and in turn the detailed proposals are fully consistent with that advocated 
through the LVIA.  It is concluded that there would be no significant adverse impact 
from this development in this regard. 

2.136 It is accepted by the Planning Authority that the development proposals, as 
expressed through the submitted Masterplan and the associated site layout plans 
and landscape general arrangement plans, demonstrate consideration of 
landscape and visual impacts, and have sought to minimise development impacts 
in this regard.  



2.137 Equally, whilst it is noted that the EIA Report does not explicitly address the c500 
uplift in residential units from that considered through the previous LVIAs, it is 
considered that the planning submission has demonstrated overall that the scale 
and type of development proposed, whilst not wholly consistent with the Local 
Development Plan, can be adequately accommodated within the site from a 
landscape and visual perspective.   

2.138 Overall it is considered that the development proposals would protect the visual 
amenities of the area and landscape character.  On these points it is considered 
that the development would comply with the terms of National and development 
plan policy.  This conclusion is predicated upon securing the implementation of the 
required mitigation measures, as it relates to landscape and visual impact issues, 
via imposition of the conditions outlined above.   

Placemaking and Design 

2.139 Scottish Planning Policy advises that planning should take every opportunity to 
create high quality places by taking a design-led approach and planning should 
support development that is designed to a high quality, which demonstrates the six 
qualities of successful place.  Those qualities are: distinctive; safe and pleasant; 
welcoming; adaptable; resource efficient; easy to move around and beyond.  The 
use of masterplans to set out how an area may be developed is part of the Scottish 
Planning Policy strategy and is applied in this case. 

2.140 Primary Policy 1 (Placemaking) of the adopted Local Development Plan requires 
development of all scales to contribute to achieving the Council’s Placemaking 
objectives.  It requires development to not only be designed and sited with 
reference to their own specifications, but also in relation to the character and 
amenity of their wider location.  Development is expected to take account of any 
relevant design or landscape guidance, safeguard and enhance built and natural 
heritage and contribute to Green Network objectives and have minimal adverse 
impact on air quality.   

2.141 Policy 1.1 (Site Planning) requires all new development to contribute, in a positive 
manner, to the quality of the surrounding built and natural environment.  To do so, it 
sets a series of more detailed design criteria relative to design and site planning 
which development is expected to meet.  This includes working with site 
topography and skylines, ensuring delivery of buildings of an appropriate size, 
scale and design, and creating a coherent structure of high quality streets and 
inclusive places which are easy to navigate.  It also requires development to 
demonstrate that buildings and spaces have been designed with future adaptability 
in mind wherever possible.   

2.142 Policy 1.2 (Design Process) sets out a requirement for a masterplanned approach 
for sites requiring a comprehensive approach to the provision, design and location 
of uses, open space and infrastructure in order to ensure that the aims of 
Placemaking and quality site planning are met.   

2.143 Supplementary Guidance SG01 (Placemaking) provides detailed non-statutory 
design guidance intended to support the abovementioned policies, and advocates 
many of the design principles and approaches advocated at the national level.  
Non-statutory guidance exists in the form of SG08A: Stirling’s Major Growth Area – 
Durieshill which contains specific key principles and detailed development and 
design guidance.    

 

 



2.144 Creating Places:  Is the national policy statement on architecture and place.  Its 
content is therefore a material consideration in the determination of planning 
applications.  It highlights that good design is not merely how a building looks, but 
an innovative and creative process that provides value, be that physical, social, 
environmental, or financial, by delivering good buildings and places. 

2.145 It reiterates the six qualities of successful place promoted within Scottish Planning 
Policy, and considers ‘place’ to comprise; the environment in which we live; the 
people that inhabit these spaces; and the quality of life that comes from the 
interaction of people and their surroundings.  It recognises that architecture, public 
space and landscape are central to this.   

2.146 It promotes a range of principles and approaches intended to deliver quality places.  
A number of which are considered to have a particular relevance to the Durieshill 
proposals.  These being; 

2.146.1 Provision of sustainable and adaptable buildings; 

2.146.2 The benefits of walkable well connected neighbourhoods that encourages 
people to walk/cycle; 

2.146.3 Delivery of a range of housing; 

2.146.4 High quality green space which has sustainability and public health 
benefits; and 

2.146.5 Promotes the role of art within Placemaking to reinforce identity, 
engender civic pride and enliven places.  

2.147 Designing Streets:  Is the national policy document containing policies and 
guidance relative to the design of new or existing streets.  Its technical advice is 
particularly aimed at residential and lightly trafficked streets (as opposed to 
Motorways and Trunk Roads), and states that all thoroughfares within urban 
settings should be treated as streets for the purposes of the document.   

2.148 It states an intention to put street design at the centre of Placemaking, recognising 
that streets have important public realm functions beyond those related to motor 
traffic.  It outlines a requirement for street design to consider ‘place’ before 
movement, and cater for walking, cycling and public transport ahead of the needs 
of the private car.  It too references the six qualities of place and a requirement for 
street design to meet them.  Key principles in this respect and outlined within the 
document include: 

2.148.1 That the urban form should be distinctive, with landmarks and vistas that 
provide good orientation and navigation of an area; 

2.148.2 Achieve appropriate traffic speeds; 

2.148.3 Provide good connectivity for all modes of movements and groups of 
street users including connections to the wider networks outwith the 
immediate site; 

2.148.4 Junctions should be designed with the consideration of the needs of the 
pedestrian first; 

2.148.5 Parking should be accommodated by a variety of means to provide 
flexibility and lessen visual impact; 

2.148.6 Streets should use appropriate SuDS; 

2.148.7 Streets should integrate natural landscape features; and 



2.148.8 Materials should be distinctive, easily maintained, and visually appealing 
within the specific context.   

2.149 The document promotes the use of Quality Audits as part of the design process 
relative to streets, and states that disability groups should be invited to provide 
input throughout these audit stages.   

2.150 Key Parts of Submission Relative to Urban Design/Placemaking:  Central to the 
assessment of the planning application submissions relative to the above national 
and local policy aims and objectives relative to good design and Placemaking are 
the Masterplan; Design and Access Statement; detailed layout plans and building 
designs, and the Landscape General Arrangement Plans. 

2.151 Assessment:  The first step in assessing the proposals against the design and 
Placemaking policies and aspirations set out above, is consideration of the 
Masterplan.  This includes identifying the key place decisions taken and the 
principles established in order to deliver upon them.  Thereafter, an assessment of 
the detailed plans and supporting information is required having regard to the 
Masterplan aspirations and ultimately against the policy framework outlined above.  
The Placemaking assessment is therefore structured into a series of issues: 
development extents; layout/streetscapes; landscape & open space; and built form.   
These are addressed below. 

2.152 Development Extents (Including Uses):  The provision and location of a mix of 
uses:  Reflective of the Local Development Plan allocation (H057) and its 
boundaries the Masterplan promotes a primarily residential development, 
predominately linear in form following the route of the existing Roman Road.  In line 
with the Local Development Plan allocation (B09) the Masterplan layout makes 
provision for new business land, in the form of a Business Park.  It outlines an 
expectation that this will consist of Class 4, 5, and 6.  This is located towards the 
north-western edge of the site, close to the Pirnhall Roundabout and wider 
transport network.  Unlike Figure 3 of SG08A the Masterplan indicates the built 
form extending towards the sites edge alongside the A872.  Whereas Figure 3 of 
SG08A advocates a greater setback, due to its open nature of the site at this point, 
and in an attempt to lessen visual impact and the perception of urban sprawl with 
Stirling when travelling along this route.      

2.153 Important from a Placemaking perspective is the provision of a mix of uses 
concentrated within the intended ‘Village Core’.  Provision is also made for two 
educational facilities (community campus and second primary school site).  These 
locations are considered consistent with the expectations set within SG08A.  The 
intention outlined within the Masterplan phasing strategy (Figures 40 -43) to 
develop out from the ‘Village Core’ is supported from a Placemaking perspective.  
Early delivery of the new settlement centre will offer the opportunity to establish a 
sense of place for the development at an early stage, and thereafter build out in a 
manner reflective of the organic growth of many nearby settlements.       

2.154 The detailed plans closely reflect the provision and location of uses within the 
Masterplan, with the layout predominately residential in nature, forming part of the 
in ‘Full’ aspect of the planning application.  Detailed plans are also provided for a 
number of commercial units within the Village Core by virtue of the fact that, with 
the exception of a stand-alone café building, they comprise the ground floor of 
residential flatted blocks.    

 

 



2.155 The Business Park has been submitted ‘In Principle’ consistent with the location 
reflective of the Masterplan.  The c.5ha land is shown as extending to the boundary 
of the site with the A872.  Considering the conclusions of the Viewpoint study 
supporting the application relative to the nature of the views experienced along this 
route, it is accepted that in principle some element of built form can be 
accommodated within the area applied for.  Imposition of conditions requiring the 
submission and approval of a framework plan for the Business Park that sets 
parameters relative to building positions, heights and landscaping are included.  It 
is expected that this will be progressed to ensure the sensitive siting and design of 
buildings along this edge relative to key views, and the inclusion of a sufficient level 
of additional structure planting as considered necessary.      

2.156 Development of Northern Slopes – ‘Roadhead’:  Within the overall site area 
identified within the Local Development Plan as constituting the ‘Durieshill’ land 
allocation, SG08A identifies the northern slopes in the vicinity of the existing 
Roadhead Farm complex as being visually separate from the majority of the site.  
Whilst development on these slopes is not prohibited, SG08A does require a 
specific visual and design justification before development in this location would be 
permitted.   

2.157 The Masterplan addresses this insofar as it advocates the development of the 
‘Roadhead’ neighbourhood with an ‘edge of settlement’ character.  It acknowledges 
that this would be distinct from the majority of the settlement, but advocates its 
development, utilising different building forms and layouts to engender its own 
distinctive character.  It also acknowledges the potential visibility of development in 
this location to wider views.  However, it considers that a design response which 
allows for development to have a positive outlook in this location, framed by 
woodland, would be reflective of other nearby settlements, such as Cambusbarron.   

2.158 The detailed layout plans submitted have responded to the landscape and visual 
assessment work previously carried out, limiting built-development extents to lower 
slopes away from ridgelines and high points.  Level information submitted also 
indicate that ground remodelling has been minimised.  In response to the Noise 
Impact Assessments built development has also been pulled back from the 
immediate site boundary with the M9, and instead areas of open space 
incorporating SuDS and new structure woodland are proposed.  

2.159 The inclusion of a number of small ‘courtyard’ groupings within the streetscape in 
this location is considered to offer a degree of variety and sense of place, and 
reflective of the traditional building groupings currently found in the vicinity.  This 
could be further strengthened through the use of materials, and consideration of 
appropriate landscape and planting relative to this ‘edge of settlement’ location, the 
details of which would be addressed through condition of any planning permission.  

2.160 Creation of Neighbourhoods:  Utilising analysis of existing site features such as 
woodland, landscaping and topography to define the landscape capacity, and 
thereafter working within this framework, Figure 8 (Development Parcels) of the 
Masterplan identifies a number of relatively discrete potential development parcels 
across the site.  These are then further considered within the Masterplan to create 
and promote a series of ten distinct neighbourhoods, with the key characteristics of 
each set out and described.    

 

 

 



2.161 Areas of open space, landscaping and woodland are then utilised to both contain 
and frame each of these neighbourhoods.  Connections are then made via an 
extensive path network.  This is considered to offer the potential for the new 
settlement to have a distinct sense of place, with areas of varying character, 
identity and density depending upon their immediate site context.  This is 
considered to appropriately address the SG08A requirement development of a high 
quality distinctive place, which responds positively to its landscape setting.   

2.162 The detailed site layout plans are considered to display a high degree of correlation 
with the Masterplan in terms of development extent, and the creation of a series of 
linked, but separate neighbourhoods.  There is also a demonstrable correlation to 
the anticipated density approach, with the highest densities delivered within the 
Village Core, and the lowest along the settlement edges.  This is considered 
acceptable and compliant with the Placemaking and policy framework and 
associated guidance outlined above.   

2.163 The Design and Access Statement is structured to address each of the 
neighbourhoods, setting out their design evolution, and key elements of the 
character of each.  It also provides an anticipated general palette of materials 
relative to the buildings.    

2.164 In the main this is acceptable, and provides some clarity as regards the creation of 
a distinctive place.  However other elements of the design of these 
neighbourhoods, such as street surfacing materials, treatment of key buildings, 
landscape and planting species, including the design of SuDS features should also 
be utilised to respond to their context within the site, and provide a finer grain 
‘sense of place’ to each neighbourhood.  As these details are not yet forthcoming it 
is therefore necessary to impose conditions.  In this instance the submission and 
approval of Design Codes for each of the 10 residential neighbourhoods is 
required, and which makes explicit the required design response in respect of the 
above for each of the neighbourhoods.  Conditions to this effect have been 
attached to the recommendation accordingly.    

2.165 Location of Community Campus:  A key early decision taken by the applicant 
was to locate the community campus within the intended Village Core.  This is 
reflected in the Masterplan layout, as the community campus site forms an anchor 
to the Village Core along its eastern edge.   This followed pre-application 
discussions with the Council, and the workshops facilitated by Architecture and 
Design Scotland (A&DS).  This is considered to offer significant opportunities to 
create a genuine centre and heart to the new settlement, and therefore sense of 
place.   

2.166 Thereafter, the Masterplan advocates a layout and built form within the Village Core 
that locates flatted blocks of 3 to 4 storey around a significant area of civic open 
space.  The detailed design of this space is considered within the Green Network 
section of the Report (paragraphs 2.215 to 2.251).     

2.167 It states that the buildings along the edges of the civic space should be flexibly 
designed to allow for commercial opportunities on the ground floor.  It also allows 
for the provision of small stand-alone ‘pavilion’ buildings within the civic space, 
designed to allow for a range of uses, such as Café etc.  From a Place perspective 
incorporating the potential for a mix of uses within the Village Core is supported, as 
is the design intention seeks to activate the edges of the civic space.    

 

 



2.168 The location of the Village Core as advocated through the Masterplan is well 
considered and supported.  Its position along either side of the Roman Road will 
allow it to be easily accessed, whilst also reflecting the more traditional ‘High Street’ 
elements found in surrounding towns and villages.  It responds positively to the 
landscape and visual analysis by locating it within the relatively well contained 
landscape towards the south east of the site and where buildings of a greater scale 
and height may be most appropriate.    

2.169 The detailed plans reflect the location and scale of the Village Core and the site of 
the community campus.  Provision too is made for a mix of uses within the ground 
floor of eight residential flatted blocks, for a total of 17 commercial units.  The 
principle of provision is supported, as is the fact that the ground floor of these 
buildings have been considered and designed flexibly in order to accommodate a 
range of potential uses.  However, it is considered that full occupation of that 
number of units may be ambitious.   

2.170 In this respect support is given to the content of the Design & Access Statement.  
This outlines three scenarios, ranging from the smallest grouping of units (5) 
required to allow the Village Core to deliver upon the Masterplan ambitions, through 
to a scenario whereby all units are occupied in the main.  The scenarios outlined 
are considered sensible from a Place perspective, focussing in the first instance on 
a small number of units positioned in close proximity to each other, situated around 
a small square.  Thereafter, should the demand over the medium to longer term 
come to fruition, the second and third scenarios envisage occupation of ground 
floor units in phases moving south-eastwards towards the community campus.   

2.171 Conditions have been imposed in order to secure this approach to occupation of 
the units and to address instances whereby vacancy of unit(s) leads to blank 
shopfront(s) within the streetscape.  A condition requiring an update to the 
Masterplan in order to advocate flexibility within the design of the public realm have 
also been imposed.  This is in order to ensure that the space immediately adjacent 
to the threshold of the buildings in question can adapt if necessary to a change in 
circumstance.   

2.172 Addressing the Roman Road:  The Roman Road runs from the north western 
edges of the site at its junction with the A872, through the site to its south eastern 
edges and junction onto Cadgers Loan.  In line with the Placemaking aspirations 
contained within SG08A the Masterplan is predicated on a layout that utilises the 
route of this road as a main thoroughfare.  In this instance promoting it as the 
settlement’s ‘Green Spine’.  Moreover, it establishes the principle that this should 
have differing characters along its length, responding to the differing settlement 
contexts.  In essence it seeks to establish a tree lined corridor defined by stone 
walls towards either edge of the village, becoming more urban towards the centre, 
and Village Core.  Such an approach is supported from a Placemaking perspective 
as it offers the opportunity to retain an important part of the sites heritage, and use 
it to establish a clear sense of place and structure.  Incorporation of active travel as 
part of the ‘Green Spine’ principles, could also provide an attractive, direct route, 
through the village for commuter cyclists etc. and be an important element of the 
overall active travel framework for the settlement.   

 

 

 

 



2.173 In terms execution however, whilst the detailed landscaping drawings relative to the 
Village Core provide a clear sense of the character and design of the Roman Road 
at this point within the development, this is less clear for the remainder of the road.  
The Design and Access Statement provides a series of indicative sections at 
various nodal points along the road, which start to take forward the Masterplan 
principles.  However, given the importance of this aspect of the design, a condition 
is imposed requiring a series of detailed drawings relative to the design of the 
Roman Road corridor along its length.  This includes requiring details of the road 
itself, surfacing, any verge(s) and tree planting, walling and provision of an active 
travel route, in order to ensure that the place objectives relative to the Roman Road 
are delivered upon.    

Layout/Streetscapes (Movement Hierarchy): 

2.174 Street Network & Connectivity:  The Masterplan references the requirement 
within Designing Streets for development proposals to consider the needs of 
pedestrians and cyclists over that of the private car.  In response it promotes the 
development of a network of Active Travel routes throughout the development.  
This includes the strategic High and Low Lines, which connect a series of 
neighbourhoods and strategic areas of open space to the Village Core.  It also 
ensures that the street network considers potential bus routes and stops through 
the site and promotes the installation of a number of bike hire stations at key 
locations such as within the Village Core, Business Park and the ‘Roadhead’ 
neighbourhood.     

2.175 Thereafter the Masterplan has developed a street network and hierarchy with the 
Roman Road at its heart.  This provides the strategic route through the site, and 
connections outwith.  It advocates a street pattern with a range of street types, 
designed to maximise permeability and connectivity.  As such it has sought to limit 
the instances of cul-de-sacs.  Through Figure 39: Active Frontages it also conveys 
the need for these streets and strategic active travel routes to be well integrated 
and overlooked helping to engender a sense of safety and welcoming.   

2.176 Reflective of the content of Designing Streets it states that the detailed design of 
the street should reduce traffic speeds by way of positioning of buildings, street 
furniture, landscape planting and changes in street materials, rather than resorting 
to vertical traffic calming measures.  

2.177 In the main, it is considered that the detailed layout plans reflect the aspirations set 
within the Masterplan relative to the intended street pattern.  It delivers a permeable 
layout in a loose grid form, providing a relatively fine urban grain.  Utilising the 
Bavarian ‘B’ Plan method advocated within Designing Streets, the Design and 
Access Statement is considered to demonstrate delivery of a permeable layout 
within which open space and pedestrian routes are well integrated.   

2.178 In the instances where cul-de-sacs form part of the layout, such as Roadhead and 
North Durieshill, the arrangement of buildings, inclusion of landscaping and higher 
quality boundary treatment ensures that these spaces have a quality of space over 
and above the requirements of the motor vehicle.  Additionally, in certain instances 
connectively and permeability is maintained through the provision of Active Travel 
routes.   

 

 

 

 



2.179 The Design and Access Statement focuses on the intended movement network, 
and outlines an approach that delivers a range of different types of streets, and 
widths.  It displays a hierarchy insofar as there is a link between the design of the 
street, and its intended character.  Specifically, higher trafficked distributor streets 
have greater carriageway width and formal footpaths, whilst at the other end lightly 
trafficked short residential streets, have a narrower carriageway and the potential to 
adopt a shared surface approach.   

2.180 In principle this is considered to comply with a number of Placemaking objectives, 
the six qualities of place and reflects the approach advocated within Designing 
Streets.  However, the detail of the street design relative to surfacing, demarcation 
of pedestrian routes, provision of landscaping, planting and SuDS is considered 
lacking within the package of detailed plans.  

2.181 It is considered important from a Placemaking perspective that details of these 
elements are considered and forthcoming through the imposition of planning 
conditions requiring Character Area and SuDS Design Codes that address these 
elements within them.    

2.182 Consistent with the content of Designing Streets, a condition has also been 
imposed that requires the completion of Quality Audits for each phase.  This will 
consider the elements of the detailed street design relative to the aim of creating 
places of high quality, and enjoyable to use. 

2.183 Thereafter, the layout plans are considered to incorporate a number of elements 
within the wider streetscape design that are considered to meet with the objectives 
of Designing Streets in terms of reducing vehicle speeds through design.  This 
includes the provision of horizontal shifts in road alignment, localised carriageway 
narrowing, and changes to the street frontage utilising building lines to provide 
perceived narrowing and enclosure at key nodes and junctions.  

2.184 Whilst it is considered evident overall that the applicant has sought to ensure that 
buildings are orientated in a manner which positively addresses streets and open 
spaces, there are inevitably instances whereby rear or side boundaries occupy 
more prominent positions within the streetscape.  A key element of the overall 
quality of these streetscape, at a finer grain, is ensuring that these boundaries are 
treated appropriately, utilising high quality treatments.  Whilst there is evidence that 
the applicant has sought to utilise such a strategy, it is somewhat inconsistent.  
This has been addressed via the imposition of conditions relative to boundary 
treatments throughout the site.   

2.185 Car Parking:  The provision of car parking is, and will continue to be, a significant 
element in the design of streetscapes.  In line with the policy and guidance outlined 
above, ways in which this can be achieved sensitively have been explored.  Within 
Appendix 5 (“Street Design & Edge Principles”) of the Masterplan a range of 
parking solutions and designs are advocated.  This includes the provision of rear 
parking courts, side driveways, and parking integrated into the streetscape.  It 
contains a series of illustrations, both in plan and in section, designed to 
demonstrate, amongst other things, how consideration of positioning and 
orientation of buildings, planting and boundary treatments, can both limit the impact 
of car parking, and ensure that parking is a well-considered element of the 
streetscape.   

2.186 The principles established within the Masterplan have been followed through into 
the detailed plans.  An acceptable level of variety of ‘in-plot’ solutions have been 
designed in to the layout, including the use of side driveways, varying the building 
line and including landscaping to break-up and screen views of parking.    



2.187 The development layout, and particularly within the Village Core, also incorporates 
communal courtyard parking, often situated to the rear of buildings.  From a 
Placemaking perspective it is imperative that these spaces are well designed, 
overlooked, and are easily accessible in order that they are attractive to use for 
residents and perform their intended role.  

2.188 In most instances, particularly those involving larger areas of parking, the layout 
has accommodated blocks of cottage flats.  These have dual frontages that allow 
for a good degree of activity and overlooking onto the courtyards.  Thereafter, the 
quality of landscaping, design of bin stores, type and design of boundary 
treatments along the courtyard edge, and the provision of direct routes to the 
courtyard from the properties they serve all will have an impact on the place quality 
of these spaces, and their use.  Conditions have been imposed requiring 
submission and approval of this information in order to ensure that the quality of 
these spaces is delivered upon.      

Landscape and Open Space:  

2.189 Landscape-Led Approach:  As advocated within Creating Places, and required 
through the Local Development Plan policies and SG08A, consideration of 
landscape features and an appropriate landscape-led approach to development is 
required.  This should demonstrate a sensitive response to existing landscape 
features, consideration of means by which they can be enhanced.  Provision of an 
appropriately scaled and multi-functional Green Network is also necessary.  All of 
which have the potential to provide significant Placemaking benefits.   

2.190 An assessment of the Masterplan in this respect, and the execution through the 
detailed plans is provided under Green Network and Open Space (paragraphs 
2.215 to 2.251).  Suffice to say that that Masterplan is considered to display a clear 
landscape-led approach to development of the site and provision of open space in 
line with relevant Local Development Plan policies. However, there is a lack of 
clarity these spaces will come forward relative to their detailed design and quality of 
place.  This will require to be addressed through a series of conditions relative to 
structure planting, the design of open space, including equipped play space, and 
the design and integration of SuDS.   

2.191 It is also considered necessary to impose conditions removing permitted 
development rights relative to boundary treatments for a small number of plots 
within the development.  These are located along the boundary with key areas of 
open space, such as the Small Burn Valley Park, and Linear Park where the type 
and location of boundary treatment(s) is considered to have an impact on the 
quality of place and positive interaction between the built form and open spaces. 

2.192 Ground Remodelling:  A key aspect of working with the landscape is 
consideration of and working with the existing topography.  At a site-wide scale the 
Masterplan demonstrates an understanding of the varied topography of the site, 
and develops an appropriate design response.  This includes ensuring that hilltops 
and high points are kept free of development and instead incorporated into an 
integrated Green Network.  Thereafter it establishes the principle of limiting the 
level of cut and fill across the site.   

 

 

 

 



2.193 The detailed plans are considered to deliver upon the Masterplan aims insomuch 
as they too demonstrate a layout that respects the high points and ridgelines within 
the site.  It is accepted that a degree of ground remodelling across the site is an 
inevitable consequence of development, particularly given the undulating nature of 
much of the site.  On the whole the plans submitted are considered to indicate that 
level changes and ground remodelling have been minimised, particularly towards 
the north of the site, and along the route of the Small Burn water course.  The most 
significant level changes are proposed within areas of the Village Core and towards 
the south east of the site.  However, on balance, and subject to the imposition of 
conditions requiring the submission and approval of proposed level information and 
sections for all areas of open space, the proposals are considered acceptable in 
this regard.      

Built Form (Buildings): 

2.194 Range of building forms:  The Masterplan recognises the need for a range of 
building typologies to be delivered across the site, with a requirement that their 
design not only reflect their intended function, but also the context and character of 
the site within which they are located.  The majority of the building forms are 
residential in nature, reflecting the predominately residential nature of the 
proposals.  The Masterplan advocates the use of a wider range of residential units, 
including detached, semi-detached, terraces, bungalows, cottage flats, and 
apartments.  It states that these should be utilised in combination within the 
streetscape in order to engender a character of variety and interest.     

2.195 Within the Business Park it promotes development of a number of stand-alone 
contemporary 2/3 storey pavilion buildings, arranged around courtyards.  It also 
promotes the opportunity for taller buildings and accent buildings designed to mark 
gateways, such as adjacent to the Pirnhall Roundabout.   

2.196 In respect of the community campus, the Masterplan seeks to emphasise the fact 
that this is one of the most significant buildings within the settlement.  It promotes 
the idea that it should have a dual role in terms of providing accommodation for a 
range of community facilities, and as a key signature building.  It advocates that this 
status is reflected architecturally, and that it is designed in a manner to positively 
address both the civic space within the Village Core along its western flank, and the 
adjoining linear park along its northern boundary.    

2.197 The residential component of the submission proposes in excess of thirty types of 
residential buildings across market and affordable tenures.  In line with the aims of 
the Masterplan, the housing mix includes a spread of typologies and sizes from 
apartment blocks through to bungalows.  The detailed plans show how a number of 
these residential buildings can be utilised in different ways i.e. either detached, 
semi-detached, or part of a short terrace.  This is supported because, as evidenced 
through the submitted plans, it allows a range of building forms to be introduced 
into the streetscape, adding to the interest and variety, and varying density.  The 
building design of a limited number of unit types can also accommodate different 
styles of roof, incorporating either a dual or mono pitch.  This is considered an 
acceptable approach and will add to the variety and character of certain areas.  
However, in the interests of ensuring the delivery of a cohesive townscape 
conditions would be attached to any planning permission requiring the use of either 
a mono or dual pitched roof on certain plots.   

 

 

 



2.198 In line with Policy 2.2 of the approved Local Development Plan the provision of 
affordable housing has been included within the mix.  This is provided in a variety 
of locations across the site, and within all of the intended character areas.  This 
includes provision within the Village Core adjacent to a range of facilities.  It is 
therefore considered that the affordable provision has been well-integrated into the 
development layout.   

2.199 From a Placemaking perspective this could be further enhanced by ensuring that 
there is a degree of consistency in the use of materials and boundary treatments 
across tenures.  This is considered particularly important at key locations within the 
development, where a unified character to the streetscape is required or in 
locations where boundaries require to positively address an area of open space.  
Conditions have been imposed to ensure the delivery of this aspect. 

2.200 Given the ‘In Principle’ nature of the Education, Community and Business Park 
components of the proposals, the detailed design and appearance of these 
buildings is unavailable at this time.  All have important Placemaking roles.  The 
prominent nature of the community campus as a Key Building within the Village 
Core requires that the building positively addresses the civic space and the Roman 
Road along its western and southern boundaries respectively.  A degree of 
overlooking and interaction with the linear park to the north is also necessary.  The 
proposed stand-alone Primary School site towards the north-western section of the 
settlement too has important and prominent edges to the Roman Road, and the 
Small Burn Valley Park which require to be positively addressed by any building.  
Conditions have therefore been imposed pursuant to these requirements.  

2.201 In respect of the Business Park, this occupies a prominent location at the entrance 
to the village and in close proximity to M9/M80 Pirnhall Interchange.  It is therefore 
important that there is a cohesive design strategy in place for the whole Business 
Park, as opposed to proposals coming forward in an ad-hoc manner.  Whilst the 
Masterplan provides some direction in this respect, further clarity regarding the 
setting of design parameters on building location(s), heights, orientation, parking 
and landscaping/structure planting are necessary.  As a consequence, a condition 
would be added to any planning permission requiring the submission and approval 
of a framework plan setting relevant principles in this regard as part of the first 
application for Matters Specified by Condition relative to the Business Park.  
Thereafter further application(s) relative to the Business Park will be expected to 
comply with its content. 

2.202 Key Building Strategy:  The Masterplan identifies the need within the Village Core 
for the Campus Building and those immediately addressing the civic space, to 
provide a distinct sense of place.  Thereafter it also recognises the opportunity for 
other buildings within neighbourhoods to have a role in providing interest and 
variety into the streetscape more generally.  Figure 24 identifies a number of such 
key plots across the development.  In essence, these tend to represent locations 
which are particularly prominent, such as road junctions, or where terminating a 
view.    

2.203 The detailed plans take forward the Masterplan aspiration for the Village Core by 
developing six feature blocks.  In line with the Masterplan, these are located 
prominently within the Core addressing the intended Civic Space, predominately on 
its north and western edges.  In all instances these are flatted blocks, the majority 
four storey, with one including a five storey element.  All are designed to 
accommodate commercial units on the ground floor.   

 



2.204 The size and scale of these blocks is considered acceptable in this instance.  As 
demonstrated through the landscape and visual assessment these are located 
within an area of the site which is relatively visually self-contained from wider views.  
Equally, from a place and urban design perspective it is common for taller buildings 
to be found within the centre of settlements.  This is considered to bring a degree of 
legibility to the development.  The scale of the buildings necessary to counter-
balance and provide a suitable level of enclosure and containment to the adjoining 
Civic Space.  

2.205 Four of the feature blocks are variants of flatted blocks proposed elsewhere within 
the development.  They have been adapted to include feature gable and projecting 
balcony elements, intended to engender a unique sense of place to the Village 
Core.  

2.206 The remaining two blocks (Block 1 and Block 3) represent something of a contrast.  
These have a more contemporary appearance incorporating shallow mono-pitched 
roofs as opposed to the dual pitches of the other feature buildings.  Extensive areas 
of glazing to stairwells and recessed balconies are also evident.  In principle the 
inclusion of these buildings offers the opportunity to deepen the variety of buildings 
found within the Village Core, and provide a degree of consistency with the built 
form of a number of units on the approaches to it.  

2.207 However, there are certain elements, specifically the parapet railing detail on Block 
1 and the glazing expanse to the stairwells of both Block 1 and Block 3 where 
insufficient details have been provided to demonstrate that these will be appropriate 
elements of the design.  This can be addressed through an appropriately worded 
condition.  Conditions would also be added to any planning permission relative to 
the use of specific materials, including natural slate, on the Feature Blocks.  This is 
in order to ensure that the aspiration to create a specific character for the Village 
Core, and which is reflective of its importance to the wider settlement are delivered 
upon. 

2.208 A potentially unifying feature of these buildings are the shopfronts.  Whilst the 
elevation drawings submitted provide some detail as to their appearance, this does 
not extend to elements such as signage, lighting, security measures etc.  In order 
that the quality of these buildings, and wider environment within the Village Core, is 
delivered upon it is considered necessary to impose a condition requiring the 
submission and approval of a Design Code relative to the individual shop fronts in 
respect of these elements.  Thereafter individual planning and/or advert 
applications should reflect the content of this Code.   

2.209 Outwith the Village Core the Design and Access Statement outlines a general 
palette of materials consisting of various cream and off-white renders and feature 
timber panels for dwelling elevations and a grey tile for roofs.  Whilst this is 
considered appropriate in principle, and in accordance with the expectations of 
SG08A, it does not demonstrate a clear delivery of the Masterplan Key Building 
strategy relative to the finer grain interest within the streetscapes of individual 
Character Areas through contrasting materials and/or colours.  Consequently, there 
is a requirement for this to form part of the Character Area Design Codes and this 
would be a condition of any planning permission.  

 

 

 

 



2.210 Public Art:  The Masterplan identifies a number of opportunities for the provision of 
public art at key locations within the landscape and open space.  This includes 
provision of a sculpture trail through the green network, and utilising the high points 
identified within the open space strategy to locate a series of locally designed 
‘monuments’.  The Design and Access Statement identifies further opportunities for 
artwork on areas of ‘blank walling’ within the Village Core.  The Landscape Design 
General Arrangement Plans show the locations of a range of public art features 
(monuments, sculptures and the regional art installation) which correlate with the 
public art themes within the Masterplan.  The detailed landscaping plans of the 
Village Core civic space also identify a number of public art features including 
‘Mercat Cross’ contemporary public art installation, wayfinding markers, and paving 
features. 

2.211 This is supported from a Placemaking perspective, given its potential to create 
interest and add to the sense of place for the new settlement, activate the civic 
space within the Village Core, and to draw people to and through the Green 
Network.    

2.212 Whist the public art strategy is comprehensive and provides some strong local 
themes, it remains an uncertain element within the current planning submission as 
its delivery is not advanced to any significant degree within the package of detailed 
plans.  It is considered however, that this can be addressed via means of 
imposition of an appropriately worded planning condition.  In this instance, 
submission of a Public Art Strategy to deliver upon the Masterplan aims, and which 
includes details of how this can involve the new community, would be added as a 
condition of any planning permission.   

2.213 Conclusions on Placemaking and Design:  It is considered that the development 
approach advocated within the Masterplan is consistent with the Placemaking aims 
of Scottish Planning Policy and Local Development Plan in respect of Durieshill.  
The numerous strategies and development principles outlined, if delivered upon, 
would result in a development that displays the six key qualities of place required 
by Scottish Planning Policy.   

2.214 In this respect it is considered that the detailed plans appropriately advance these 
aims, and that subject to the imposition of the conditions outlined above, will result 
in a proposal that accords with Scottish Planning Policy and Local Development 
Plan policies.  

Green Networks, Open Space and Play Provision 

2.215 National Policy and Guidance:  Paragraphs 220 through 233 of Scottish Planning 
Policy states that the Planning system should protect, enhance and promote green 
infrastructure, including open space and green networks, as an integral component 
of successful Placemaking.  It requires consideration of green infrastructure as an 
integral element of places from the outset, should respond to local circumstances, 
being well-integrated into the overall development layout and multi-functional.  
Arrangements for long-term management and maintenance should be incorporated 
into any planning permission.  Provision for community food growing opportunities, 
such as allotments, is advocated.   

2.216 Scottish Government’s guidance:  Green Infrastructure: Design & Placemaking is 
intended to provide practical advice on incorporating green infrastructure in 
Masterplans is contained within ‘Green Infrastructure: Design & Placemaking.  It 
makes reference to the six qualities of place, supported by Scottish Planning 
Policy, and how incorporating Green Infrastructure can help deliver on these 
qualities.   



2.217 Referencing the European Commission definition, it describes Green Infrastructure 
as ‘the use of ecosystems, green spaces and water in strategic land use planning, 
to deliver environmental and quality of life benefits.  It includes parks, open spaces, 
playing fields, woodland, wetlands, road verges, allotments and private gardens, 
Green Infrastructure can contribute to climate change mitigation and adaption, 
natural disaster risk mitigation, protection against flooding and erosion as well as 
biodiversity conservation.’  

2.218 It makes clear that Green Infrastructure includes ‘blue’ infrastructure such as 
sustainable urban drainage, swales, wetlands, rivers and canals.    

2.219 Local Development Plan and Associated Guidance:  Primary Policy 3: Provision 
of Infrastructure: of the adopted Local Development Plan states that where 
appropriate sustainable drainage elements be integrated with the Green Network.  

2.220 Policy 1.3:  Green Infrastructure and Open Space of the adopted Local 
Development Plan requires the assessment of all development proposals to 
consider their impact on, and potential to contribute to the Central Scotland Green 
Network (CSGN) principles and the local Green Network and Open Space Strategy 
objectives.  It requires the safeguarding of existing, and the provision of new green 
infrastructure, contributing to the Green Network and the provision, where 
necessary, of accessible multifunctional open space of the appropriate quality and 
quantity to meet the needs arising from the nature of the development itself.  
Means to ensure the long-term maintenance of new and existing open space in 
association with development requires to be secured.     

2.221 Policy 9.3:  Landscape and Planting in Association with Development: of the 
adopted Local Development Plan requires development to incorporate new, high 
quality, landscaping and planting works appropriate to the local context and to the 
scale and nature of the development.  Existing landscaping and planting features 
should be identified and safeguarded and it should be demonstrated that suitable 
arrangements for the establishment and long-term maintenance is in place.    

2.222 Policy 14.1: Encourage Local Food Production: of the adopted Local Development 
Plan provides support to development that provides space for allotments, other 
communal growing areas or orchards.   

2.223 Non-Statutory guidance SG02: Green Networks states that the core principles of 
the CSGN in a Stirling context are that of connectivity and multi-functionality:  

2.223.1 Connectivity: highlighting the ambition to link people and places, and 
provide habitat networks for species movement; and 

2.223.2 Multi-functionality: being the idea of integrating different activities and 
land uses within the same site in order to deliver maximum benefits and 
optimum efficiency of land use.   

2.224 At a settlement scale SG02:  Green Network explains this network as a series of 
nodes – focuses of activity or destinations (such as parks, schools, businesses), 
with the ambition that these are linked via corridors in order that the Green Network 
permeates as widely as possible.  These Corridors can take a variety of forms, 
including water courses, active travel routes, or woodland planting.  It places a 
requirement on new development to ensure any nodes created within them are 
connected and where there is the possibility for existing corridors to be enhanced 
or linked to, this is undertaken to the benefit of the new development and wider 
community.  

 



2.225 SG02 also sets requirements relative to Open Space provision within new 
development.  It outlines that Woodland & Semi Natural Greenspace, Parks, Sports 
Areas, Green Corridors, equipped play space, amenity green space would all 
normally be required in residential developments of more than 50 dwellings. 
Functional Greenspace such as community food growing spaces may also be 
required depending on existing resources or particular need.   

2.226 Whilst reflecting this requirement for the types of open space provision SG08A: 
Stirling’s Major Growth Area – Durieshill, outlines an additional expectation for the 
provision of sports facilities within the proposed community campus.    

2.227 Establishment of Green Network:  In line with Policy 1.3, the Masterplan 
promotes the establishment of a connected Green Network, which builds upon 
existing features, such as the existing woodland, high points and heritage features 
such as Common Hill to create a network of open spaces, linked via new tree and 
woodland planting and extensive path network.   

2.228 Thereafter it develops open spaces of different character, which respond to their 
particular context and features.  Of note in this respect is the Small Burn Valley 
Park.  This utilises the course of the only natural watercourse within the site as the 
focus for a new meandering informal park, running through and connecting a 
number of open spaces and neighbourhoods.  

2.229 A series of ‘Landscape General Arrangement Plans’ at a scale of 1:1000 have been 
submitted in support of the application.  These cover the strategic open spaces and 
landscape framework through the site.  Their content is considered to build upon 
and provide some advancement to the vision and principles relative to the Green 
Network established within the Masterplan.  However, whilst these plans are 
considered to reflect the Masterplan aspirations, and together provide a framework 
for taking forward the ultimate design and delivery of this Green Network, it is not 
considered that the design, and its constituent parts are as well developed as that 
of the built form. 

2.230 Specifically, they are not of a detail or scale which allows for a clear understanding 
of the nature, form, design the ultimate quality of place of these spaces.  The 
imposition of conditions is therefore considered necessary to ensure that detailed 
plans relative to the design of open space/landscaping, including the intended 
handling of differing ground levels, delivered at the appropriate time, and the 
intended maintenance regime are submitted and approved.  The detail of which 
should come forward to reflect the Masterplan and General Landscape 
Arrangement Drawings.   

2.231 Provision of Equipped Play Space:  Figure 33 of the Masterplan outlines a 
strategy for the provision of equipped play space throughout the new development.  
This includes the provision of two Strategic Neighbourhood Play Area (within the 
Small Burn Valley Park, and Linear Park adjacent to the community campus), and a 
series of 5 smaller Play Spaces of various sizes and located in a manner to spread 
provision and access across the whole community of Durieshill. 

2.232 Consultation with the Council’s Operations team relative to the level, location and 
type of playspaces outlined within the Masterplan, and reflected in the Landscape 
General Arrangement Plans, has confirmed that in principle these are considered 
appropriate.  However, as with the plans relative to open space, whilst the 
generality of the play spaces is understood, further, detailed designs are required, 
as is certainty over timing of delivery.  Consequently, the imposition of conditions is 
necessary to ensure that the quality of play spaces, level of equipment, and timing 
of delivery are secured in line with the provisions of SG02: Green Networks.   



2.233 The provision of sports facilities as required by SG08A, will be considered and 
developed as part of the design for the community campus.  

2.234 Provision of Community Growing Spaces:  The Masterplan layout makes 
provision for a community orchard on a prominent hillside central to the 
development and sets aside two areas for allotments, one to the north of the 
settlement, and one to the south. 

2.235 This provision carried forward and reflected within the site layout plan and 
landscape and general arrangements plans.  However, whilst the type and level of 
provision is considered appropriate, further details regarding both the design and 
management and maintenance are considered necessary.  This has been 
addressed through the imposition of conditions.  

2.236 Village Core: Civic Space:  The Masterplan intention that this space, and wider 
public realm within this space should be of quality, and display a contemporary and 
urban character, distinct from other areas of the village is supported.  Equally, the 
intention that this space be designed flexibly to allow for a range of potential 
community events, such as farmers markets, fetes etc. is considered to reflect the 
provisions of Local Development Plan policies and guidance relative to the multi-
functionality of spaces.   

2.237 Detailed plans in relation to the Village Core Civic Space are included within the 
application submission.  The design allows for areas of hard landscaping to the 
north-west and the south-east within the Core, allowing ‘break-out’ and multi-
functional space at the entrance to the café building and community campus 
respectively.  The opportunity for these spaces to incorporate surface public art is 
intimated.  Thereafter the Village Core is broken down through the provision of 
formal lawns and gardens, with street trees provided through out.  Landscape 
planting and a path network then provide connections from the Civic Space through 
to the linear park, which itself provides connections through to Plean Country Park 
on the eastern edges of the site.  This is considered to both deliver upon the 
Masterplan aspirations and the provisions of the Local Development Plan policies 
and guidance, subject to the imposition of conditions relative to the specifications of 
materials and planting to be employed.      

2.238 Active Travel:  The approach to active travel displayed within the Masterplan is 
considered to generally meet with the connectivity ambitions set out within SG02: 
Green Networks insofar as it incorporates a path network within open spaces 
throughout the development.  A key component of this is considered to be the ‘High 
Line’ and ‘Low Line’.  These are intended as strategic routes through the 
settlement, separate from the road network, and as advocated within Appendix 1A 
of the Masterplan, designed in a manner to accommodate, but segregate, cyclists 
and pedestrians.       

2.239 The High Line provides a route from the Business Park in the north-west corner of 
the site through to the southern neighbourhoods of the development.  It passes 
through, and links a series of open spaces, high points and ridgelines.  It is 
therefore intended to have a leisure focus, which allows users to enjoy the open 
spaces and appreciate views of the wider landscape context.     

2.240 The Low Line forms a prominent part of an east-west linear park that links the 
Village Core and community campus, though a new linear park, and out to the 
western boundary of the new settlement adjacent to Plean Country Park.  This is 
intended to provide a safe and convenient route between the Village Core, Plean 
Country Park and the village of Plean.   

 



2.241 Thereafter the Masterplan makes provision for an intricate network of paths, and 
sets out design principles relative to the character and appearance of each of a 
series of types of paths.  This includes addressing types of surfacing, widths and is 
dependent on type of location and likely usage levels of them.   

2.242 The detailed site layout plans and Landscape General Arrangement Plans, and the 
content of the Design & Access Statement, are considered to reflect the Masterplan 
aspirations, insofar as they continue to indicate provision of an extensive 
path/active travel network within the overall development layout.  This network 
allows for connections between different residential areas, to and through areas of 
open space, and woodland.  It also continues to include provision of both the ‘High’ 
and ‘Low’ line routes.  Connections outwith the site are indicated within the 
submission, to the north of the site towards the Pirnhall Roundabout and to the 
south along Cadgers Loan towards Plean.       

2.243 However as with the plans relative to open space more generally, the detailed 
design of this path network remains relatively unclear.  Whilst the network is 
identified within the plans, and the Design and Access Statement, there is little 
clarity provided as to the intended variants and designs within this.  Consequently, 
further details regarding the detailed design, and the type and delivery of this 
network is considered necessary through imposition of condition(s).        

2.244 Sustainable Urban Drainage (SuDS):  The siting, layout and design of SuDS is 
embedded within the principles of good urban design and placemaking.  In line with 
policy and guidance the Masterplan advocates the use SuDS features as an 
integral part of the development and Green Network, and which make a positive 
contribution to the quality of place, both in terms of amenity and biodiversity.  It 
outlines the use of a range of different SuDS features, including source control 
methods such as permeable paving, filter drains and swales designed to catch 
surface water runoff close to source.  Thereafter features such as ponds and 
basins are advocated as controls to manage the runoff from source controls, and 
designed to retrain surface water runoff for the required period of time to allow 
treatment and attenuation to take place.    

2.245 In response to the Masterplan, the various site layout plans and associated 
Landscape General Arrangement Plans indicate an intention to provide a variety of 
SuDS features within the development.   

2.246 SEPA in their consultation response note the intended use of SuDS features in 
certain areas of the site and the multi-benefits that these would deliver but consider 
overall that the proposal falls significantly short of the requirement to deliver an 
appropriate and fit-for-purpose surface water drainage proposal across the entire 
site. 

2.247 The Planning Authority accepts that the vast majority of drainage uses traditional 
underground piped systems which is not wholly consistent with current planning 
policy and guidance.  It is also considered that the use of detention basins in site 
Area B is incompatible with the design of the development.  This is largely a 
consequence of SuDS features being incorporated into a layout which was initially 
designed to drain surface water via traditional underground piped systems rather 
than enabling excess surface water to be conveyed over ground.  This issue would 
be addressed through conditions added at any planning permission by requiring the 
deletion of the basin indicated in the detailed plans. 

2.248 However, as with the plans relative to open space more generally, there remains a 
gap in understanding as to the detailed design of individual features throughout the 
site.  The execution of this detailed detail will be key in both delivering on the 
Masterplan aspirations, and ultimately the quality of place. 



2.249 To adequately address this a condition has been imposed requiring the applicant to 
prepare a Design Code for SuDS features.  This is intended to set design 
standards and principles relative to all features, in order to ensure that these 
positively contribute to the quality of place, and in addition to their primary drainage 
function offer appropriate biodiversity and amenity benefits.  Thereafter detailed 
proposals advanced on a phase by phase basis will be expected to demonstrate 
compliance with the content of the code.  Such an approach has the support of 
both SEPA and SNH in this instance.  It is considered that this issue can be 
reasonably addressed through an appropriately worded condition which would be 
added to any planning permission. 

2.250 Conclusions on Green Networks, Open Space and Play Provision:  It is 
considered that the content of the Masterplan displays a clear landscape-led 
approach to development of the site and complies with the principles established 
relative to the Green Network and Open Space through the framework of policies 
and guidance outlined in paragraphs 2.215 to 2.250 of this Report.   

2.251 In terms of execution, the detailed plans and information submitted as part of the 
planning submission advance the generalities of the open spaces, and are 
considered to offer and appropriate direction and framework for which detailed 
designs can be developed.  However, such detailed designs are not yet available 
for the majority of the site.  It is considered that this can be adequately and 
appropriately dealt with through the imposition of conditions outlined above and 
contained within Appendix 1 of this Report. 

Planning for Mixed Communities and Affordable Housing 

2.252 The Council’s affordable housing policy, Policy 2.2 (Planning for Mixed 
Communities and Affordable Housing), requires that 25% of the residential units 
within this site be affordable housing.  The development proposes 733 affordable 
homes (405 dwelling houses and 328 flats) and a residential care facility, designed 
to dementia friendly standards, containing 30 self-contained residential units.  A 
total of 763 affordable units are proposed, which represents 25% of the overall total 
(3042 homes).  Affordable housing will be social rented in the main, to be owned by 
Stirling Council, Forth Housing Association (FHA) and perhaps others in the course 
of the development. 

2.253 The Council’s Housing Service consultation response confirms that the 
development will satisfy the 25% requirement under the affordable housing policy.  
Housing Services also note that the proposal has satisfied the requirements that 
would see the delivery of 2 and 4 bedroom houses within the first three years of the 
development as shown in the Springfield ‘1-10 year phasing plan’, which is 
generally consistent with the programming in the 2019 Housing Land Audit.  This 
will ensure the delivery of social rented housing in line with Council’s strategic 
investment priorities for affordable housing as set out in the Council’s Strategic 
Housing Investment Plan. 

2.254 The developer proposes the inclusion of care housing within the affordable element 
of site ‘Area L’, which makes up part of the Village Core.  Although the details of the 
provision will require to be finalised by Housing Services/FHA and Health and 
Social Care Partnerships, depending on the intended use, it is anticipated that the 
provision will involve social housing with care and/or meet the needs of those who 
might otherwise require social rented housing.  The proposal is therefore 
acceptable to Housing Services as an onsite contribution to the required affordable 
housing provision. 

 



2.255 It is therefore considered that subject to the conclusion of a Planning Obligation 
setting out the affordable housing requirements for this site and the use of 
conditions on the planning permission to control the type and level affordable 
housing within the early phases of the development, the development would be in 
accordance with the Local Development Plan in this regard. 

Employment Development 

2.256 Policy 2.5 (employment Development) states that in order to provide a good choice 
and mix of employment land and support vibrant and prosperous communities, 
development for business, general industry, storage or distribution and/or waste 
management facilities will be supported where it is located within an allocated 
employment site or an area safeguarded for such uses, and is compatible with the 
Key Site Requirements.  Additionally, the policy provides support for live-work units, 
micro-businesses and business. 

2.257 The Local Development Plan allocates 5 hectares of land at Durieshill for 
employment uses (B09), which would be available up to 2027.  As the development 
proposal provides for a business park for Class 4, 5 and 6 uses, it would accord 
with the Policy 2.5 subject to the use of conditions to limit the business 
space/developable area to 5 hectares.  The delivery of the business park, which 
would bring about local employment opportunities, is also consistent with the 
Masterplan aspirations of a sustainable community to be achieved. 

Retail and Footfall Generating Uses 

2.258 Policy 2.7 (Retail and Footfall Generating Uses) states that new retail development 
and other uses, including offices, commercial leisure, community and cultural 
facilities will be supported where it is located within a site allocated for such uses, 
and is compatible with the key site requirements.  It is a Key Site Requirement of 
the Durieshill land allocation to provide a Village Core incorporating, amongst other 
things, a community centre, local shopping units, local employment and commercial 
activities.  A local supermarket up to 2500 m2 gross to be located within the local 
centre is also a key site requirement of the land allocation.  The Durieshill spatial 
strategy supporting text states that the shops and main services within the planned 
settlement will be defined as a local centre in the identified Network of Centres of 
the Local Development Plan which are the preferred locations for significant footfall 
generating uses as stated in Policy 2.6 (Supporting Town Centres).   

2.259 The delivery of an accessible and well-connected Village Core containing shops, 
services, cafés and community services is intrinsically linked to the creation of a 
sustainable community.  Without a well-connected Village Core the development 
would tend to function as a housing estate devoid of any sense of community and 
activity, rather than as a ‘village’ with its own facilities and amenities.  The 
Masterplan recognises this and promotes the delivery of a mixed use ‘Village Core’ 
for retail and footfall generating commercial uses that would positively contribute to 
the vitality and viability of the area.   

2.260 This is reflected in the detailed proposals which includes a mixed use Village Core 
comprising six Class 1 (Shops) units up to 132 m2; four Class 2 (Financial, 
professional and other services) units up to 88 m2; a standalone café (Class 3 – 
Food and Drink) limited to 87 m2; three units for uses in Class 1, 2, and 3 limited to 
76 m2, and a single unit for uses in Class 2 and 3 limited to 92 m2.  The application 
proposal also includes a community campus that would be integrated into the 
Village Core.  It is noted however that the development does not make provision for 
a local supermarket.   

 



2.261 The Design and Access Statement (DAS) (Village Core, Section 2.0) outlines the 
challenges of the modern high street from influences such as internet retailing and 
out-of-centre competition, and explains that the approach to the design of the 
Village Core is based on the provision of local shops and services that require to be 
‘on your doorstep’ and cannot be accessed on the internet, such as cafés, 
hairdressers, dentists, fresh food retailers, pharmacies and post offices.  The DAS 
notes that the detailed design would not preclude a small local supermarket from 
being accommodated within the Village Core should the need arise.    

2.262 It is therefore considered that the small-scale nature of the shops and services 
proposed within the Village Core are commensurate in scale with the proposed 
development and would mainly serve the Durieshill community.  The proposed 
community campus which would include all weather sports pitch, floodlit for evening 
use, and community changing rooms, is capable of serving the requirements of the 
wider area and in particular the communities in Plean and south Stirling as 
intended.  Furthermore, the absence of a local supermarket is not found to be in 
conflict with the type of local centre envisaged by the Spatial Strategy and would 
not therefore make the application contrary to the development plan in this regard.   

2.263 It is therefore considered by the Planning Authority that the proposed Village Core 
would fulfil its role as a local centre by serving the needs of the local residents in 
terms of convenience retail, services, and commercial and employment 
opportunities.  Consequently, it is considered that the development proposal is in 
overall accordance with the Spatial Strategy and Policy 2.7.  However, appropriate 
mechanisms require to be put in place to secure provision, delivery and timing of 
the proposed retail and commercial units and conditions have been attached to this 
recommendation accordingly.  This includes precise trigger points for the delivery of 
‘feature blocks’ and the standalone café building in accordance with the Masterplan 
phasing strategy and the Springfield ‘1-10 year phasing plan’.  It is considered that 
the proposed conditions are consistent with the terms of Circular 4/1998. 

Traffic and Transport 

2.264 Scottish Planning Policy (paragraph 286) states where a new development or a 
change of use is likely to generate a significant increase in the number of trips, a 
Transport Assessment should be carried out.  This should identify any potential 
cumulative effects which need to be addressed.  Scottish Planning Policy 
(paragraph 290) also highlights the need for development proposals that have the 
potential to affect the performance or safety of the strategic transport network to be 
fully assessed. 

2.265 Therefore, the impact of the development on the operational efficiency and safety 
of the strategic transport network is an important material consideration in the 
assessment of the application.  

Road Network Assessment:  

2.266 Chapter 11 (Traffic and Transport) of the EIA Report summaries the Transport 
Assessment (July 2019).  The assessment addresses, amongst other things, the 
traffic and transportation impacts associated with the proposed development.  The 
potential impacts have been identified and can be summarised as follows: 

2.267 Road traffic impacts generated during the construction phases. 

2.268 Road traffic impacts during operational phases (development as completed) on the 
M9(T) and M80(T) trunk roads, as well as on the surrounding local road networks. 

 



2.269 Construction Impacts:  Traffic movements associated with construction were 
considered to be cars used by site operatives and heavy goods vehicles (HGVs) 
delivering construction materials to the site.  The EIA Report notes that the primary 
access route for construction vehicles is along the A872 via the M9/M80 Pirnhall 
Interchange.  In considering the effects of the additional vehicles on the A872 and 
the Pirnhall Interchange, the EIA Report concludes that the operation of the 
network will not be significantly affected by construction traffic as they are capable 
of carrying large goods vehicles and other commercial vehicles.  Therefore, no 
significant effects were found. 

2.270 In order to encourage construction traffic to route via the A872 the EIA Report 
recommends a Construction Traffic Management Plan (CTMP) as mitigation in the 
interests of highway safety and amenity.  The CTMP will set out high-level 
principles of best practice for the appointed contractor to follow during the 
construction period.  This will cover aspects of the construction relating to 
construction traffic routing and the timing of site deliveries, and measures to 
encourage multi-occupancy of vehicles used by construction workers.  Conditions 
to this effect have been attached to the recommendation. It is important to note 
however that planning conditions are not an appropriate means of controlling the 
right of passage over public highways as they are difficult to enforce effectively.  
Where it is essential to prevent traffic from using particular routes, the correct 
mechanism for doing so is an Order under the Road Traffic Regulation Act 1984 as 
stated in Circular 4/1998: The Use of Condition in Planning Permission. 

2.271 Local Road Network - Operational Impacts:  The Transport Assessment sets out 
the predicted number of trips generated by proposed land use (residential, 
employment, education) to contribute a total of 1,750 vehicular trips (two-way) 
during the weekday AM peak hour (0740 - 0840hrs) and 1,594 trips during the 
weekday PM peak hour (1635 – 1735hrs).  The assessment identifies a significant 
increase in traffic generated by the development and predicts that the majority of 
traffic associated with the development will distribute from/to the M9 (North), A91 
and the A9 links roads via the A872/Pirnhall Interchange to the west and the A9 via 
Cadgers Loan/Glen Road to the east.  

2.272 Having regard to the potential impacts on the local road network, eighteen junctions 
(fourteen in Stirling Council boundary and four in Falkirk Council boundary) were 
subject to detailed operational capacity assessments as part of the Transport 
Assessment.  The assessment was undertaken to assess the traffic impacts 
associated with the proposed development and to identify the mitigation measures 
required to avoid any adverse impacts on the operational performance of the road 
network. 

2.273 Within the Stirling Council local authority area, the A872/Roman Road junction 
(denoted as Junction 4 in the Transport Assessment) is identified in the operational 
assessment as being at overcapacity in all modelled scenarios with significant 
delays shown on the minor arm (Roman Road) requiring mitigation.  This junction is 
proposed as the primary vehicular access for the development and requires to be 
upgraded from a priority junction to a 3-arm roundabout (Springfield Drawing SK-C-
004).  It is also proposed to widen the section of the A872 between the junction and 
the Pirnhall Interchange to two lanes in the northbound direction to address link 
capacity issues.  In addition, the primary access to the Business Park site (Junction 
8) requires to operate as a left in-left out priority junction arrangement with traffic re-
routing via the proposed roundabout at the A872/Roman Road junction.  Conditions 
have been attached to this recommendation to ensure that the scheme of mitigation 
measures are implemented at the appropriate time in accordance with Transport 



Assessment and the sensitivity testing undertaken by the Council’s Roads 
Authority. 

2.274 The Transport Assessment also includes an operational capacity assessment of 
the A91 corridor Junctions relating to ‘Greencornhills’ (Junction 9), ‘Greenyards’ 
(Junction 10), and ‘Skeoch’ (Junction 11) roundabouts.  The initial junction analysis 
undertaken as part of the Transport Assessment was undertaken avoiding the use 
of lane simulation, which enables the ability to model situations where unequal lane 
usage occurs as opposed to simply assume that the full width of the junction entry 
permits traffic movements in all directions overlooking lane demarcation.  Stirling 
Council Transport Development (Roads Authority) and their consultants requested 
the use of lane simulation within the junction modelling and this was included within 
the Transport Assessment. Whilst the results of lane simulation models 
demonstrate to some level the negative impacts on capacity at these junctions, the 
narrative of the Transport Assessment, submitted by the applicant, suggests no 
need to provide mitigation. 

2.275 The Transport Development consultation response highlights that the traffic 
impacts have been underestimated, to which Traffic camera imagery collected by 
their consultants during 2019 validates this position and reinforces the requirement 
for mitigation.  The Transport Development consultation response also refers to the 
results of the Lane Simulation assessment undertaken as part of the Transport 
Assessment to highlight that the A91 roundabouts are currently operating above 
capacity on the A91 North and A91 South arms in the ‘without development’ 
scenarios.  It is also predicted that the capacity on the network decreases with the 
addition of development generated traffic for all modelled flow scenarios.  The 
results of the lane simulation assessment demonstrate a clear and direct link 
between the development and the operational capacity of the A91 corridor thus 
reinforcing the requirement for appropriate interventions to mitigate the traffic 
generated impacts of the development, and any cumulative traffic impacts in 
accordance with Policy 3.3 (Developer Contributions) of the Local Development 
Plan.  

2.276 The Transport Development consultation response confirms its requirement for the 
development to contribute to the package of essential measures, generally as 
identified in the Local Transport Strategy, as required to increase the capacity of 
the local road network in order accommodate predicted traffic growth from the 
Durieshill and South Stirling Gateway land allocations within the Local 
Development Plan. Transport Development recommends a suspensive condition 
be applied to any consent to secure, by legal agreement, appropriate and 
proportionate contributions towards an appropriate scheme of mitigation.  As part of 
the development plan, having regard to Policy 3.3 and the Key Site Requirements 
of the Durieshill allocation, it is reasonably considered that mitigation requirements 
could be secured in this way.  A condition to this effect have been attached to the 
recommendation accordingly. 

2.277 Trunk Road Network – Operational Impacts:  A Key Site Requirement of the 
Durieshill land allocation is the delivery of ‘M9 Junction 9 Pirnhall Interchange 
Improvements’ to help mitigate traffic generated impacts associated with strategic 
expansion/new settlement areas at Durieshill and South Stirling Gateway.  These 
strategic allocations include 3,042 homes and 1,100 homes respectively plus other 
land uses such as employment and education.   

 

 



2.278 To address the predicted impacts, the Transport Assessment identifies a 
deliverable scheme of physical works to upgrade Pirnhall Interchange as indicated 
in the outline junction designs shown in drawings SK-C-001 to SK-C-003 and SK-
C-005.  This proposal would see three circulatory lanes provided across the over 
bridge, transitioning into four lanes on the south circulatory with signalisation and a 
segregated active travel link running north-south across the interchange supported 
by a new pedestrian/cycle bridge. 

2.279 The Transport Scotland consultation response recommends the use of conditions 
to limit the number of residential units occupied to 550 and to secure by appropriate 
legal agreement equitable contributions towards, and the subsequent delivery of, 
the agreed scheme of mitigation as required to address the cumulative traffic 
impacts in order to ensure that the trunk road operates in a safe and efficient 
manner.    

2.280 The Transport Assessment also identifies the need for signalisation on the 
A9/M876 west-bound diverge to address the predicted capacity issues associated 
with traffic generated by the development resulting in a decrease in operational 
performance.  Transport Scotland has set out a requirement to limit the number of 
residential units occupied to 329 having regard to the suggested implementation 
periods within Table 7.1 of the Transport Assessment.  A condition to this effect 
would be added to any planning permission. 

2.281 The development will require to contribute on an equitable basis towards the 
delivery of the transport mitigation.   With the appropriate conditions and a legal 
agreement in place, a scheme of mitigation that meets with the relevant 
requirements of the Local Development Plan and Transport Scotland would be 
implemented at the appropriate time.    

Active Travel and Sustainable Transport: 

2.282 The site is on the southern edge of the Stirling ‘City Corridor’ and, although there is 
footway access and bus services, albeit limited, linking the A872 through Pirnhall 
Interchange, it is found that the M9 presents something of a barrier between the 
site and the remainder of the City Corridor.  The lack of connectivity, which is 
mainly a result of substandard green infrastructure, presents a challenge to 
delivering a well-connected, sustainable community.  The lack of connectivity is 
seen as one of the main weaknesses of the Durieshill land allocation in this regard. 

2.283 Scottish Planning Policy (Promoting Sustainable Transport and Active Travel) 
indicates that the planning system should support patterns of development which 
provide safe and convenient opportunities for walking and cycling for both active 
travel and recreation; facilitate travel by public transport and; enable the integration 
of transport modes.  Significant travel-generating uses should be sited at locations 
which are well served by public transport, subject to parking restraint policies, and 
supported by measures to promote the availability of high-quality public transport 
services.  New development areas should be served by public transport providing 
access to a range of destinations.  Planning permission should not be granted for 
significant travel-generating uses at locations which would increase reliance on the 
car and where: direct links to local facilities via walking and cycling networks are 
not available or cannot be made available; access to local facilities via public 
transport networks would involve walking more than 400m or the Transport 
Assessment does not identify satisfactory ways of meeting sustainable transport 
requirements. 

 

 



2.284 Maximising the ability of trips to be made by walking, cycling and public transport is 
a Key Site Requirement of the site allocation which ties with the sustainable 
development criteria set out in the Overarching Policy of the adopted Local 
Development Plan.  The principles of sustainable travel are a central thread running 
through the provisions of Development Plan policies, namely Primary Policy 1 
(Placemaking), Policy 1.1 (Site Planning), Policy 1.3 (Green Infrastructure and 
Open Space), Policy 3.1 (Addressing the Travel Demands of New Development) 
and Primary Policy 4 (Greenhouse Gas Reduction).  

2.285 Active Travel:  The Transport Assessment places an emphasis on the provision of 
pedestrian and cycling infrastructure to encourage a modal shift from the use of the 
private car towards active travel as part of a package of mitigation measures 
designed to reduce traffic pressure on the road network.  The provision of active 
travel infrastructure is also an intrinsic part of the Masterplan vision for the delivery 
of a sustainable community at Durieshill.  In addition, the Design and Access 
Statement (DAS) promotes a permeable street layout and well-connected 
development to address connectivity between areas and access by walking, cycling 
and public transport.  The detailed proposals are consistent with the principal 
objectives of the Masterplan and DAS in this regard. 

2.286 As detailed in paragraphs 2.238 to 2.243 of the report, the detailed layout includes 
a hierarchy of streets that have been developed in line with the Scottish 
Government’s advice on Designing Streets and the Council’s Supplementary 
Guidance, SG01 (Placemaking).  The hierarchy of street types includes primary, 
secondary and tertiary routes that have been arranged into a permeable grid-like 
network.  The hierarchical approach to the layout is needed to delineate the streets 
that would move traffic through the settlement from those that would provide 
access to residential property.  The Masterplan also notes that the settlement 
layout and street design would encourage active travel by positively influencing 
route choice and reducing traffic speeds to 20mph in the interests of pedestrian 
safety. 

2.287 A dedicated active travel network is also included within the development to 
encourage active travel by giving greater priority to the movements of pedestrians 
and cyclists over motorised transport.  This is reflected in the design of the ‘Low 
Line’ and ‘High Line’ routes (Tier 1 paths) that form part of a fully integrated active 
travel network running through the centre of the site.  The routes are designed to 
provide direct access by walking and cycling to the main destinations of the 
development (i.e. Village Core, schools, areas of open space and play areas) and 
are integral to the functionality and connectivity of the green network.  They are 
also integral to connecting the site with Stirling and Plean by linking into the path 
networks situated beyond the boundaries of the site.  A series of secondary routes 
and feeder paths (Tier 2 and Tier 3 paths) support the Low Line and High Line 
active travel network by providing direct linkages to residential areas within the site 
and the wider countryside beyond. 

2.288 The EIA Report refers to the construction of an access road through Pheasantry 
Wood to provide a linkage between site Areas F and H.  The link is shown, but not 
clearly defined, in the detailed layout plans and within the ‘Durieshill – Landscape 
Design General Arrangement Plan’.  It is considered however that the provision for 
a vehicular link here would disrupt the movement hierarchy as it would give the 
movements of vehicles the same level of priority as pedestrians and cyclists.    This 
would have undesirable consequences for the sustainable transport objectives as it 
is likely to encourage car use rather than pedestrian and cycle travel in relation to 
the Village Core and community campus.  Therefore, it is not considered 



appropriate to allow a vehicle access link to be provided and a condition to this 
effect would form part of any planning permission.  

2.289 In respect of the community campus and standalone primary school, the Roads 
Authority recommend that for each phase of development, applications for approval 
of matters specified in condition should be accompanied by a Transport Statement 
to support the delivery of safer routes to school as way to encourage active school 
travel.  This would be written into conditions of any planning permission.   

2.290 In terms of off-site active travel infrastructure, the Transport Assessment includes 
proposals for a ‘Pirnhall Active Travel Link’, which includes provision of a 
segregated green link across the Pirnhall Interchange via controlled signalised 
crossing points, which would connect the site to the Stirling City Corridor along the 
A872 corridor.  This will be supported by the delivery of the High Line route as well 
as the implementation of pedestrian provision along Roman Road.   

2.291 Also included in the Transport Assessment are detailed proposals for the upgrading 
of Cadgers Loan to include a continuous footway/cycleway along the entire length 
of Cadgers Loan, as shown on the ARUP drawing SK-C-017, which will tie in with 
the proposed Low Line route and a footway along Roman Road/Bore Row.   

2.292 The delivery of the Pirnhall and Cadgers Loan active travel routes are integral to 
connecting the site with Stirling and Plean by linking into the path networks situated 
beyond the boundaries of the site.  The delivery of this infrastructure would be 
secured through condition. 

2.293 Overall, the Planning Authority considers that the proposed development 
corresponds well to the kind of place that is “easy to move around and beyond”, 
which is one of the six qualities of a successful place promoted in Scottish Planning 
Policy and would meet the requirements of the Local Development Plan in this 
regard. 

2.294 Public Transport Provision:  The nearest bus stop to the site is located on the 
A872 (southbound carriageway) which is situated at the north-west extent of the 
site.  The Transport Assessment identifies seven bus services which ‘halt’ at this 
stop however, having viewed the timetable for these services it would appear that 
only the B1 public service and the school services (651/652/653) allow passengers 
to board and alight there.  At present, there are no bus services operating from 
Roman Road and Cadgers Loan.  It is therefore considered that the majority of the 
site, and almost all areas proposed for housing, are located at distances in excess 
of the 400-metre maximum walking distance to public transport networks advised in 
Scottish Planning Policy paragraph 287.     

2.295 As outlined above, one of the main weaknesses of the site allocation is that it is 
constrained by accessibility considerations.  Deficiencies in access to public 
transport and the limited service links to/from the site are major contributing factors 
to this.  This is addressed in the Transport Assessment which sets out an indicative 
strategy for public transport provision.  This includes a commitment to facilitate the 
extension/re-routing of existing of bus service(s) and/or provision of a new 
service(s).  This is supported by a number of design measures, including 
allowances for bus circulation and turning within the street layout and the proposed 
widening of Cadgers Loan to a carriageway width of 6 metres to facilitate bus 
connectivity to Plean.  The provision of a well-integrated and accessible bus service 
is integral to delivering a sustainable place and for reducing the traffic demands on 
the local road network as it would enable a shift to sustainable travel modes and 
contribute to carbon dioxide reduction, which are embedded mitigation measures of 
the EIA Report. 



2.296 The Roads Authority and Transport Scotland, in their respective consultation 
replies, highlight the requirement to agree a Public Transport Strategy to secure a 
scheme of public transport provision and its programme for implementation.  This 
will require the local bus services to be expanded/re-routed in order to provide 
access to/from Stirling via A87 and Plean via Cadgers Loan.  The Planning 
Authority also considers that the level of provision should be commensurate in 
scale with the mode share values set out within the Transport Assessment.  Further 
detailed proposals relating to the location and type of bus stops, and pedestrian 
access and road crossings are also required to support the implementation of the 
public transport strategy.  It is considered that provision for public transport could 
be secured with appropriate planning conditions and a corresponding legal 
agreement. 

2.297 Therefore, with appropriate conditions and legal agreement in place, the proposal 
would accord with the relevant provisions of Scottish Planning Policy and the 
Development Plan in this regard. 

Transport Standards 

2.298 Residential, Non-residential and Visitor Parking Standards:  A series of parking 
layout plans (site Areas A to T) have been provided to accompany the submission 
of the Transport Assessment.  Having regard to the Roads Authority response on 
this matter, a number of issues have been highlighted with regard to the car parking 
arrangements for visitors, which mainly include the placement of visitor spaces or a 
shortfall in the number of visitor spaces in some areas.  This is not a matter that 
could adequately be addressed by condition because it would have unknown 
consequences for other elements of the proposal, which may require further public 
consultation and possibly the submission of a new planning application.  A 
relaxation of standards set out in the SG Transport and Access for New 
Development (Draft) is therefore required and, following consultation with Transport 
Development, it is not considered that this would present unacceptable risk of 
vehicle/pedestrian conflict or affect the free flow of traffic which could give rise to 
safety concerns.  Overall, the Roads Authority are satisfied that the parking 
provision is broadly reflective of the total required provision as per the Council’s 
guidance on vehicular parking standards. 

2.299 Cycle Parking Standards:  Turning to cycle parking, an appropriately worded 
condition could reasonably be attached to secure adequate cycle parking facilities 
both within the individual curtilages of flatted properties and on a communal basis.  
Consequently, it is considered that the proposal could comply with the Council’s 
guidance on cycle parking standards in this respect. 

2.300 The Masterplan layout identifies opportunities for cycle hire docking stations at key 
locations within the development.  The consultation response from the Roads 
Authority recommends that this provision is secured by appropriately worded 
planning condition.  Whilst the Planning Authority recognise the sustainability 
benefits associated with incorporating cycle hire stations within the development, 
imposing a condition on the developer to deliver a bike hire scheme raises doubt 
about whether the developer can be reasonably expected to comply with it as 
compliance is likely to require third party authorisation. Planning Circular 4/1998: 
The Use Condition in Planning Permission states that in cases such as this a 
condition could be invalid on grounds of unreasonableness.  For this reason, the 
Planning Authority has decided not to impose a requirement on the developer to 
deliver bike hire docking stations as part of the development.        

 

 



Climate Change Adaptation and Mitigation 

2.301 Primary Policy 4 (Greenhouse Gas Reduction); Policy 4.1 (Low and Zero Carbon 
Buildings), and Policy 4.3 (Heat Generation) seek to support: energy-efficient, low-
emission, climate-adapted development; the use of vacant and derelict land; the 
reduction and recycling of waste; provision for active travel and public transport; 
sustainable drainage and flood management, and the development of heat 
networks and the use of heat mapping to identify the potential for co-locating 
developments with a high heat demand with sources of heat supply. 

2.302 Policy 1.1 (Site Planning) also states that all proposals are expected to consider 
and plan for how the development will be serviced for heat networks.  A Key Site 
Requirement of the Durieshill land allocation refers to the use of innovative forms of 
district heating.   

2.303 Policy 3.1 (Addressing the Travel Demands of New Development) requires 
consideration to be given to electric vehicle (EV) charge points as part of any new 
development. 

2.304 Scottish Planning Policy seeks to promote successful sustainable places with a 
focus on low carbon place; a natural, resilient place; and, a more connected place.  
Scottish Planning Policy notes that the planning system should support a pattern of 
development which reduces the need to travel, facilitates travel by public transport, 
provides safe and convenient opportunities for walking and cycling and supports 
the installation of infrastructure to support new technologies, such as charging 
points for electric vehicles. 

2.305 Delivering a Low Carbon Place:  Chapter 12 (Other Matters) of the EIA Report 
notes that the proposed development would not have significant effects on the 
environment.  For instance, the EIA Report notes that the predicted increase in 
transport emissions as a result of the development are not considered significant in 
terms of the 2017 EIA Regulations, as addressed in paragraph 2.317 to 2.325 of 
this report.  Furthermore, the EIA Report also demonstrates that the development 
would not be vulnerable to climate-related hazards being outwith predicted flood 
plain taking account of climate change having been considered as part of the Flood 
Risk Assessment. 

2.306 The Masterplan sets out a holistic approach to delivering a sustainable place and 
minimising greenhouse gas emissions.  The Durieshill Sustainability and Energy 
Statement (Sustainability Statement) addresses each of the eleven Sustainable 
Development Criteria set out within the Overarching Policy of the Local 
Development Plan, as derived from Scottish Planning Policy.  Both the Masterplan 
and the Sustainability Statement demonstrate a hierarchical approach to reducing 
greenhouse gas emissions in accordance with the policies of the Development Plan 
relating to climate change adaptation and mitigation. 

2.307 Firstly, they set out how the development proposal would reduce the demand for 
(fossil fuel-based) energy by promoting a modal shift away from the use of private 
motorised transport and towards walking and cycling in accordance with Scottish 
Planning Policy (Promoting Sustainable Transport and Active Travel).  This is 
reflected in the detailed design layout which includes fully integrated active travel 
networks and connections that will provide safe and convenient access to the 
proposed local amenities, services and facilities.  Beyond the site, the proposal 
would deliver new accessible green infrastructure connecting the development site 
to Plean (via Cadgers Loan) and Stirling (via A872 through Pirnhall Interchange), 
as covered in paragraphs 2.290 to 2.292.   Provision for public transport services is 
also promoted in the design layout.  Opportunities for local food growing are 
provided for in the design of open spaces throughout the site, including allotments 



and a community orchard.  The applicant’s commitment to reducing the carbon 
footprint and construction related waste is also noted.  This includes designing for 
re-use, using locally sourced sustainable materials and adopting innovative 
construction methods that utilise recycled materials, such as the surfacing of roads 
from recycled waste plastics, where practical.   

2.308 Secondly, the Masterplan and Sustainability Statement include approaches for 
improving the operational energy efficiency of the individual buildings and the 
development as a whole.  A ‘fabric first approach’ to the design of all residential 
buildings is promoted, which places emphasis on improving thermal efficiency in 
order to reduce heat demand.  Sustainable travel is also promoted through the 
provision of off-street electric vehicle (EV) charge points for every home in addition 
to fast charge points (22Kw) within the Village Core.  Design details of EV charging 
provision for properties without off-street parking, such as flats served by private 
communal parking courts, has not been fully considered within this submission.  To 
address this, an Ultra-Low Emissions Vehicles (ULEV) charging strategy would be 
a condition of any planning permission.  The strategy would serve to inform the 
type and provision of off-street charge points and ducting infrastructure 
commensurate with the level of demand.  Design details including methods of 
installation having regard to street/parking typologies, accessibility and service 
routes are also required and conditions have therefore been attached to this 
recommendation accordingly.  

2.309 Lastly, the Masterplan and Sustainability Statement promotes a positive and 
forward thinking approach to the decarbonisation of heat and energy with the aim of 
delivering a carbon neutral development.  This includes the use of flue gas heat 
recovery units, as a potential alternative solution to Air Source Heat Pumps 
(ASHP), on flats/apartments.  Flats and apartments (affordable and market) will 
also include roof mounted solar photovoltaic panels.  It is also submitted that 
private and affordable homes will use Hybrid heating systems (ASHPs and hybrid 
boilers) and full air source heat pumps respectively.  The Masterplan also identifies 
opportunities for communal air source/ground source heat pumps, battery storage 
(in line with usage of PV panels), mechanical ventilation heat recovery systems and 
waste water heat recovery systems which could be utilised as part of decentralised 
energy system.  

2.310 Studies were undertaken to explore the feasibility of connecting with a local heat 
network to serve the development in response to Policy 1.1, Policy 4.3 and the Key 
Site Requirements of the site allocation.  An initial high-level feasibility study was 
carried out by the applicant using Scotland’s Heat Map to identify local low carbon 
heat sources that could potentially support a heating network within the site.  
Examination of the heat map determined that there are no notable sources of waste 
heat or energy sources locally, and in the absence of any existing or planned heat 
networks nearby, it was therefore concluded that the development could not 
feasibly connect into a local heat network.   

2.311 A further study was carried out to assess the feasibility of a stand-alone renewable 
energy and heat generating network within the site in accordance with Primary 
Policy 4.  This was an independent study conducted by Burohappold with input 
from Zero Waste Scotland.  The study provided confirmation that district heating is 
not a viable option based on high upfront level of capital investment required and 
the low expected commercial rates of return.  The difficulty in justifying high upfront 
costs based on current low energy prices and ultra-high energy efficient buildings, 
which do not require much heat, is seen as a barrier to the delivery of district 
heating for residential buildings.  The Council’s Sustainable Development team 
agree with the conclusions of the study.  The Planning Authority therefore accepts 
that meeting the energy and heat demands of the residential component of the 



development, either by linking into local area networks or by establishing a low and 
zero carbon heat network on-site, are not viable options at this time.  However, the 
Masterplan layout demonstrates that the development has been designed with 
future adaptability in mind by showing the potential locations for district heating 
energy centres and primary sub-stations.  

2.312 Notwithstanding the above, the submitted ‘Durieshill Sustainability and Energy 
Statement’ (Sustainability Statement) notes that all proposed homes in the 
development have been designed to meet or exceed the ‘Silver’ sustainability 
rating, as set out in the current Building Standards regulations, by contributing at 
least 21% of the CO2 emissions savings through a scheme of individual low and 
zero-carbon technologies.  The Sustainability Statement therefore concludes that 
the development will achieve compliance with the energy and heat contribution 
requirements of Policy 4.1, which are equivalent to the ‘Bronze Active’ sustainability 
level in current Scottish Building Standards.   

2.313 The Sustainability Statement has not however provided any energy rating 
calculations (in accordance Supplementary Guidance SG17: Low and Zero-Carbon 
Buildings) for low and zero-carbon generating technologies to be used (as noted in 
paragraph 2.309 above) in order to support the above conclusions and/or 
demonstrate compliance with Policy 4.1, as a minimum.  Whilst it would be 
legitimate to address the above matter with appropriate conditions, the practicalities 
of attaching such conditions to a 30-year development have been carefully 
considered and have not been carried forward in the recommendation.   

2.314 This is in recognition of the fact that conditions attached to a full planning 
permission would be fixed upon the award of any such permission and would not 
therefore be able to adapt to the constantly changing nature of planning polices and 
buildings standards regulations on this particular matter.  This is demonstrated 
through the “Government’s Programme for Scotland 2019-20” which indicates that 
a step change is on the agenda in terms of how buildings are heated.  The 
programme refers to a commitment that all new homes must use renewable or low 
carbon heat from 2024 and refers to the need for a fundamental overhaul in 
building regulations to achieve this.   

2.315 Notwithstanding the up-to-date Development Plan position, it is therefore 
recognised that within a period of less than 5 years any conditions attached, to the 
effect that the development must comply with CO2 emissions savings set out in 
Policy 4.1, are unlikely to correlate to future Buildings Standards regulations and 
from that point onwards would no longer serve or be related to the purpose of 
planning.  Support for this approach is found within the provisions of Circular 
4/1998: Use of Conditions in Planning Permission and Circular 1/2017: 
Environmental Impact Assessment Regulations.  However, the Council can take 
comfort from the parallel statutory Building Standards process that needs to be 
completed which will secure at least the same CO2 emission savings as would be 
achieved under Policy 4.1. 

2.316 Conclusions on Climate Change Adaptation and Mitigation: The Masterplan 
and EIA Report and associated documents provide sufficient evidence to 
demonstrate compliance with Scottish Planning Policy and the policies of 
Development Plan in this regard.  The ‘Durieshill Sustainability and Energy 
Statement’ provides an appropriate summary of how the proposed development is 
consistent with each of the eleven sustainable development principles mentioned 
above.  

 

 



Air Quality  

2.317  The EIA Report considers the impact on Air Quality (Chapter 9) and is supported 
by the Air Quality Impact Assessment, Technical Appendix 9.1 (AQA).  This chapter 
focuses on the impact of the development on air quality from transport emissions, 
incorporating a baseline position of known air quality limits and objectives, and a 
prediction of emissions post-development.   

2.318 The effects of poor air quality human health and the environment are set out in 
Scotland’s guidance document Delivering Cleaner Air for Scotland – Development 
Planning & Development Management (Environmental Protection Scotland (EPS) 
and the Royal Town Planning Institute (RTPI)).  The document identifies that the 
effects of long-term exposure of people to air pollution are linked to a number of 
respiratory health conditions/illnesses (asthma, bronchial symptoms, lung 
inflammation and reduced lung function) and increased risk of premature mortality.  
Air quality is therefore regarded as an important material planning consideration.   

2.319 The Air Quality and Land Use Planning (2004) document and PAN51 (Planning and 
Environmental Protection) are relevant in considering how air quality matters are 
considered through the planning system.  Land-Use Planning and Development 
Control: Planning for Air Quality' (2015) requires the consideration of cumulative 
effects particularly on commuter routes.  The EPS and RTPI guidance “Delivering 
Cleaner Air for Scotland” provides further information on how effective development 
can minimise impacts on air quality. 

2.320 While there is no stand-alone policy on air quality within the Local Development 
Plan, Primary Policy 1 (Placemaking) states development must have minimal 
adverse impact on air quality as a requirement of the Council’s placemaking 
objectives.  The requirement to minimise adverse impacts on air quality is also 
referenced in relation to sustainable development criteria within both the Local 
Development Plan and Scottish Planning Policy. 

2.321 The EIA Report summaries the results of the AQA technical report.  The AQA 
considers the suitability of the site in terms of local air quality for residential and 
non-residential uses and the potential for the development to adversely affect the 
local air quality on sensitive receptors.  It identifies that the primary impact on 
ambient air quality at existing and proposed residential areas within and in the 
vicinity of the site are from the effects of transport emission from development 
generated traffic.  To address this impact, the AQA includes an assessment of 
Nitrogen Dioxide (NO2) and Particulate Matter (PM10 & PM2.5) pollutants in 
accordance with current guidance.  In considering the findings of the AQA, the EIA 
Report concludes that, while there will be some localised impacts, the overall 
impact of the development on air quality will not be significant.   

2.322 Although not identified as air quality mitigation in the EIA Report, it is noted that the 
development includes designed-in mitigation measures including walking and 
cycling infrastructure to promote active travel and a comprehensive woodland 
planting scheme (20-25 hectares).  The EIA Report also includes as mitigation a 
commitment to the delivery of public transport provision and EV changing points in 
relation to residential and non-residential units in order to support the transition to 
electric vehicle use (chapter on ‘Traffic and Transport’).  Although the effects of 
these measures have not be assessed in the EIA Report relative to air quality, they 
are consistent with some of the approaches to reducing emissions and impacts as 
set out in “Delivering Cleaner Air for Scotland” guidance document and would 
therefore, go some way to balancing the harmful impacts of transport emissions on 
air quality.   



2.323 With regard to the construction process, the EIA Report notes that the potential 
impacts arising from dust and construction traffic would require to be mitigated 
through the adoption of best practice measures and in accordance with the agreed 
terms of a Construction Environmental Management Plan (CEMP).  Conditions to 
this effect have been attached to the recommendation accordingly. 

2.324 The Scottish Environment Protection Agency (SEPA), in their consultation 
response dated 29 October 2019, do not raise any objection to the development in 
terms of air quality impacts.  Consultation with the Council’s Environmental Health 
highlighted some issues with the air quality modelling but consider these to be 
minor issues which unlikely to have affected the conclusions of the EIA Report in 
terms of the significance of the potential impact of the development on air quality.    

2.325 Conclusions on Air Quality:  The EIA Report conclusions that the overall impact 
of the development on air quality will not be significant is therefore accepted by the 
Planning Authority.  It is considered that the proposal would comply with the terms 
of National and development plan policy subject to the use of appropriately worded 
conditions and legal agreement to secure the above mitigation measures. 

The Water Environment  

2.326 Chapter 10 (Water Environment) of the EIA Report addresses matters relevant to 
flood risk and drainage at the site.  The EIA Report is supported by a Flood Risk 
Assessment (FRA), Technical Appendix 10.2 (updated, December 2019) and 
Drainage Assessment, Technical Appendix 10.1 (August 2019).   The potential 
impacts can be summarised as follows: 

2.326.1 The impacts of the development on fluvial (river) flooding; 

2.326.2  The impacts of the development on pluvial (surface water) flooding; and, 

2.326.3  The impacts of the development on water quality. 

2.327 Fluvial Flood Risk:  There are a number of watercourses around and within the 
site.  The Small Burn is identified as the principal, and the only named watercourse 
within the site.  The Small Burn enters the site from the west at the woodland 
known as Moss Wood and leaves the site at its northern boundary where it passes 
through a culvert beneath a public road and into Bannockburn Wood.  The Small 
Burn and its tributary streams, some of which are partially culverted, flow generally 
from south to north which drain the northern section of the site.  There are also a 
number of other minor watercourses that drain the southern section of the site.  
These watercourses are mainly tributaries of the Plean Burn watercourse which 
routes through Plean Country Park situated outwith and east of the site. 

2.328 The Scottish Planning Policy paragraph 255 indicates that the planning system 
should promote a precautionary approach to flood risk taking account of the 
predicted effects of climate change; flood avoidance by safeguarding flood storage 
and conveying capacity; locating development away from functional flood plains 
and medium to high risk areas; flood reduction: assessing flood risk and, where 
appropriate, undertaking flood management measures.  In paragraph 256 it states 
that the planning system should prevent development which would have a 
significant probability of being affected by flooding or would increase the probability 
of flooding elsewhere.  Primary Policy 5: Flood Risk Management of the Local 
Development Plan states that a precautionary approach to flood risk from all 
sources will be taken.  It also states that development proposals on areas shown to 
be at risk of flooding on Scottish Environment Protection Agency (SEPA) Flood 
Maps should be avoided.   

 



2.329 SEPA’s Online Flood Extent Map for river (fluvial) flooding does not indicate any 
flood extents on site.  However, the EIA Report acknowledges that the flood map 
does not assess watercourses within catchments smaller than 3 km2, and therefore 
does not account for potential flooding associated with the Small Burn and other 
minor streams that are located within the application site.   The EIA Report and 
associated FRA therefore considers fluvial flood risk from all named and unnamed 
watercourses within the site as part of a competent environmental assessment.  
The approach to the assessment of flood risk therefore is considered consistent 
with the provisions of Primary Policy 5 which states that development will be 
controlled in areas potentially subject to flooding from small watercourses with no 
obvious floodplain. 

2.330 The assessment of the Small Burn was based on detailed hydrodynamic modelling, 
which was built using the information gathered from surveyed cross-sections and 
ground survey data.  The modelling included sensitivity testing using the most up to 
date climate change allowance for the site which is currently a 40% increase on 
peak flows.  The results within the updated FRA confirm that all proposed 
development (buildings) is placed outwith the defined functional floodplain in 
compliance with the requirements of the adopted Local Development Plan and 
Scottish Planning Policy.  Furthermore, the finished floor levels of all proposed 
buildings have been designed to provide adequate freeboard protection against a 1 
in 200 year (plus climate change) flood event in accordance with SEPA’s 
requirements. 

2.331 Turning to the existing unnamed watercourses within the development site, the 
design approach includes the diversion of these more minor watercourses and the 
updated FRA has taken account of this.  The updated FRA also demonstrates that 
the proposed diverted watercourses can be integrated into the layout in accordance 
with the requirements of SEPA.  The assessment goes on to conclude that in all 
locations impacted by proposed watercourse diversions, all development within the 
impacted areas will be outwith the defined functional floodplain having 
demonstrated that the design flood event can be safely contained ‘within-bank’. 

2.332 In addition to fluvial flood risk, the EIA Report also considers the flood risk from 
surface water runoff (pluvial), groundwater, surcharging sewer systems and tidal 
influence.  The EIA Report concludes that due to the combined distance (5 
kilometres) and elevation (at least 70 metres above ordnance datum) of the site 
relative to the Firth of Forth, which is the nearest body of water that is tidally 
influenced, there would be no coastal flood risk to the site.  This conclusion is 
consistent with SEPA’s Flood Maps.  The EIA Report also concludes that there is 
no known groundwater flood risk to the site based on available information and 
historical records.  Surface water and drainage are addressed under section 
‘Pluvial Flood Risk’ below.   

2.333 The updated FRA (December 2019) addresses the SEPA objection (dated 29 
October 2019) and has allowed SEPA to withdraw their objection (consultation 
dated 5 December 2019).  However, the advice provided by SEPA in their latest 
consultation response recommends the submission of updated FRAs to inform 
finished floor levels and restrictions on land raising within the functional floodplain.  
These matters can be addressed through planning condition.  Stirling Council’s 
Flood Co-Ordinator has no objection to the development on flood risk grounds.    

 

 

 



2.334 Conclusions on Fluvial Flood Risk:  The detailed layout shows that the functional 
flood plain and medium to high risk areas would be avoided and the proposed 
development can be accommodated without significant probability of being flooded 
or increasing the probability of flooding elsewhere.    

2.335 The development of the Durieshill site is expected to progress in phases over thirty 
years and it is therefore considered that continued caution would be required given 
that flood statistics and design flood estimation techniques may change.  For these 
reasons the Planning Authority agree with SEPA that as each phase is progressed 
there should be consideration of a need to update the submitted Flood Risk 
Assessment.  As this is an application for full planning permission the condition 
would not have the power to substantially alter the development, which would not 
be fixed at the point of granting permission.  Instead its purpose would be to inform 
the finish floor levels of any buildings and to ensure that the proposed watercourse 
crossings remain free from flooding during the design flood event whilst maintaining 
adequate freeboard (600 millimetres) plus allowance for climate change (minimum 
20%).  Conditions to this effect would be added to any planning permission 
accordingly. 

2.336 Pluvial Flood Risk:  The SEPA Online Flood Maps indicate that there are a 
number of locations across the site that may be affected by surface water flooding.  
The level of risk ranges from ‘low’ to ‘high’ with the majority of high risk areas 
shown to be located within the southern section of the site.   

2.337 Scottish Planning Policy states that development should avoid an increase in 
surface water flooding through requirements for Sustainable Drainage Systems 
(SuDS) and minimising the area of impermeable surfacing.  Primary Policy 5 is 
consistent with Scottish Planning Policy in that it requires new development to be 
treated by SuDS before it is discharged into the water environment.  The policy also 
refers to a precautionary approach to flood risk from all sources, which includes 
surface water flood risk. 

2.338 The EIA Report notes that the topographical survey of the site, undertaken as part 
of the Flood Risk Assessment (Appendix C) and Drainage Assessment (Appendix 
A), has identified that the locations within the site most at risk of surface water 
flooding are at low points where surface water flows overland from surrounding 
areas of higher ground and accumulates naturally within low lying areas.  The 
assessment highlights however that the contributing catchments for any overland 
flows would be small, and flows would likely to be generated from within the site 
boundary, which serves to reduce the overall risk and the significance of impact by 
limiting surface water volume and velocity. 

2.339 The topographic survey has assisted in identifying five topographical drainage 
catchment areas within the site based on existing ground levels which has in turn 
assisted the development of surface water drainage model used to undertake initial 
drainage flow calculations to inform the outline surface water drainage strategy.  
The EIA Report states that the drainage strategy has been designed in accordance 
with SuDS principles.  It goes on to note that surface water runoff from the site will 
be attenuated to 1 in 2 year greenfield run-off rates (i.e. pre-development) for all 
events up to and including the 1 in 30 year (plus climate change) event, with the 
exception of Sites B2 and C (drainage sub catchments areas).   The EIA Report 
notes that sufficient attenuation can only be provided for the 1 in 30 year (plus 
climate change) event in Sites B2 and C.  However, in reference to the modelling 
analysis undertaken in Sites B2 and C, the EIA Report notes that the reduced 
attenuation poses no flood risk to the receiving Small Burn watercourse.   

 



2.340 Drawing on the conclusions within the FRA, the EIA Report notes that the 
development would result in a net reduction in peak flow rates during flooding 
conditions, thereby achieving modest flood reduction benefits further downstream.  
The development also provides for exceedance where extreme rainfall exceeds 
inlet capacities, or for extreme storm events exceeding the design flood event 
considered for drainage design (i.e. the 1 in 200 year plus climate change event), 
as the layout is designed to intercept or channel excess flows to the nearest 
watercourse without affecting residential properties.   

2.341 The topographic survey information has been taken into account in the design of 
the site.  Specifically, it has ensured that all development is located outwith the 
medium to high risk flood extents for surface water as identified in the SEPA Flood 
Map.  The EIA Report highlights that the finished floor levels of all buildings are 
raised relative to surrounding ground levels in order to achieve a minimum 
freeboard of 600 millimetres above design flood levels.  This ensures that proposed 
buildings are not at risk of pluvial flooding in exceedance conditions.  Compliance 
with the Key Site Requirements that prohibits development within 6 metres of the 
banks of a watercourse is also noted.   

2.342 Conclusions on Pluvial Flood Risk:  Any overland flows generated following the 
development of the site will be managed through the provision of the surface water 
drainage network which will include sustainable drainage (SuDS) features for 
capturing, conveying, attenuating and treating the flows.  This drainage network will 
be designed to ensure that no properties (existing or proposed) will be at risk of 
flooding for events up and including the 1 in 200 year (0.5% AEP) plus climate 
change event. 

2.343 Water Quality:  The impact of the development on water quality has been 
assessed by the EIA Report due to the presence of watercourses within and close 
to the site.   

2.344 Policy 3.2 (Site Drainage), criterion a. (foul drainage) requires a connection to be 
made to the public sewage system; criterion b. (surface water drainage) requires 
the treatment of surface water by a Sustainable Urban Drainage System (SuDS) 
before it is discharged into the water environment.    

2.345 Dealing firstly with foul drainage, the development will connect to the public sewer 
system in accordance with Policy 3.2 and discussions between the applicant and 
Scottish Water to identify the solution which will best align with Scottish Water’s 
long-term strategic solution for Plean, Cowie and Fallin.  The current solution, as of 
December 2019, is to connect waste water to Plean waste water treatment works 
(WWTW) in accordance with Scottish Water’s network assessment for Plean.  As 
capacity is reached at Plean WWTW, Scottish Water intend to convert Plean 
WWTW to a waste transfer station and pump all flows, including Durieshill, to 
Cowie WWTW, which will require works to achieve additional capacity.   

2.346 With regard to surface water drainage, the EIA Report notes that the biggest risk 
would be during construction where there is the potential for fine sediments to be 
washed into watercourses from areas of exposed soil and stockpiles, and as a 
result of earthworks including the construction of watercourse crossings.  The EIA 
Report also notes that pollution from chemicals and contaminants released from 
plant, machinery and on site works during construction could enter the water 
environment.   

 

 



2.347 The EIA Report sets out construction phase mitigation measures to avoid any 
further impact.  These are largely good construction practice measures which 
would be encompassed within a Construction Environmental Management Plan 
(CEMP) for the site and will detail all mitigation measures relating to surface water 
management, pollution prevention, and best practice methods of construction.  The 
EIA Report also identifies a requirement for an Ecological Clerk of Works to 
supervise the construction works to ensure that the CEMP and associated 
mitigation measures are implemented effectively.  Conditions to this effect have 
been attached to the recommendation accordingly.  

2.348 The EIA Report also notes that the sustainable urban drainage systems (SuDS) 
incorporated into the design will address water borne pollution arising from the 
interaction of rainwater and the operational development by treating surface water 
at source, as far as practical, before it is released into the water environment.  This 
will ensure that the development will not detrimentally impact river water quality or 
flood risk at, upstream or downstream of the site in accordance with SEPA 
requirements.  

2.349 The EIA Report concludes that there would be no significant detrimental impact on 
the environment with the mitigation in place.  These conclusions are accepted by 
the Planning Authority in consultation with SEPA.  It is also noted that SEPA has 
the power to regulate activities to minimise pollution risks under Regulation 6 of the 
Water Environment (Controlled Activities) (Scotland) Regulations 2011 (Controlled 
Activity Regulations (CAR)) as amended. 

2.350 Conclusions on Water Quality Impact:  With sufficient mitigation in the form of 
SUDS and a Construction Environmental Management Plan, the development 
would have no adverse impact in terms of downstream flood risk or on water quality 
within the adjacent water courses. 

Cultural Heritage and Archaeology 

2.351 The EIA Report considers the impact on Cultural Heritage and Archaeology 
(Chapter 7).  This chapter focuses on the impact on archaeology, and cultural and 
historic heritage assets (designated and non-designated) that would result from the 
proposed development. 

2.352 Two Scheduled Monuments are located within the proposed development site and 
include an Early Iron Age homestead at Common Hill (Scheduled Monument, Index 
no. 1732) and the remains of coke ovens at West Plean Colliery (Scheduled 
Monument, Index no. 4151).  The Battle of Sauchieburn (1488) as identified in the 
Battlefield’s Inventory prepared by Historic Scotland has its boundaries wholly with 
the proposed development site.  The ‘Bloody Fauld’, which is included in the 
Inventory boundary of the Battle of Bannockburn (1314), lies adjacent to the 
proposed development site at its northern extent.  No Listed Buildings, 
Conservation Areas or Gardens and Designed Landscapes are located within the 
site boundary. 

2.353 Scottish Planning Policy: Valuing the Historic Environment states that the siting and 
design of development should take account of all aspects of the historic 
environment.  In general terms, the Scottish Planning Policy states that the 
planning system should promote the care and protection of the designated and 
non-designated historic environment and its contribution to sense of place, cultural 
identity, social well-being, economic growth, civic participation and lifelong learning.  
The planning system should also enable positive change in the historic 
environment which is informed by a clear understanding of the importance of the 
heritage assets affected and ensure their future use.  Change should be sensitively 
managed to avoid or minimise adverse impacts on the fabric and setting of the 



asset, and ensure that its special characteristics are protected, conserved or 
enhanced.   

2.354 Primary Policy 7 (Historic Environment) of the adopted Local Development Plan 
requires that development is not detrimental to the historic environment and the 
setting of its component features.  Policy 7.1 (Archaeology and Historic Building 
Recording) and Policy 7.8 (Development affecting Battlefields, Gardens and 
Designed Landscapes) are of particular relevance.   

2.355 Historic Environment Scotland (HES), in their consultation response dated 3 
October 2019, states that the proposals have the potential to give rise to significant 
adverse impacts on the scheduled monuments and the designated Battlefield 
(Battle of Sauchieburn).  Therefore, significant weight has been attached to this 
material consideration in the assessment of the application.  The assessment of the 
potential impact on the abovementioned heritage assets is set out below. 

2.356 Impact on Historic Battlefields and Archaeology:  Policy 7.1 of the adopted 
Local Development Plan states that where the possibility that archaeological 
remains may exist within a development site, but their extent and significance is 
unclear, the prospective developer should arrange for an evaluation prior to the 
determination of any planning application in order to establish the importance of the 
site, its sensitivity to development and the most appropriate means of preserving or 
recording surviving archaeological features.  Criterion c) states that approval of any 
proposal directly affecting historic environment features will be conditional upon the 
satisfactory provision being made by the developer for the appropriate level of 
archaeological investigation and recording, assessment, analysis, publication and 
archiving.  

2.357 Policy 7.8 of the Local Development Plan sets out that development which would 
have a significant adverse effect upon the archaeology, landscape features, 
character and setting of sites listed in the Inventory of Historic Battlefields will not 
be supported unless it can be demonstrated that the overall integrity and character 
of the battlefield area will not be compromised.  It goes on to state that where 
approved, proposals and developments affecting Inventory sites will require an 
appropriate level of mitigation, and measures must be taken to conserve and 
enhance the essential characteristics, aesthetics, archaeological, historical value 
and setting of the battlefield. 

2.358 The Scottish Historic Environment Policy sets out Scottish Government policies for 
the historic environment and highlights the importance of considering the impact on 
setting in relation to Battlefields and scheduled monuments.  With regard to setting, 
the HES guidance highlights that the surroundings of an historic asset or place 
contribute to how it is experienced, understood, and appreciated.   

2.359 PAN2/2011 (Planning and Archaeology) advises that, in determining planning 
applications, planning authorities should take into account the relative importance 
of archaeological sites.  It also notes that in determining planning applications that 
may impact on archaeological features or their setting, planning authorities may on 
occasion have to balance the benefits of development against the importance of 
archaeological features. 

2.360 The EIA Report has considered the impact of the development on the landscape 
characteristics and setting of the Battle of Sauchieburn (1488) and the Battle of 
Bannockburn (1314) Inventory sites as included in Historic Environment Scotland’s 
Battlefield Inventory.     

 



2.361 With regard to the Battle of Bannockburn (1314), Historic Environment Scotland’s 
Battlefield Inventory shows the boundaries of the battlefield as being outwith and 
north of the proposed development site.   The majority of the Battlefield Inventory 
boundary is located to the north of the M9 and A91, and is thus remote from the 
development site and is therefore considered to be unlikely to be affected by views 
of the development as demonstrated in Viewpoint Study (viewpoint 16).  However, 
a small separate area of the Inventory site, known as the ‘Bloody Fauld’, lies 
adjacent to the northern boundary of the site located within Bannockburn Wood.  
The site is historically significant as it is in this location where the remains of those 
who died during the Battle of Bannockburn are said to be buried.   

2.362 The EIA Report notes that the development is separated from the Bloody Flaud by 
a minor public road.  Being outwith the site boundaries, the proposal will not 
therefore impact directly upon the Inventory site.  The EIA Report highlights that 
any potential impacts are therefore likely to be indirect as a result of the site being 
affected by views of the development.  It goes on to state however, that views of 
the proposed development from the Bloody Flaud would not impact upon the 
landscape context of the battlefield, citing that this element of the battlefield 
designation is already disarticulated from the main battlefield area.  The 
conclusions are accepted by the Planning Authority and it is found that no 
significant impacts would occur as a result of the development. 

2.363 The Battle of Sauchieburn (1488) Inventory site occupies a large area of land south 
of Stirling which encompasses the entirety of the development site.  It is noted in 
the Battlefield Inventory prepared by Historic Scotland that the exact location of the 
battle is unknown but is understood to have taken place just south of Stirling in a 
location two miles from Stirling and a mile from Bannockburn, north of Torwood.  
The battle was fought between a number of disaffected Scottish nobles and James 
III (rebel army).  The rebels prevailed and it is for this reason that the battle is 
considered historically significant as it is one of the few instances were a new King 
comes to the throne of Scotland as a direct result of the conflict. 

2.364 The key features of the battlefield, as identified in the Council’s Supplementary 
Guidance on Battlefields, are the Hill at Coal Wynd above Bannockburn; the 
Bannock Burn including Ford at Milton where James III is reputed to have died, and 
the Roman Road along which the rebel army travelled from Torwood.  The HES 
consultation response also identifies the following areas as being of significance: 
patches of surviving woodland including Bar, Auchenbowie, Pleanbank woods that 
may indicate the original extent of Torwood, and the area of Bannockburn, 
Muiraleside, Pirnhall and Croftside where much of the fighting is believed to have 
occurred.  

2.365 The EIA Report recognises that the above key elements of the Inventory site are 
considered to be particularly sensitive to change.  Of these key elements only the 
Roman Road is located within the development site and therefore has the potential 
to be directly affected by the proposed development.  The EIA Report notes that 
while the Roman Road would see development either side of it, with the exception 
of the north-most and south-most sections, its major trajectory from Torwood 
towards Stirling will remain legible.  It goes on to state that the route taken by the 
rebel army along the Roman Road will continue to be appreciated and understood 
albeit in an urbanised context.  Having regard to the Masterplan and the detailed 
design layout, it is noted by the Planning Authority that the Roman Road will be 
retained along its existing line which is identified as a strong element running 
through the site and the Village Core. 

 



2.366 More generally, the EIA Report notes that the proposed development would impact 
upon the landscape characteristics of the Inventory site insofar as the landscape 
character would be transformed from rural agricultural to urban/suburban 
residential.  Historic Environment Scotland’s Inventory states that the landscape of 
this battlefield ‘is not clearly understood’.  It also confirms that no archaeological 
remains of the battle have been found within the site, which is probably as a result 
of intense ploughing associated with agricultural operations according to the 
Council’s Archaeologist.  The EIA Report notes this and submits that the wider 
landscape, which includes the majority of the development site, is less sensitive to 
change as a consequence.  It is therefore concluded that there would be no 
significant impact on the key characteristics of the Inventory site, including setting, 
features of historic and/or cultural significance, and archaeological remains, as a 
direct result of the development.  This conclusion is supported by undertaking a 
programme of pre-determination archaeological works comprising a desk based 
study and field surveys including metal detection and ground breaking, which 
included uncovering a section of Roman Road.  The EIA Report notes that no finds 
or archaeological deposits related to the battle were encountered.  The Council’s 
Archaeologist is in broad agreement with findings and conclusions of the EIA 
Report in this regard.  Historic Environment Scotland, while recognising the change 
in landscape character, also considers the overall impact of the development on the 
Inventory sites as likely to be only ‘moderate’ which is not significant in terms of the 
2017 Regulations.  

2.367 Mitigation measures to minimise the potential impact of the development on the 
archaeology of the site are summarised in table 163.1: Schedule of Mitigation to 
Chapter 13 of the EIA Report, which includes archaeological recording, further 
metal detecting and excavation, and a watching brief during construction works 
within areas at West Plean (Site 101) and colliery remains at East Plean No.4 (Site 
10).  Conditions to this effect have been attached to this permission. 

2.368 It is also considered that a further design mitigation measure is necessary to 
strengthen the importance and legibility of Roman Road given its historic 
significance and character, which was constructed in the 1st century AD and used 
by every subsequent army to invade north of Stirling.  A condition has therefore 
been applied to make Roman Road visually distinct from other roads in the 
development.  This could be achieved by using a choice of surface materials along 
certain sections to express straight sections differently, namely the straight sections 
of the road through the Village Core and the retained section. 

2.369 With this mitigation it is considered that the proposal would achieve compliance 
with Local Development Plan policies 7.1 (Archaeology and Historic Building 
Recording) and 7.8 (Development affecting Battlefields, Gardens and Designed 
Landscapes). 

2.370 Impact on Scheduled Monuments:  The EIA Report addresses the effects on the 
Common Hill, homestead (Scheduled Monument, Index no. 1732) and West Plean 
Colliery NO.3, coke ovens (Scheduled Monument, Index no. 4151). 

2.371 Common Hill is an Early Iron Age circular settlement site known as a homestead.  
Previously undertaken excavations revealed a two-phase timber house.  Today the 
remains comprise a circular enclosure consisting of a ditch and traces of a bank 
measuring approximately 27 metres in diameter.   The monument is located at the 
summit of Common Hill (97 metres AOD) elevated some 22 metres above Roman 
Road which is situated approximately 120 metres to the north. 

 



2.372 The coke ovens (remains of) at West Plean Colliery No.3 Pit is an industrial 
monument are located in the south of the proposed development site.  The 
scheduled monument is located within a low value woodland copse made up of 
juvenile and semi-mature trees and scrub vegetation.  The historic asset is 
recognised as a ‘beehive coke oven’ that was used to produce hard coke for use in 
blast and foundry furnaces from the mid-19th century until the early 20th century.       

2.373 The EIA Report highlights that the proposed development has been designed to 
avoid direct impacts upon the scheduled monuments.  This is consistent with the 
detailed plans and the Masterplan (paragraph 5.28), which states that the 
scheduled monuments and their respective settings will remain free of development 
apart from a low key, mown grass footpath on Common Hill which would provide 
access to the scheduled monument at the summit of the hill.  It is accepted by the 
Planning Authority that there will be no direct impact on the scheduled heritage 
assets as a result of the proposed development.  Instead, the report focuses on the 
significance of indirect impacts, in particular the impact on the setting of the 
schedule monuments.   

2.374 Scottish Planning Policy states that where there is potential for a proposed 
development to have an adverse effect on a scheduled monument or on the 
integrity of its setting, permission should only be granted where there are 
exceptional circumstances.  Policy 7.1 of the Local Development Plan Policy 7.1 is 
consistent with the wording of Scottish Planning Policy in this regard.  Historic 
Scotland’s ‘Scottish Historic Environment Policy’ guidance also highlights that the 
surroundings of an historic asset or place contribute to how it is experienced, 
understood, and appreciated.     

2.375 The EIA Report outlines the main factors requiring consideration when assessing 
the effects on setting which includes proximity, visibility and design of proposed 
development, and landscape complexity.  It also acknowledges that there are other, 
non-visual factors which could potentially give rise to setting impacts, such as noise 
or smell nuisance. 

2.376 Dealing firstly with the potential impact of the development on the setting of the 
remains of the coke ovens at West Plean Colliery No.3, the nearest proposed 
housing would be situated some 150 metres to the northeast of the monument.  
The EIA Report notes that the field in which the coke ovens are located will remain 
undeveloped and as such, any potential negative impacts have been avoided by 
designed-in mitigation measures.  Nonetheless, HES consultation response 
acknowledges that views from and towards the remains of the coke ovens are not 
key characteristics of its setting.  The conclusions in the EIA Report that the 
development proposal would result in a ‘minor’ level of effect is therefore accepted 
by the Planning Authority and is not found to be in conflict with the relevant policy 
provisions in this regard. 

2.377 Turning to the potential impact of the development on the setting of Common Hill 
homestead, it is considered that the monument was placed at the crest of Common 
Hill to take advantage of the views across the wider landscape primarily for 
defensive and surveillance purposes.  In this elevated location it has a position of 
local prominence.  This is important to understanding and appreciating the 
monument and its setting.     

 

 

 



2.378 The EIA Report highlights that no development will take place in any part of the 
field in which the historic asset is located and the woodland to the south (Avenue 
Wood) will be retained.  The EIA Report therefore concludes that there would be no 
change to the asset’s immediate setting or in views to the south, west and north-
west.  These impacts are supported by the Durieshill Masterplan Viewpoint Study, 
Technical Appendix 12.1, specifically viewpoints 10, 16 and 17.  The Planning 
Authority agrees with the EIA Report in that the effect would be negligible with the 
impact imperceptible.  

2.379 The EIA Report acknowledges however, that the magnitude of impact is greatest in 
relation to the eastern side of Common Hill where the monument overlooks land 
identified in the Masterplan as ‘North Durieshill’ and within which housing, 
employment development and a primary school is proposed.  The nearest 
proposed buildings, sited along the south-west of Area B, would be located at a 
distance of approximately 150 metres from the scheduled monument.     

2.380 HES have also considered the impact on the setting of Common Hill in their 
consultation response.  Whilst the development is not objected to, HES have 
expressed concerns about the potential impact on the setting of Common Hill 
based on Viewpoint 17 of the Durieshill Masterplan Viewpoint Study.  The viewpoint 
is from a location on the western edge of the summit of Common Hill and shows a 
wireframe visualisation of the proposed development ‘compartments’.  The 
viewpoint illustrates a solid block of development along the entire frontage of 
proposed site Areas B and C, located directly opposite Common Hill.  HES 
consider that from this elevated position the proposed development within the 
northern and central parts of the site, namely the housing with Areas A-C and the 
stand-alone primary school site (PS2) will be visible across the mid ground of view. 

2.381 The EIA Report however, states that Viewpoint 17 represents ‘worst-case 
scenario’.  This is position is accepted by the Planning Authority.  The development 
along the frontage of site Area C comprises ten dwelling houses (a mix of 
detached, semi-detached and terraced) and a flatted block.  The wireframe diagram 
shown in Viewpoint 17 does not pick up on the spaces that would exist been the 
buildings.   These spaces define the street character, provide glimpses of trees and 
vegetation beyond rear gardens, distinguish suburban from urban form, contribute 
to the overall sense of spaciousness and, positively contributes to overall visual 
amenity.  The EIA Report also highlights that the scheduled monument is located 
further away from the edge of the break in the slope from where the photograph 
was taken.  It goes on to explain that from within the homestead views of the 
development are likely to be of the roof planes of buildings thus maintaining 
existing medium-long distance views of the wider landscape.     

2.382 The conclusions of the EIA Report in terms of the impact on views from the 
scheduled monument are accepted by the Planning Authority.  It is also considered 
that medium-long range views to the monument will be maintained and the majority 
of existing short distance views will also be maintained.  In doing so, the 
development will ensure that the setting will continue to contribute to the 
understanding and appreciation of the homestead’s strategic placement within the 
landscape.  It is therefore accepted that the development of the site would have no 
significant detriment on the overall setting of the scheduled monument.    

 

 

 

 



2.383 Conclusions on Cultural Heritage and Archaeological Impacts:  The findings of 
the assessment and the responses of Historic Environment Scotland and the 
Council’s Archaeology Officer indicates that there would be no unacceptable impact 
on any historic or archaeological asset as a result of the design mitigation 
measures employed and the mitigation strategy involving the carrying out of a 
programme of archaeological investigations on a phased basis and in advance of 
any construction works taking place.  Conditions to this effect have been attached 
to the recommendation accordingly. 

2.384 The proposal is consistent with the requirement provisions of Policies 7.1 and 7.8 
and is therefore in overall accordance with the development plan.   

Ecology and Ornithology 

2.385 Scottish Planning Policy (paragraph 202) states that developers should seek to 
minimise adverse impacts through careful planning and design, considering the 
service that the natural environment is providing and maximising the potential for 
enhancement.  Planning permission should be refused where the nature or scale of 
proposed development would have an unacceptable impact on the natural 
environment.  Direct or indirect effects on statutorily protected sites will be an 
important consideration. 

2.386 Primary Policy 8 (Conservation and Enhancement of Biodiversity) of the adopted 
Local Development Plan states that the protection, conservation and enhancement 
of wildlife, its habits and other natural features in international designated sites will 
be supported in line with statutory requirements.  Where adverse impacts on 
existing assets are unavoidable, the Development Plan will only support proposals 
where these impacts will be satisfactorily mitigated. 

2.387 Impact on Ecology:  The EIA Report considers the likely effects on ecology in 
Chapter 5.  The EIA Report is supported by an Ecological Impact Assessment 
(EcIA), Bat Survey, and confidential Badger Survey.  

2.388 The EIA Report considers the impact of the development on national designations.  
This includes considering the impact on the Firth of Forth which is a designated 
Site of Special Scientific Interest (SSSI) located within a 5km radius of the 
application site.  SSSIs are areas of land and water that Scottish Natural Heritage 
(SNH) considers to best represent Scotland’s natural heritage in terms of their flora 
and fauna, geology, geomorphology, and a mixture of these natural features.  The 
Firth of Forth SSSI is designated for its beetle assemblage, Northern brown argus 
(butterfly Arcia artaxeres), and neutral grass; it is also designated as a site for 
numerous breeding and non-breeding bird species. 

2.389 The EIA Report states that impacts on the Firth of Forth SSSI have not been taken 
forward in the assessment due to the distance from (approximately 5 kilometers) 
and lack of connectivity to the development site.  The Planning Authority considers 
that, whilst the SSSI and the development site are not physically connected, the 
sites are connected through the water environment.  The submitted Flood Risk 
Assessment (FRA) describes how the Small Burn watercourse, which is located in 
the northern section of the site, becomes the Sauchinford Burn further downstream, 
which discharges into the Pow Burn past Plean, before eventually flowing into the 
Firth of Forth.  Thus, the Planning Authority recognises that the development has 
the potential to affect the Firth of Forth SSSI as a consequence of drainage related 
impacts on the water environment.  The EIA Report does not address this impact in 
this chapter however, it is addressed in Chapter 10 (Water Environment) and as 
such, the Planning Authority does not consider that this has resulted in a deficient 
EIA Report.  Chapter 10 of the EIA Report is considered in paragraphs 2.326 to 
2.350 of this report.  In summary, the EIA Report recognises the need for a 



Construction Environmental Management Plan (CEMP) to avoid pollutants entering 
the water environment during construction.  The EIA Report, with the 
aforementioned mitigation, concludes that the effects of the proposed development 
on the water environment are not significant under the terms of the 2017 EIA 
Regulation, which is accepted by the Planning Authority.   Therefore, any such 
impact, no matter how inconsequential, can be reasonably dealt with by condition 
of any planning permission and would provide sufficient mitigation to avoid this 
potential indirect impact on the Firth of Forth SSSI. 

2.390 Impact on protected species:  The site and surrounding area was assessed for 
the presence of nationally (UK) protected species.  The ‘Durieshill Protected 
Species Survey’, which supports the EIA Report, provides details of the method of 
survey work undertaken between 2017 and 2019 which includes a Desk Based 
Study and Field Surveys.  The surveys included great crested newts, otter, water 
vole, pine marten, red squirrel, West European hedgehog, and brown hare species.  
Further targeted protected species surveys were carried out for great crested newt, 
water vole, and pine marten.   

2.391 The March 2017 Desk Study found no definitive evidence to indicate the presence 
of great crested newt, otter, water vole, pine marten, red squirrel, or West 
European hedgehog within the site.  However, later field surveys found physical 
evidence of brown hare and the occurrence of direct sightings, and hedgehog were 
observed at several locations within the site during bat surveys.  Field surveys also 
recorded suitable habitats for Western European hedgehog.  The effects on brown 
hare and western European hedgehog have therefore been considered as there is 
potential for significant impact from the development. 

2.392 Impact on Brown Hare and West European Hedgehog Species:  These species 
are protected under the Wildlife and Countryside Act 1981 (as amended) and are 
therefore of national (UK) importance.  The EIA Report highlights that the species 
are listed as of ‘Least Concern’ by the International Union for the Conservation of 
Nature (IUCN).  The EIA Report notes that brown hares have a medium level of 
sensitivity (recoverability 5-10 years) and hedgehogs have a low level of sensitivity 
to the effects of development (recoverability 1-5 years). 

2.393 The EIA Report considers that hares and hedgehogs would be affected through 
disturbance of habitat, displacement from habitat, injury/fatality, and potential 
contamination of fresh water drinking sources during the construction phase 
(negative construction impacts) and operational phase (negative operational 
impacts) of the proposed development with locally significant adverse impacts 
predicted as a result.  However, positive construction impacts are predicted for 
European hedgehogs, and biodiversity more generally, through proposals to deliver 
a net increase in woodland, woodland edge, hedgerow and meadow habitats in 
accordance with the principles contained within the Strategic Biodiversity 
Management Plan (Technical Appendix 5.6) and the strategic landscaping 
proposals contained within the Landscape Design General Arrangement plans.  
The Planning Authority accepts that the positive effects associated with the 
proposals for landscape enhancement and habitat creation would encourage 
species recovery following the construction phase of the development.   

 

 

 

 



2.394 In balancing the above negative and positive impacts, the EIA Report notes that 
whilst the effect on brown hare and European hedgehog species during the 
construction phase would be significant at a local level, the nature and magnitude 
of the potential impacts is predicted to be low (as defined in paragraph 5.4.5.1 of 
the EIA Report) given the positive effects of the mitigation measures embedded 
with the EIA Report and detailed design proposals.  By applying the effective 
mitigation measures, mainly through the landscape design process and following 
best practice guidelines during construction, the Planning Authority accepts the 
conclusions in the EIA Report that impact on brown hare and West European 
hedgehog species would not be significant in terms of the 2017 EIA Regulations.   
It is also noted that Scottish Natural Heritage (SNH) has raised no issues with 
regard to this assessment. 

2.395 The EIA Report has considered the likely effect on bats and badgers within and 
around the site.  SNH in their consultation response, dated 3 October 2019, state 
that the most significant impacts are likely to be on bats and badgers.  The 
assessment of these species is addressed below.  

2.396 Impact on Bat Species:  All Scottish bat species are European Protected Species 
and are therefore of international importance.  Bats are described in the EIA Report 
as having a low sensitivity to development impacts as they are able to tolerate and 
adapt to changes in their territory and habitat and have the ability to recover from 
any negative impacts over a short-term period of 1-5 years. 

2.397 The EIA Report is supported by a Bat Survey (Technical Appendix 5.3) which was 
undertaken to: identify the species of bats using the site; understand the level and 
nature of bat activity across the site, and locate and record any bat roosts that may 
be affected by the development.  The survey method used to identify the presence 
of bat roosts included external inspections of all buildings to be demolished and 
visual and elevated inspections of trees at risk of being affected by the 
development.  Bat activity surveys, which involved transect surveys and the 
utilisation of static bat detectors to record echolocation calls, were also undertaken 
to support the roost assessment and habitat study. 

2.398 One bat roost was located within a small cavity of an oak tree (surveyed tree #539), 
as shown in Figure 5.5 ‘Potential Roost Features for Bats’.  The tree forms part of a 
tree group located within the northern section of the site where it forms part of the 
south east boundary of residential property Croftside Park.  The EIA Report notes 
that the oak tree containing the bat roost will be retained as part of the 
development, which is consistent with the detail of the application.  The 
development will therefore avoid any direct impacts as no bat roosts will be lost 
based on the assessment and detailed design proposals.   

2.399 The field surveys identified soprano and common pipistrelle species, including an 
unclassified pipistrelle species, and, what was considered likely to be Daubenton’s 
bat, to be actively using the site.  The survey noted that brown long-eared bats are 
also likely to be present.  The EIA Report highlights that common and soprano 
pipistrelle bats and Daubenton’s bats are listed as ‘Least Concern’ by the 
International Union for the Conservation of Nature as they are common and 
widespread within their respective territories.   

 

 

 

 



2.400 The EIA Report notes that the greatest threat to local bat species and their habitats 
would occur as a result of construction-related impacts (permanent and temporary) 
through habitat loss and fragmentation, disturbance, displacement, injury and 
fatality, and pollution.  The assessment considers the significance of temporary 
impacts relating to construction when foraging and commuting activities may be 
disrupted by artificial lighting, noise, dust and vibration, particularly where impacting 
on established linear routes and woodland edges.  The EIA Report notes however 
that the significance of this impact is low as construction activities are unlikely to be 
carried out around dawn and dusk during the summer months when levels of 
foraging and commuting activity are at their highest.  The siting of 
compounds/material and plant storage areas as far from woodland habitats as 
possible has been identified as an appropriate mitigation measure.  This mitigation 
would therefore be secured as a condition of any planning permission.   

2.401 Also considered is the significance of direct and indirect impacts associated with 
permanent habitat loss, particularly with regard to tree felling within Pheasantry 
Wood to provide an emergency access road, and clear felling along the edges of 
woodland group TG08 that is required to address potential amenity issues relating 
to housing Areas F, H, J and M.  The potential for habitats to be affected by 
proposed targeted thinning of small sections of Engine, Muir, and Rundle Woods is 
also noted.  A total loss of 1.63 hectares of broadleaved semi-natural woodland is 
confirmed in the assessment. 

2.402 It is also considered that the imposition of conditions (see Appendix 1) requiring the 
developer to carry out a phased felling and replanting of the Moss, Muir, 
Pheasantry, and Springvale Woods (tree group TG08) would incur further habitat 
loss which has not been considered in the EIA Report, as explained further in 
paragraphs 2.433 to 2.436.  Further tree loss could also occur as a result of the 
planning requirements to deliver the low-line active travel route along Roman Road, 
particularly in respect of woodland group TG01 as identified in the Outline 
Arboricultural Impact Assessment (Technical Appendix 12.2).  Whilst it is therefore 
considered that the level of tree loss would be significantly greater than that which 
is assessed in the EIA Report, the Planning Authority considers that the 
significance of the effects would have no greater environmental impact provided 
that the mitigation measures outlined in table 163.1 of the EIA Report are put in 
place.  Specifically, following the removal of any of the trees on site, a bat survey of 
the trees would be required and any subsequent removal would be overseen by an 
Ecological Clerk of Works.  This would be included as a condition to any planning 
permission.  With this mitigation, it is considered that there would be no significant, 
direct or indirect, impacts on bats.  

2.403 The EIA Report, in considering the likely impacts of the above on bats and their 
foraging habitats, concludes that the overall impact of habitat loss and disturbance 
is not significant.  The conclusion of the EIA Report is accepted by the Planning 
Authority, in consultation with SNH, on the basis of the design and construction 
mitigation measures presented.  In particular, the tree observed to be a roost will 
not be affected by the development and the primary habitats comprising woodland 
edges and linear routes will be retained.  Creation of new woodlands, and the 
improvement and augmentation of existing woodland habitats and linear routes, 
would achieve net increase in habitat with enhanced connectivity throughout the 
site which is expected to offset any negative impacts.  The enhancement of open 
spaces with improved flora and the increase in the level and quality of blue 
infrastructure is also recognised for its potential to improve the overall quality and 
quantity of foraging habitats throughout the site.  



2.404 By applying the effective mitigation measures, mainly through the landscape design 
process and following best practice guidelines during construction, the potential 
negative impacts on bat species would be avoided.   

2.405 Impact on Badger Species:  The site was also surveyed for the presence of 
badgers and the findings are detailed with the Badger Survey (Confidential 
Technical Appendix 5.4).  Badgers and their setts are protected from disturbance 
under Scottish law, specifically under the Protection of Badgers Act 1992.  Badgers 
are described in the EIA Report as having low sensitivity to development impacts 
as they have some ability to tolerate and adapt to changes in their territory over the 
course of the projected 30-year construction period, especially as the development 
would be completed in a phased approach.  The EIA Report also notes that the 
badger is listed as of ‘Least Concern’ by the International Union for the 
Conservation of Nature, as the species are widespread and abundant. 

2.406 The submitted badger survey details evidence of one main badger sett and two 
outlier setts within the site boundary.  A further main badger sett with two active 
and two inactive outlier setts were identified outwith the site but within close 
proximity to the north and east boundaries.  It is noted that all identified setts are 
located outwith the developable areas and will not therefore be directly affected by 
the development.  The survey also identified several primary foraging habitats for 
badgers within the site including grassland and broadleaved woodland habitats.  
The EIA Report indicates that as mitigation, seed and berry producing vegetation 
should be included in the landscaping for woodland and hedgerows. This is 
acknowledged in the masterplan and is included as a planning condition. 

2.407 In considering the nature of the impact, the EIA Report outlines that while no 
badger setts would be lost, two badger setts would be disturbed by the 
development mainly as a result of noise, vibration and lighting.  Disturbance and 
displacement as a result of construction activities is also highlighted, as is the 
threat of injury and fatality mainly as a consequence of vehicle collisions.  The EIA 
Report notes that the most significant impacts would arise from the unavoidable 
loss of primary and secondary foraging habitats and fragmentation arising from the 
need to accommodate the development, which would see the removal of broad-
leaved woodland, grassland and arable farmland habitats.   

2.408 The assessment concludes that while the effects on badgers will be significant at a 
local level, the overall negative effects would be prevented provided that the 
proposed mitigation measures repeated in paragraph 2.393 above are secured and 
methods of best practice are followed during construction.  SNH accepts the 
mitigation embedded in the design and in the EIA Report.  SNH also highlights the 
need for a Badger Protection Plan for any works to be undertaken within 30 metres 
of badger setts or sett features, or for any works deemed to affect the function of a 
badger sett.  A condition would be added to any planning permission requiring the 
relevant phase(s) of development to provide Badger Protection Plan, which will be 
overseen by an Ecological Clerk of Works. 

2.409 Overall, the Planning Authority considers that badgers would not be adversely 
affected by this development, provided that conditions to secure the above 
mitigation applied to any grant of planning permission.   

2.410 Impact on Ornithology:  The effects on ornithology are assessed in Chapter 6 of 
the EIA Report.  The assessment is supported by a Preliminary Ecological 
Appraisal (Technical Appendix 5.1) and Breeding Bird Survey (Technical Appendix 
6.1). 

 



2.411 There are no statutorily or locally designated sites related to ornithology within or 
adjacent to the boundary of the site.  The Firth of Forth, which is a designated 
Special Protection Area (SPA), is located within a 5 kilometres of the application 
site.  Similar to what was noted in paragraph 2.389 above regarding the SSSI, the 
EIA Report sets out that the Firth of Forth SPA has not been taken forward in the 
assessment as there are no impacts due to the nature of the development, and its 
distance from and lack of connectivity to the site.  

2.412 However, as was also noted above, the submitted Flood Risk Assessment (FRA) 
describes how the Small Burn located in the northern section of the site does, 
through a sequence of connected watercourses, flow into the Firth of Forth.  
Therefore, the development has the potential to affect the Firth of Forth SPA 
indirectly.  The EIA Report does not address this impact within Chapter 6 however, 
it is addressed in Chapter 10 (Water Environment) and as such, the Planning 
Authority does not consider that this has resulted in a deficient EIA Report.  
Chapter 10 is considered in paragraph 2.343 to 2.350 of this report.  In summary, 
the EIA Report recognises the need for a Construction Environmental Management 
Plan (CEMP) to avoid pollutants entering the water environment during 
construction.  With this mitigation, the EIA Report concludes that the effects of the 
proposed development on the water environment are not significant under the 
terms of the 2017 EIA Regulation, which is accepted by the Planning Authority.  
Therefore, any such impact, no matter how inconsequential, can be reasonably 
dealt with by condition of any planning permission and would be sufficient 
mitigation to avoid this potential indirect impact on the Firth of Forth SPA. 

2.413 The assessment focuses on the impacts associated with the proposed 
development on bird species within the site and surrounding area.  A three-visit 
breeding bird survey was undertaken between April and July of 2017.  The surveys 
found that the site supports a typical lowland breeding bird assemblage largely 
compromising of woodland, grassland, and hedgerow species.  A total of 50 
species were recorded, with 42 of these either confirmed or suspected of breeding 
within the site.  A barn owl nest was also located within the hollowed stem of an 
Ash tree (tree survey reference 559); the EIA Report notes that the barn owl is 
afforded maximum protection under European and national legislation and is 
therefore considered the most important bird recorded on site.  A further 20 of the 
50 species are identified in the Breeding Bird Survey (December 2017) report as 
having some level of conservation concern, mainly as a result of declining breeding 
populations ranging from ‘moderate’ to ‘severe’.  Of these species, 14 are 
confirmed or suspected to be breeding within the site, with a total of 48 breeding 
pairs estimated.  The 29 remaining bird species are noted as having no 
conservation concern in the survey report.  The survey concludes that none of the 
sightings constitute unusual or unexpected records locally, with many species 
considered common and widespread in Scotland.   

2.414 The EIA Report notes that the main impacts on ornithology will arise from individual 
tree loss and loss of woodland, grassland and hedgerow habitats during, and as a 
result of, construction.  Major loss of barn owl foraging habitat is also noted.  Urban 
development would also be brought closer to existing habitats to be retained, with 
the likely effects being that birds would be deterred from utilising these areas for 
breeding as previously, which includes the predicted loss of the barn owl nest site 
despite the retention of the tree in which the nest is located.  In addition, the 
assessment notes that disturbance of existing habitats during construction is likely 
to result in many of the species leaving the site either permanently or temporarily. 

 



2.415 The EIA Report considers that the effect on barn owl would be significant at a local 
level however, the overall impact would be low as the species is regarded as one of 
the more tolerant bird species to human disturbance.  The impact on all other bird 
species, categorised in the EIA Report as ‘woodland’, ‘grassland/arable’, 
‘hedgerow’, and building nesting bird species, will be not significant.  The EIA 
Report concludes that the proposed development is not predicted to have a 
significant effect on any ornithological feature.  This conclusion is accepted in 
consultation with Scottish Natural Heritage (SNH).  Mitigation secured by condition 
will ensure compliance with legislation and best practice guidance.  In particular, 
the demolition of buildings and removal of trees (including tree works), hedgerows 
and vegetation should be avoided during the bird breeding season unless further 
survey work provides confirmation that no birds would be disturbed or harmed.  
Conditions will also ensure that an Ecological Clerk of Works is employed during 
the breeding season to oversee the construction phase of the development.  The 
creation of new and the enhancement of existing habitats must also be put in place.  
Overall, through the proposed mitigation and enhancement there will be no 
significant impact on local ornithology and breeding birds from this development. 

2.416 Conclusions on Ecological and Ornithological Impacts:    The EIA Report does 
not identify potential significant effects (in terms of the 2017 EIA Regulations) on 
any species or habitat within the site or surrounding area. 

2.417 The conclusion relies entirely upon the delivery of the designed-in mitigation 
measures and additional mitigation measures to be secured by condition to negate 
the adverse effects of the proposed development.  Key to achieving this will be the 
delivery of the proposals put forward regarding habitat creation and enhancement, 
including improving the quantity, quality and connectivity of green and blue 
infrastructure throughout the site.  This will be achieved through the renewal and 
augmentation of existing woodlands and the creation of new woodland areas 
amounting to 20-25 hectares of new tree planting; the improvement of areas of 
open space including creation of wildflower meadows and introducing wildlife 
friendly vegetation; and the inclusion of sustainable drainage features of 
biodiversity value such as ponds, swales and wetlands.  All of this will require to be 
supported by long-term management and maintenance.  The conditions put forward 
in this recommendation will secure these primary mitigation measures. 

2.418 It is therefore considered that subject to the use of conditions on the planning 
permission to secure the above mitigation measures that the proposal, as it relates 
to ecological and ornithology issues, would comply with the terms of National and 
development plan policy. 

Arboriculture – Forestry, Trees and Woodland 

2.419 The EIA Report addresses the impacts on arboriculture and forestry and in Chapter 
12 (Other Issues).  The assessment is supported by the Outline Arboricultural 
Impact Assessment incorporating the findings of previous tree surveys undertaken.  
The potential impacts can be summarised as follows: 

2.419.1 The effect of individual tree loss as a result of direct and indirect 
development impacts; and 

2.419.2 The effect of woodland removal as required to accommodate the 
development. 

 

 

 



2.420 Primary Policy 10 (Forestry, Woodlands and Trees) of the Local Development Plan 
states that the Council will seek to protect existing woodland, especially woods with 
high natural, recreational and cultural heritage value, and seek to expand woodland 
cover and, where practicable, secure establishment of new woodland in advance of 
development in association with larger scale development proposals.  Policy 10.1 
(Development Impact on Trees and Hedgerows) sets out a requirement to protect 
from both development and construction related activities important individual trees, 
groups of trees or hedgerows that contribute to local amenity or have nature 
conservation or historic interest. 

2.421 Scottish Planning Policy 2014 highlights that ancient woodland is an irreplaceable 
resource and together with other native or long-established woods, hedgerows and 
individual trees with high nature conservation or landscape value should be 
protected from adverse impacts resulting from development.  It goes on to state 
that where appropriate, planning authorities should seek opportunities to create 
new woodland and plant native trees in association with development.  Paragraph 
218 states that ‘Removal should only be permitted where it would achieve 
significant and clearly defined additional public benefits.  Where woodland is 
removed in association with development, developers will generally be expected to 
provide compensatory planting.   

2.422 The Scottish Government’s Control of Woodland Removal Policy includes a 
presumption in favour of protecting Scotland’s woodland resources.  It sets out the 
criteria for determining the acceptability of woodland removal.  The relevant criteria 
require woodland removal to be kept to a minimum unless it would achieve 
significant and clearly defined additional public benefits, and where woodland is 
felled it should be replanted.    

2.423 Scottish Government’s policy on control of woodland removal: implementation 
guidance, February 2019, states that ‘Where woodland removal is proposed for 
development, the relevant Environmental Impact Assessment (EIA) regulations will 
apply and the EIA Report should justify and provide evidence for the need for 
woodland removal and the associated mitigation measures.’ 

2.424 Impact on Trees:  The EIA Report notes that the requirements to accommodate 
the proposed site layout will have the greatest impact on tree loss.  The EIA Report 
sets out that a total of 17 of the 69 trees surveyed require to be removed in order to 
accommodate the development.  Of the seventeen trees identified for removal, 
eleven are category ‘A’ trees and four are category ‘B’ trees, the most noteworthy 
include mature Oak and Beech specimens which are generally considered to be 
worthy of retention.     

2.425 Impact on Woodland:  The Strategic Biodiversity Management Plan (SBMP) 
highlights that further tree loss would occur as a result of the requirement to 
remove two of the eighteen surveyed tree groups, and as a result of partial felling 
within seven other tree groups amounting to a total loss of 2.49 hectares (8%) of 
existing woodland.  It is noted however that, as some areas are scheduled for 
replanting, the anticipated permanent loss of woodland habitat would amount to a 
loss of 1.63 hectares from that which currently exists.  This includes a loss of 0.15 
hectares from Springvale Wood which is identified as Long Established of 
Plantation Origin (LEPO) on the Ancient Woodland Inventory (AWI).   

 

 

 



2.426 The most significant level of permanent tree loss however would occur as a result 
of the requirement to reduce the woodland edges of tree group ‘TG08’ in order to 
address shading/overshadowing issues in respect of residential property proposed 
within site Areas F, J, H and M as highlighted in Figure 12.5 – Woodland 
Management First Thin of the Updated Outline Arboriculture Impact Assessment 
(AIA). 

2.427 It is also noted that the development will encroach into the calculated root 
protection areas (RPA) of existing trees in some areas, as identified in the Figure 
12.1 (Tree Constraints Plan) and Figure 12.3 (Tree Protection Plan), which 
increases the likelihood of further tree loss beyond the level predicted in the EIA 
Report.  The EIA Report, in addressing this matter, highlights that in such cases the 
particular trees identified at risk are likely to be able to tolerate some degree of 
RPA infringement due to the likelihood that non-standard rooting patterns will have 
occurred due to human and natural impacts; repeated ploughing and the effect of 
watercourses are given as examples.  The EIA Report notes that careful 
construction phase management, following good practice measures, would reduce 
the risk of impact and the potential therefore for additional and unnecessary tree 
loss.   

2.428 In considering the above statement, an assessment of the development impacts on 
the trees shown for retention was carried out by the Council’s Tree Officer.  The 
Tree Officer noted that changes in ground conditions to accommodate a SuDS 
basin within site Area B are likely to affect the RPA’s of surveyed tree no.s 543 and 
544, both Scots Pine, to such an extent that retention is unlikely regardless of any 
non-standard rooting patterns that may have occurred over time.  It is also 
highlighted that tree no. 598, a Sycamore within site Area L, would be extremely 
vulnerable due to the proximity to buildings and proposed changes in ground level.  
Therefore, whilst it is considered that RPA infringement might not lead to tree 
removal in certain cases, it is clear that in most cases RPA infringement will incur 
additional tree loss.    

2.429 Furthermore, some permanent tree loss to tree group ‘TG01’ is likely in order to 
accommodate the Roman Road improvements, which would be a requirement of 
any planning permission.  It is also noted that the construction and subsequent 
management of a diverted watercourse in site Area P, denoted ‘watercourse 2’ in 
the FRA, could result in further permanent tree loss within Rundle Wood (tree 
group ‘TG09’).  It is considered therefore that the level of permanent tree loss and 
woodland removal has been underestimated in the EIA Report as referred to in the 
AIA.  

2.430 Consequently, the Planning Authority considers the level of tree loss to be at odds 
with the requirement to protect important trees and woodland in accordance with 
Policy 10.1 (Development Impact on Trees and Hedgerows).  Of particular 
relevance is criterion (c)(i), which sets out a requirement for the findings of the tree 
survey to inform the development proposals such that development would be sited 
in locations to minimise tree loss.  Tree group ‘TG08’ is highlighted as an example 
of where existing woodland would be restructured to accommodate the 
development.  This would have undesirable consequences for the woodland which 
would result in a net reduction in its size.  The removal of the woodland edge is 
also likely to expose existing trees to ‘wind throw’ resulting in further tree loss as a 
result of indirect impacts.  This suggests that the findings of the tree survey, as 
reported in the AIA, have not be fully considered in the design process in this 
particular case and the proposal is found to be in conflict with Policy 10.1 in this 
regard.   



2.431 Notwithstanding the above, the EIA Report and The Woodland Vision Statement 
identifies the planting of 20-25 hectares of new tree/woodland planting as 
compensatory provision for the loss of existing trees and woodland habitat.  The 
SBMP places an emphasis on increasing the volume of broadleaved woodland 
habitat across the site in order to maximise biodiversity benefits.  The SBMP also 
outlines an approach to transform the existing woodland habitats through Lower 
Impact Silvicultural Systems (LISS) management which includes minimum 
intervention (i.e. no systematic felling or planting of trees) and continuous cover 
forestry (i.e. maintaining the forest canopy at one or more levels).   This woodland 
management approach could also lead to improved conditions for the understory 
resulting in improved woodland floor flora and biodiversity enhancement achieved 
through regular thinning interventions. 

2.432 On balance, it is generally considered that the proposed restocking and substitute 
tree planting amounting to 20-25 hectares would ensure that appropriate tree cover 
would be maintained across the site once the woodland planting has been 
completed.  It is considered however that the woodland management strategy in 
relation to woodland ‘TG08’, which includes LISS woodland thinning (approximately 
10%) as prescribed in the Outline Arboricultural Impact Assessment, August 2019 
(AIA) would not satisfactorily address the negative effects of permanent tree loss 
on the character and integrity of the woodland.  Nor would it go far enough to 
address its degraded and degenerating condition.  This is because the woodland 
management approach would not remove the over-mature Sitka spruce 
components of the woodland which is required in order to improve the overall 
quality and structural density, and to ensure its long term retention is the interests 
of landscape and visual amenity. 

2.433 To address the above issues, and to ensure compliance with the policy on 
woodland removal, both the Council’s Tree Officer and Urban Designer identify the 
need to regenerate woodland TG8 through the complete clear felling of the Sitka 
spruce components and the subsequent restocking with native broadleaved trees.  
It is noted that this should be undertaken on a phased basis and in conjunction with 
the proposed restructuring of the woodland edge. It is also considered that once the 
broadleaved woodland is established and independent it should then be managed 
through lower impact silvicultural systems as identified in the SBMP and AIA.  

2.434 In addition to improving the structural diversity and longevity of the woodland, the 
regeneration strategy would also support the proposals for improved connectivity 
and permeability within TG8 through formalising the existing path network and the 
creation of new pathways and connections.  This would bring about wider 
community benefits through the creation of a safe, accessible and multi-functional 
woodland in order to comply with Scottish Planning Policy.  

2.435 The overall objective is to establish a new broadleaved woodland with high amenity 
and biodiversity value which is in line with the SBMP objective to increase the 
volume of broadleaved woodland throughout the site.  To ensure that this is 
achieved successfully the felling and replanting phases require to be overseen by 
an Arboricultural Clerk of Works (ACoW), which would be secured through 
condition.    

 

 

 

 



2.436 With this mitigation in place it is considered that the proposals would deliver 
significant community and biodiversity benefits in accordance with the Forestry and 
Woodland Strategy and the Scottish Government’s policy on Control of Woodland 
Removal referred to in Primary Policy 10.  It would also secure the long term 
protection of the woodland that is integral to the successful integration of the 
proposed housing by providing containment and structure to the landscape.  
Finally, it would ensure delivery of the objectives within the SBMP that seeks to 
promote the longevity of arboricultural features and encourage woodlands to be, as 
the SBMP describes it, ‘a factor in why Durieshill is a quality place to live and work’.   

2.437 This matter could be addressed as part of the structural planting strategy and as 
part of the construction and environmental management plan and secured by 
condition. 

2.438 Conclusions on Arboriculture Impacts:  Overall the EIA Report does not identify 
potential significant effects (in terms of the 2017 EIA Regulations) arising from the 
loss of trees and woodland within the site any species or habitat within the site.  
Although there would be a conflict with Primary Policy 10 and Policy 10.1 on the 
protection of existing trees and woodland, it is reasonably considered that the 
compensatory planting measures amounting to 20-25 hectares of tree/woodland 
planting would be enough to outweigh the harm that might arise, subject to 
delivering wider community benefit.  

Residential Amenity 

Noise Impact: 

2.439 The EIA Report considers noise impacts in Chapter 8 (Noise).  The EIA Report is 
supported by the Noise Impact Assessment (NIA), Technical Appendix 8.1.  The 
potential impacts can be summarised as follows: 

2.439.1 Road traffic noise impacts on the future occupants of the proposed 
development; and, 

2.439.2 Impacts on the existing residential receptors as a result of changes in 
road traffic noise level as a result of development generated traffic. 

2.440 The effects of noise in dwellings, typically, are sleep disturbance, annoyance and 
speech interference as stated in the World Health Organisation (WHO) Guidelines 
for Community Noise, 1999.  The potential impact of noise on residential amenity is 
acknowledged and carries significant weight as a material consideration. 

2.441 With regard to the residential component of the application, PAN 1/2011 (Planning 
and Noise) establishes the best practice and the planning considerations to be 
taken into account with regard to developments that may generate noise, or 
developments that may be subject to noise.  TAN 1/2011 provides guidance which 
may be applied in the technical evaluation of noise assessments.  The guidance 
notes that a sound level of 55dB (A) is indicated as the criteria to protect the 
majority of people from being seriously annoyed during the daytime (07:00 to 23:00 
hours), as derived from the WHO guidelines.  During the night (23:00 to 07:00 
hours) the façade noise level outside bedrooms should not exceed a target sound 
level of 45dB (A) as stated in the guidelines.  PAN 1/2011 states for noise of a 
similar character, a change of 3 dB (A) is the minimum perceptible under normal 
conditions, and a change of 10 dB (A) corresponds roughly to halving or doubling 
the loudness of a sound.  

 

 



2.442 Impact on Existing Residential Receptors:  The Noise Impact Assessment (NIA) 
indicates that the main source of noise currently within, and in the vicinity, of the 
site is from road traffic movements on the Roman Road/Bore Row, A872, M9, 
Cadgers Loan and A9 within the noise assessment study area.  The NIA considers 
noise impacts in relation to fifteen noise sensitive receptors (as plotted on drawing 
no. 170926-025, Appendix A) which were chosen as they are those most exposed 
to the noise from traffic movements.  The NIA includes a comparative noise 
assessment, which modelled the noise levels at the outside facades of each noise 
sensitive receptor comparing ‘with development’ vs ‘without development’ 
scenarios for the year of development completion (2049) during both daytime and 
night-time periods.   

2.443 The NIA results show that the existing properties located on, or close to Roman 
Road would be subject to the greatest predicted increases in daytime and night-
time noise levels when comparing between the ‘with’ vs ‘without’ development 
scenarios.  The existing residential receptors at Croftside Park (NSR 04), Meadows 
Nursery School (NSR 06), Bore Row cottages (NSR 07), and West Plean cottages 
(NSR 08) are identified as those most likely to be impacted by the development as 
a result of increased noise levels from development generated traffic along Roman 
Road.  At these receptor locations the predicted increases in daytime noise levels 
range from 4.2 dB(A) to 7.4 dB(A) when comparing between the ‘with’ vs ‘without’ 
development scenarios; for the night-time period the increase in noise levels range 
from 4.1 dB(A) and 7.3 dB(A).  The NIA notes that the increase in noise is of 
‘Moderate/Large’ significance in relation to NSR 07 and 08, and of ‘Large/Very 
Large’ significance in relation to NSR 04 and 06.  With regard to existing residential 
receptors located elsewhere within the study area the assessment predicts that 
daytime and night-time noise level increases would be less than 1dB(A), which 
would be imperceptible to the listener as stated in PAN 1/2011, and does not 
therefore constitute a significant effect in terms of the 2017 EIA Regulations.   

2.444 In concluding the above matters, the EIA Report notes that the predicted increase 
in noise levels as a result of development generated traffic at existing properties 
along Roman Road is assessed as significant in terms of the 2017 EIA 
Regulations.  The EIA Report does not identify any mitigation measures to 
minimise the potential negative impacts of the proposal on the amenity of existing 
properties.  However, in Chapter 11 (Traffic and Transport) of the EIA Report it is 
noted that a key design feature of the internal road network is to reduce vehicle 
speeds to 20mph or less.  This could possibly lead to a reduction in noise levels 
although it is acknowledged that this has not been predicted in the NIA.  The 
internal road network also includes a diversionary road around the Meadows 
Nursery School site (NSR 06) which is designed to prevent thru traffic along the 
section of Roman Road where this noise receptor is located and with this mitigation 
in place the residual effect of the development would be mitigated in this particular 
location.   

2.445 The reduction of road traffic speeds to 20mph or less are mitigation measures 
which are embedded into the proposed layout and street design.  However, the 
timescales for the delivery and triggers of these aspects of the detailed design 
would be promoted through a Traffic Regulation Order (TRO) which would be 
secured under the Roads Construction Consent (RCC) process.  With regard to the 
Roman Road diversion, conditions would be added to any planning permission 
requiring this to be completed to adoptable standards, in general accordance with 
the detailed proposals and the Place Delivery Plan, prior to the first occupation of 
the residential component of the development.  This is recommended in the 
absence of any assessment to identify an appropriate trigger point for the delivery 
of this designed-in noise mitigation measure.    



2.446 Impact on Proposed Residential Development:  The EIA Report notes the 
residual effects demonstrate that after employing the mitigation outlined within 
section 8.9, no significant effects would occur either during the daytime or night-
time at any receptor. 

2.447 The Council’s Environmental Health response highlights that the NIA is likely to 
have under-estimated noise levels for day and night-time periods at a number of 
proposed residential receptors, particularly in relation to the northern extent of the 
site where residential receptors would be affected by road traffic noise from the M9 
motorway network.   

2.448 This could be addressed by an appropriately worded condition in order to 
determine the most appropriate mitigation as reasonably required to limit the 
exposure to noise taking account of the mitigation measures identified in PAN 
1/2011.  A condition to this effect would be added to any planning permission. 

2.449 Impact of Proposed Non-Residential Uses:  Consideration of the impact of 
sound from the Planning Permission in Principle sites, proposed business/industrial 
(use Class 4, 5 and 6) and community campus and primary school sites (use Class 
10), have not been considered in the EIA Report.   

2.450 The potential noise impacts would largely be dictated by the final layout and nature 
of the development at each of the sites which would be subject to further noise 
assessments upon the submission of technical details associated with subsequent 
detailed matters applications that would follow the award of any planning 
permission in principle.  Notwithstanding this, the Masterplan indicative layouts 
would suggest that sufficient distance is being left between residential receptors 
and proposed business/non-residential buildings to ensure that there would be no 
significant detrimental impact in this regard.  The location of business/light-
industrial related uses to the north of the site would also help lessen the interaction 
between residential uses. 

Overshadowing, Privacy and Over-Dominance:   

2.451 There are no stand-alone policies for residential amenity within the Local 
Development Plan that relate specifically to the development proposals.  Primary 
Policy 1 (Placemaking) requires all new developments to be sited and designed in 
relation to the amenity of the place, urban or rural, where they are located.  This is 
a general principle for the protection of amenity that may also be applied more 
specifically to the protection of residential amenity.  Notwithstanding this, 
overshadowing, overlooking and over-dominance are well-established material 
considerations in relation to the amenity of both the proposed development and that 
of neighbours affected.  Significant weight is therefore attached to these material 
considerations.  These matters are addressed below. 

2.452 Impact on Existing Residential Properties:  There are a total of 42 residential 
properties located within and around the site that have the potential to be impacted 
by the proposed development. 

2.453 Dealing firstly with the issue of privacy, the Council’s guidance contained within 
SG12 advises 18 metres as the minimum distance between window openings to 
ensure personal privacy is maintained, which is the well-established British Industry 
Standard to safeguard residential amenity.  The 18-metre test may also be used to 
protect the immediate outlook of existing dwelling houses from new development 
although this is not a policy requirement.   

 

 



2.454 The concerns expressed in a number of representations are noted however, the 
siting of proposed buildings in relation to existing dwellings will comply with the 18-
metre safeguarding distance for privacy in all instances.  The 18-metre rule is 
applicable as the topographical relationship of existing houses and proposed 
buildings are comparable (+/- 2 metres of difference in level) in all cases.  The 
detailed design layout also ensures that within the immediate locality of existing 
dwellings, the height of proposed buildings will not exceed two-storeys.  The 
Planning Authority therefore considers that the layout and design of proposed 
individual buildings addresses the relationship with adjacent residential areas and 
secures residential amenity by design.  The development will comply with the 
principles of Policy 2.11 and associated SG12 in this regard. 

2.455 Turning to the potential overshadowing impacts, the Building Research 
Establishment’s (BRE) guide “Site Layout Planning” requires that the spacing of 
new buildings ensures that reasonable levels of daylight to existing buildings 
sunlight to existing gardens is maintained.  Only where there are concerns over the 
potential levels of daylight/sunlight loss, would detailed sunlight/daylight 
calculations be necessary as set out in the guidance.  The Planning Authority 
considers that the detailed design layout ensures sufficient distance would be 
maintained between existing and proposed dwellings to ensure that there will be no 
significant detrimental impact arising from loss of ambient daylight or direct sunlight 
potential.  

2.456 The combined impacts of the development on residential amenity have also been 
considered.  It is noted that the existing dwellings are at present sited within a rural 
landscape context, with each property benefiting from an open and uninterrupted 
outlook from its main elevations.  The proposed development will, however, 
transform the landscape context to one that is urban/suburban in character.  The 
Planning Authority therefore attaches significant weight to the impact on residential 
amenity caused by the cumulative effect of the proposed development and the 
magnitude of landscape change.  It is also considered that the urbanising effect of 
the development on the local environment is addressed through the design, 
introducing open space buffers (minimum 10 metres depth), which will provide a 
physical and visual separation between proposed housing and existing properties 
and their respective gardens.  The buffers will lessen the cumulative impact of the 
proposed development on the immediate outlook and setting of existing properties 
within and around the site.  However, careful consideration needs to be given to the 
landscape planting and the maintenance of the proposed buffers to ensure they 
provide the intended mitigation.  The development would therefore be in 
accordance with Primary Policy 1, as it responds positively to the character and 
amenity of the place, existing and planned, in this regard. 

2.457 Impact on Proposed Residential Properties:  The relationship of a proposed 
four-story flatted block (plots 12-072-12-079) and the two-storey dwellings (plots 
12-080 and 12-081) is highlighted as an area of the development where the 
potential for overlooking, resulting in adverse impacts on residential amenity, would 
occur.  The window-to-window distance between the plots is less than the minimum 
18 metres recommended distance to provide and maintain adequate levels of 
privacy.  To ensure that the proposed two-storey houses are afforded a degree of 
privacy comparable with existing and proposed houses forming part of the 
development, a condition has been attached to the effect that the windows on gable 
end (north facing) of four-storey flatted block will use obscure glazing and will be 
un-openable except for the purposes of ventilation.  It is not considered that 
imposing a requirement on the use of obscure glazed would impinge upon the 
reasonable enjoyment of residential occupiers of the flatted block as the windows 
on the gable-end are subordinate to the main windows on the east (front elevation) 



and west (rear elevation) elevations.  It is also noted that the obscure windows 
would not look out of character with the place in which they are located. 

2.458 In considering the amenity of all other proposed residential properties of the 
development, it is noted that the detailed layout has taken account of the policy 
requirements to provide the proposed buildings and their respective curtilages with 
adequate levels of ambient daylight and sunlight potential.  Compliance with 18-
metre rule (British Standard) is also reflected in the arrangement and design of 
proposed buildings which would ensure that all properties enjoy adequate levels of 
privacy in the interests of residential amenity.    

2.459 Impacts Relating to Business Park and School Sites:  Having regard to the 
proposed business park, community campus and stand-alone primary school sites 
(planning permission in principle components) the impact on existing residential 
properties from loss of sunlight/daylight and privacy would largely be dictated by 
the final layout of the development.  The indicative layouts within both the 
Masterplan and detailed submissions would suggest that sufficient distance is 
being left between existing dwellings and proposed buildings to ensure that there 
would be no significant detrimental impact in this regard.  The location of the 
business park at the northern extent of the site would also help lessen the 
interaction between uses which have the potential for greater impact on the 
amenity of existing and proposed residential properties compared to the education 
uses. 

2.460 Therefore, with regard to daylight, sunlight, privacy and immediate outlook, it is 
considered that the potential impacts relating to individual buildings and the 
combined effects of the development would not result in residential amenity of 
existing and proposed dwellings being harmed.  The proposal is therefore 
considered to comply with the Development Plan on this matter. 

2.461 Odour Impacts:  The development proposal includes Class 3 (food and drink) 
uses which are likely to include cooking operations.  The proposals include details 
of the siting of ventilation flues on mixed-use flatted blocks (i.e. ground floor Class 3 
with residential above).  The Council’s Environmental Health Officer has no 
objections subject to the approval of ventilation appliance specifications and the 
use of anti-vibration fixings in the mounting of extract flues/ducting.  Conditions to 
this affect are attached to this recommendation accordingly. 

2.462 Conclusions on Residential Amenity:  The Planning Authority accept the 
conclusions within the EIA Report that the overall impact of the development on 
residential amenity as a result of noise-related impacts would be acceptable by the 
imposition of conditions.  The spacing between the buildings, allowing for the 
topography of the site, would not lead to an overbearing development.  It is also 
considered that harmful overlooking, loss of privacy or overshadowing, and odour 
nuisance would be avoided, or could be made so with the use of conditions.  The 
proposals would therefore safeguard residential amenity and there would be no 
conflict with the Local Development Plan in this regard.    

Education Provision 

2.463 Given the scale of the proposal it is a Key Site Requirement of the Durieshill 
housing allocation (H057) to secure the provision of two primary schools and a 
secondary school in order to ensure that sufficient school capacity is in place to 
accommodate the development in accordance with Policy 3.3 (Developer 
Contributions). 

 



2.464 Primary School:  Supplementary Guidance (draft SG): Developer Contributions 
identifies the requirement for one new double stream and one new single stream 
primary school at Durieshill as required to meet primary school demand from the 
proposed development.  The application proposal recognises this requirement and 
makes provision for both a double stream primary school as part of the community 
campus site located within the Village Core (site Area L) and a single stream 
primary school within the northern portion of the site (site Area C).   

2.465 The draft SG states that the primary school provision would serve pupils from the 
Durieshill development only.  It is recognised however that pupils from existing 
houses within the site, which would eventually be subsumed into the new 
settlement, would also attend the new primary schools.  The education solution for 
this development would therefore be to contribute equitably to the primary school 
provision in accordance with the methodology set out in the draft SG.  The cost of 
the primary school provision would be around £19 million.  The developer 
contributions would be attained by the Council and would be used towards the 
delivery of the secondary school at the appropriate time.    

2.466 The Supplementary Guidance (draft SG): Developer Contributions confirms that the 
development site falls within the primary school catchment area of East Plean 
Primary School.  Using the pupil product multiplier included within the 
Supplementary Guidance (draft SG): Developer Contributions, the Durieshill pupil 
product is predicted to peak at 580 pupils in 2050/51 based on current 
programming and roll projections.   

2.467 Current roll projections, based on the 2018 Housing Land Audit, show that there is 
insufficient capacity at East Plean Primary School to accommodate the 
development should all planned and consented development in the area build out 
as currently programmed.  It is therefore likely that temporary arrangements will be 
made for primary school pupils at Durieshill to attend Bannockburn Primary School 
in the first two years of the development (21 primary school pupils projected).  
However, in year three (approximately 125 residential units) the development will 
require a single stream primary school.  Thereafter the primary school provision 
would be delivered in phases; based on current programming, the second stream 
primary school is in year nine (approximately 800 units) and the standalone single 
stream primary school would be required in year nineteen (approximately 1800 
units).  

2.468 Secondary School:  In terms of secondary school provision, the draft SG 
(Developer Contributions) identifies the requirement for financial contributions 
towards the delivery of secondary school provision within the catchment area of 
Bannockburn High School.  The draft SG refers to the location of a new high school 
at Durieshill which would be delivered as a phased construction relating to the 
community campus. 

2.469 The Education Authority has been consulted as part of this application and they 
have confirmed that a minimum number of 400 pupils are required for a high school 
to be operationally viable.  For a high school serving only Durieshill this would 
require approximately 2300 residential units to be occupied before it would be 
operationally viable.  In this case, the development would require a new high school 
by year 24 in accordance with the delivery programming identified in the 2019 
Housing Land Audit (HLA).   

 

 

 



2.470 According to the Education Authority however, the most likely scenario is for a 
rezoning of the Bannockburn High School catchment area in order to allow pupils 
from East Plean Primary School and Cowie Primary School to attend the new 
secondary school at Durieshill.  Therefore, depending the level of uptake and all 
allocated development within Plean and Cowie being built-out as per the HLA 
programming, the new high school could be needed as early as year 6 
(approximately 525 units).  Given the complexities associated with delivery the 
secondary provision the Local Development Plan recognises the requirement for an 
‘Infrastructure Delivery Working Group’ (multi-authority team with senior level input 
and developer involvement) to deliver the site. 

2.471 The development would be required to contribute its equitable share towards the 
secondary school provision in accordance with the methodology set out in the draft 
SG.  The cost of the secondary school provision would be around £17 million.  The 
developer contributions would be attained by the Council and would be used 
towards the delivery of the secondary school at the appropriate time.    

2.472 Conclusions on Education Provision:  Overall, there are sufficient education 
solutions to support the delivery of Durieshill and these been taken into account in 
the design of the development.  The most appropriate mechanism for securing the 
necessary provision would be a Legal Agreement so long as this complies with the 
tests set out in Circular 3/2012: Planning Obligations and Good Neighbour 
Agreements.  It is also essential that procurement of the new school infrastructure 
remains the responsibility of the Council in order to ensure that it is built and 
designed to Council standards and delivered at the required time taking into 
account the phasing of the residential component of the development.     

Health Care 

2.473 Policy 3.3 (Developer Contributions) states that developers will be required to make 
a fair and reasonable contribution (financial or ‘in kind’), which is necessary and 
proportionate to the scale of development, relative to the cost of meeting new or 
expanded local health service infrastructure resulting from new development in the 
identified ‘pressured locations’ as set out in Supplementary Guidance (draft SG): 
Developers Contributions. The draft SG states that the provision of, and access to, 
adequate levels of health care facilities is an essential part of any sustainable 
community.  The Key Site Requirements of the Durieshill land allocation identifies 
the requirement for health provision as part of an accessible Village Core.   

2.474 Having regard to the draft SG, Durieshill is shown to be located within the 
catchment area covered by the Bannockburn and Plean Health Centres, which is 
identified as a pressured location for health care.  This is highlighted by the fact 
that, as at October 2018, the Bannockburn and Plean catchment was operating at 
2,230 patients per Whole Time Equivalent (WTE) GP, which far exceeds the 
maximum operating level of 1,700 patients per WTE as recommended by the NHS. 

2.475 The proposed development as completed is predicted to accommodate 
approximately 6900 people based on the average household size in Stirling as 
shown in the 2011 census.  In order to accommodate the level of additional 
demand generated by the new houses, the draft SG sets out a need for financial 
contributions, including a methodology for calculating costs, to resolve the lack of 
capacity in the available health care facilities within the catchment area.      

 

 

 



2.476 Whilst there are clear provisions relating to the financial contributions in the draft 
SG, it is highlighted that there is no plan in place for how the additional capacity 
might be achieved.  However, in the case of Durieshill there is an opportunity to 
deliver a health centre as part of the proposed dementia care facility (Plot 12-199 – 
12-228) which is proposed within the Village Core.  Previous discussions with NHS 
Forth Valley and Health and Social Care Partnerships confirmed a willingness to 
work in partnership to deliver a shared use facility should the decision be taken to 
deliver a new health care facility within the site.  Although it is recognised that such 
a proposal would require to come forward under a separate application, it is 
considered that there is clear policy support for this approach in accordance with 
the Key Site Requirements and Primary Policy 3 (Provision of Infrastructure) of the 
Local Development Plan. 

2.477 It is concluded that the relationship of the Durieshill development with a 
requirement for a financial contribution towards the provisions of health care 
facilities in the catchment area would meet the five tests of Circular 3/2012: 
Planning Obligations and Good Neighbour Agreements.  With an appropriate Legal 
Agreement in place it is concluded that the development requirements set out for 
the Durieshill housing allocation (H057) would be secured in the context of the 
Local Development Plan (Primary Policy 3 and Policy 3.3) and Supplementary 
Guidance (Developer Contributions).  It is noted however, that contributions cannot 
be used to solve existing deficiencies or to cover staffing costs or maintenance.  
They should also be related to the proposed development; for instance, 
contributions cannot go towards the financing of new or improved health care 
facilities beyond a reasonable traveling distance of the site. 

Other Matters 

2.478 Phasing of Development:  A Key Site Requirement of the Durieshill land 
allocation is the submission of a masterplan to include a site delivery statement 
setting out how and when the site will be delivered.  Supplementary Guidance 
SG08A (Durieshill) states that provision for all necessary infrastructure and other 
facilities will be identified through appropriate masterplanning and phasing for the 
development and will be secured through appropriate planning 
conditions/obligations.  The principal phasing requirements for the development, as 
identified by the Planning Authority through the course of the assessment process, 
are set out as follows: 

2.478.1 Establish a Village Core (local centre and civic space) first approach; 

2.478.2 Control the sequence of development to ensure growth happens in a 
logical and reasonable order as if it were a natural extension to the 
settlement; 

2.478.3 Ensure that the phasing is aligned to the projected primary school 
catchment areas; and, 

2.478.4 Ensure that the phasing is aligned to the character areas identified in the 
masterplan as far as reasonably practical. 

 

 

 

 

 



2.479 Both the Masterplan and Design and Access Statement (DAS) include a phasing 
strategy setting out the key principles in which the proposed settlement will grow.  
The phasing strategy states that the first phase will be delivered around the Village 
Core and community campus to help to instill a sense of community from the 
outset.  The DAS highlights the importance of growing the settlement from the 
Village Core (commercial centre) to create an immediate sense of place and 
identity.  The Planning Supporting Statement highlights that each phase is 
designed to allow a broad range of residential accommodation and tenures to come 
forward to help reinforce the sense of community and the mix of population needed 
to help deliver a successful new village environment.   

2.480 The phasing strategy is supported by a series of indicative phasing plans (short, 
medium, long-term and combined phasing), as shown in Masterplan figures 40 – 
43.  The phasing plans relate to the detailed layout and shows the sequence in 
which phases of development (represented in blocks of approximately 200 units) 
would be delivered.  The phasing plans also indicate how and when the strategic 
infrastructure elements (transport and active travel, advanced landscaping and 
structure planting, and play provision) of the development would be delivered.  The 
short-term phase (0-1000 units) is supported by a detailed ‘Year 1-10’ phasing plan 
(drawing no. SL01(SW)LP12) which illustrates the yearly programming of the 
residential component for the first ten years of the development, exclusive of the 
Business Park, based on current projections.    

2.481 In general, the submitted phasing plans are reflective of the phasing strategies 
within the Masterplan and DAS, illustrating that the settlement will grow organically 
starting in site Areas L and M within the Village Core.  The masterplan phasing 
plans show the south-east section of the site delivered in the short and medium-
term phases (approximately 0-2200 units) and the north-west section delivered in 
the long-term phase (approximately 2200-3000 units) which correlates with the 
catchment areas for the primary schools as currently projected.  The proposed 
phasing strategy is broadly consistent with the phasing aims and objectives of the 
Planning Authority in this regard.  

2.482 The Masterplan phasing plan shows the delivery of the Village Core, including civic 
space, in the second phase of the development (200-400 units).  The ‘Years 1-10’ 
phasing plan narrows the timing down to year 3 of the development (approximately 
125 units).  Whilst not wholly consistent with the ‘Village Core first’ approach 
promoted in the Masterplan and the DAS, allowing for a certain amount residential 
development to take before the Village Core would be delivered is found to be 
acceptable.  In this case that level of development would be limited to 125 units 
which aligns to 1-10 year phasing strategy and the point at which the first phase of 
the community campus would be delivered.  The phasing programme for the 
delivery of the Village Core would be controlled by planning conditions.  

2.483 Overall, the submitted Masterplan phasing plan is acceptable.  It generally follows 
the development framework within the Masterplan.  The phasing plan is also 
reasonable and logical in how the land uses and strategic infrastructure would 
come forward for the site.  However, a Place Delivery Plan would be needed with 
later applications to consider the design and implementation of each phase of 
development which would be secured through condition of any planning 
permission. 

2.484 Impacts on Human Health:  Within a representation to the application, concerns 
have been expressed about the development in relation to ground conditions and 
below ground mines.  The development area is largely farmland with a history of 
shallow coal mining and falls within the defined Development High Risk Area as 
stated in the Coal Authority consultation response. 



2.485 Remnants of the site’s industrial past include a number of former collieries within 
the site, and a mineral railway and coke works in the far south of the development 
area.  Some localised landfilling operations and backfilled opencast coal workings 
along the western edge of the development are also indicated on historic maps.  
There are also numerous recorded mineshafts and some adits as well as a number 
of small quarries within the site.  All of these areas have the potential to impact 
upon health if not addressed in the design and properly treated and remediated 
before/during the implementation of development.   

2.486 The consultation responses from The Coal Authority and Environmental Health 
offer ‘no objection’ to the development proposal subject to suspensive conditions 
being applied to any planning permission to deal with potential contamination.  It is 
agreed that the appropriate mitigation could be secured in this way and conditions 
to this effect would be added to any planning permission accordingly.  The Coal 
Authority also note that the submitted site layout plans clearly demonstrate that the 
proposed development would avoid all recorded mine entries and their respective 
zones of influence, which addresses previous comments made.   

2.487 The detailed submissions also show how the functional floodplain; natural and 
heritage assets, and high pressure pipelines would be avoided.  It is also accepted 
that, with appropriate mitigation in place, the development proposal would not affect 
health as a result of noise and air quality impacts.   

2.488 Finally, the protection, provision and enhancement of good quality open spaces 
and woodlands for formal and informal recreation, which would be secured through 
conditions attached to any planning permission, would provide significant additional 
benefits in terms of health, well-being, recreation and physical activity.   

2.489 In conclusion, with appropriate site investigations and remediation secured through 
appropriately worded conditions, it is reasonably considered that the development 
would not have an adverse effect on human health as a consequence of 
contaminated land.  Furthermore, the delivery of public open space (informal and 
formal), woodland planting and active travel are inherently linked to physical health 
and mental well-being which would be secured through condition and appropriate 
legal agreement. 

2.490 Economic Impact:  The Local Development Plan and the Scottish Planning Policy 
supports sustainable economic growth.  Scottish Planning Policy introduces a 
presumption in favour of development that contributes to sustainable development.  
The planning system should support economically, environmentally and socially 
sustainable places by enabling development that balances the costs and benefits of 
a proposal over the longer term.  The Local Development Plan, with reference to 
the principles of sustainable development, is supportive of development that would 
achieve net economic benefits.  The aim is to achieve the right development in the 
right place.   

2.491 The application is accompanied by an Economic Impact Assessment of the 
economic value of direct and indirect/induced jobs during the construction phase; 
gross value added during the construction period; post-construction increases in 
Council Tax revenue and resident expenditure per annum.  It indicates that the 
development will increase the numbers of economically active residents and 
consequential increases to public sector and retailing jobs. 

 

 

 



2.492 The assessment predicted that the proposed development would represent a very 
significant capital investment (possibly £420 million) over the forecasted 30-year 
construction period, and could generate almost £29 million per year in retail 
spending (within local shops and services).  It could create approximately 130 jobs 
during construction and 770 jobs post-construction in the new commercial centre, 
community facilities, and the business park.  The proposals could also provide 
indirect/induced support to a significant number of supply chain jobs.  Post-
construction increases in Council Tax revenue and business rate revenues are also 
noted. 

2.493 There are clearly significant economic, sustainability and planning benefits from 
including business, commercial and community uses within a sustainable new 
community in terms of providing a diverse range of employment opportunities in a 
range of locations throughout the proposed settlement.  With regard to the 
residential component, the type of economic benefit associated with the 
construction of housing is primarily temporary however, a development of this scale 
could create and sustain a significant number of jobs over a 30-year period, if not 
longer, which has the potential to provide employment opportunities for a significant 
portion of a person’s working life.  It is therefore, accepted that there would be 
substantial economic benefits to the local and regional economy through this 
development.   

2.494 In addition to the creation of new jobs, the Local Development Plan and Scottish 
Planning Policy also recognises the important contributions that placemaking, 
connectivity, historic and cultural assets, and natural resources can make to 
sustainable socio-economic growth and social wellbeing.  The contribution that 
these aspects of the development have on the delivery of a sustainable and 
inclusive settlement is addressed in the preceding paragraphs of this report.  In 
summary, key to the delivery of sustainable new community is the well-designed 
and accessible Village Core within which social and economic interaction will be 
encouraged.  The formation of multi-functional and diverse public open spaces and, 
the protection, regeneration and augmentation of existing woodlands, as well as the 
creation of new woodlands, are also fundamental to the creation of sense of place; 
supporting health and social well-being; and, contributing to local economic growth 
and employment.  

2.495 Furthermore, the recommendation secures employment generating business units; 
these provisions along with the commencement of a sustainable new community 
will provide significant economic benefit. 

2.496 This conclusion is consistent with the Local Development Plan spatial strategy 
which recognises the potential of the development to make a significant 
contribution to the local economy. 

2.497 Regeneration:  A Key Site Requirement of the Durieshill land allocation sets out a 
requirement for “Assisting the regeneration of neighbouring communities”.  
Supplementary Guidance SG08A (non-statutory) supports the regeneration 
objectives of the Spatial Strategy and states that Durieshill will be required to: 

2.497.1 Maximise the potential for linkages with the eastern villages to support the 
shared use and access to opportunities afforded by the new community 
campus, higher order leisure and other facilities; 

2.497.2 Address the impact of the development on the existing and neighbouring 
communities in terms of road safety and residential amenity; 

2.497.3 Provide sustainable transport opportunities; and 



2.497.4 Provide for training and employment opportunities for existing residents 
through the development of Durieshill and the provision of new 
commercial and business space. 

2.498 With regard to the first three requirements, the development includes fully 
integrated active travel networks and connections linking the development site to 
Plean (via Cadgers Loan) and Stirling (via A872 through Pirnhall Interchange.  The 
‘High Line’ and the ‘Low Line’ active travel routes are integral to the delivery of a 
fully integrated path network that will connect the Village Core to Plean (via 
Cadgers Loan) and Stirling (via A872 through Pirnhall Interchange), as covered in 
paragraphs 2.290 to 2.292 of the report.  

2.499 The requirement for each residential property to connect to Plean via an 
appropriate path network link would be added as a condition of the consent.  In 
addition, provision for public transport from both Bannockburn (A872 services) and 
Plean (A9) services is also promoted in the design layout and service provision 
could reasonably be secured by means of a planning obligation drafted under 
section 75 of the Act. 

2.500 Turning to the requirement to provide training and employment opportunities for 
existing residents, the development makes provision of local employment 
opportunities within the Village Core, including the school/community sites, and the 
Business Park as addressed above in the Economic Impact section of the report 
(paragraphs 2.490 to 2.496).  With the delivery of the abovementioned active travel 
infrastructure and public transport services, the employment areas of the site would 
be readily accessible to the existing communities of Plean and Bannockburn as 
well as the more peripheral communities of Cowie and Fallin.   

2.501 In addition, whilst not relevant to land-use planning, the developer has confirmed 
that residents within local communities would be offered apprenticeships and 
training opportunities related to the construction of the development.  The applicant 
has submitted that, at the time of writing (December 2019), they employ 714 
people, of which 159 employees (22% of the workforce) are undertaking some form 
of formal training/qualification, thus highlighting Springfield’s commitment to training 
and apprenticeships.    

2.502 In this respect the proposal would comply with the Key Site Requirements of the 
Durieshill land allocation.  

2.503 Prime Agricultural Land:  Primary Policy 14 (Soil Conservation and Agricultural 
Land) relates to the soil conservation principles set out in the Scottish Soils 
Framework.  It states that larger scale developments located on areas of better 
quality productive soils will only be supported where they conform to the Spatial 
Strategy of the adopted Local Development Plan, which reflects the exception 
criteria in Scottish Planning Policy paragraph 80. 

2.504 Scottish Planning Policy states that where it is necessary to use good quality land 
for development, the layout and design should minimise the amount of such land 
that is required.  Development on prime agricultural land, or land of lesser quality 
that is locally important should not be permitted except where it is essential as a 
component of the settlement strategy or necessary to meet an established need.  
Prime agricultural land is defined in Scottish Planning Policy as Class 1, 2 or 3.1 in 
the land capability classification for agriculture.   

 

 

 



2.505 A representation to the application has expressed concerns about the impact of the 
development on agricultural land.  The land within the development site falls within 
Class 3.2 and 4.1 (capable of producing a narrow-moderate range of crops), as 
identified in the ‘Land Capability for Agriculture in Scotland’ map.  The proposal 
would not therefore result in the loss of prime agricultural land.  Furthermore, whilst 
it is acknowledged that permanent loss of productive soils would occur as a 
consequence of the development, this would not be significant.  It is recognised 
however, that the provision of community allotments and the communal orchard, as 
identified in the proposals, would go some way to compensating for the loss of 
agricultural land in accordance with Policy 14.1 (Encourage Local Food 
Production).  Notwithstanding, the site has been allocated for development and the 
proposal is supported by the Spatial Strategy, and whilst a material consideration, 
is not of sufficient weight to override the land allocation identified in the Local 
Development Plan.  In concluding this matter, the proposal is not found to be in 
conflict with Primary Policy 14 and is in accordance with the Local Development 
Plan in this respect.  The proposal also meets with the exception criteria in Scottish 
Planning Policy.   

2.506 Surface Coal:  Within the site, and the surrounding area located south east of 
Stirling City, potential surface coal reserves have been identified.  Scottish Planning 
Policy paragraph 235 establishes policy principles which state that the planning 
system should recognise the national benefit of indigenous coal in maintaining a 
diverse energy mix and improving energy security and that workable mineral 
resources which are of economic or conservation value should be safeguarded.  
Extraction of workable coal reserves prior to permanent development above is 
promoted to prevent sterilisation of the resource. 

2.507 Part (a) of Primary Policy 11 states: Development will not generally be supported if 
it sterilises, degrades or otherwise makes unavailable, workable mineral deposits 
such as coal which are of economic or conservation value.   

2.508 A review of the coal resource as part of the adoption of the Local Development 
Plan found that the demand for coal is falling significantly as we move towards the 
decarbonisation of our heat and energy supply.  In economic and policy context, 
therefore it is unlikely that any new mining proposals would be viable proposition 
over the timespan of the Local Development Plan. Notwithstanding, within allocated 
sites the Council’s priority is the development of new communities, housing and 
economic development.  Limited weight is therefore attached to the Primary Policy 
11 in the consideration of the development proposal and is not of sufficient weight 
to override the land allocation in this particular case. 

Developer Contributions/Obligations Summary 

2.509 The draft heads of terms would cover, but not limited to, the following topics and 
linked to an approved place delivery plan: 

2.509.1 Two stream primary school financial contribution and transferal of fully 
serviced and decontaminated site; 

2.509.2 Single stream primary school financial contribution and transferal of fully 
serviced and decontaminated site including remediation of mine entries; 

2.509.3 Secondary school financial contribution and transferal of fully serviced 
and decontaminated site including remediation of mine entries and 
undergrounding/diversion of power lines; 

2.509.4 Sports pitches and changing facilities and maintenance; 



2.509.5 Transport and active travel infrastructure contributions/delivery including 
Pirnhall Interchange and the A91 corridor; 

2.509.6 Bus service provision; 

2.509.7 Health care financial contribution and safeguarding of land; 

2.509.8 Affordable housing provision (25% on-site provision); 

2.509.9 Open space provision and maintenance; 

2.509.10 Play area provision and maintenance; 

2.509.11 Structure planting delivery; 

2.509.12 Delivery of community facilities including Village Core civic space, 
community woodland, community growing areas and allotments; and, 

2.509.13 Household waste financial contribution. 

 

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. The application is subject of an Environmental Impact Assessment (EIA).  The 
findings are set out in the EIA Report which consists of a description and 
assessment of the direct and indirect significant effects of the proposed 
development.  Any impact has been identified in the Consideration/Assessment 
section of this report. 

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 19/00310/FUL.  File can be viewed online at: View 
Application 

4.2 List of determining plans: 
 

Stirling Council Plan No. Name Ref on Plan 

 

001 Location Plan SL01(SW)LP_09 

 

021A Site Plan SL01(SW)LP_03J 

 



022A Site Plan SL01(SW)LP_05B 

 

023A Site Plan SL01(SW)LP_06D 

 
 

025A Site Plan SL01(SW)LP_08B 

 

026A Site Plan SL01(SW)LP_04D 

 

027 Site Plan SL01(SW)LP_02B 

 
 

029A Site Plan SL01(SW)LP_11D 

 

030A Site Plan SL01(SW)LP12B 

 

031A Site Plan SL01(SW)LP_13A 

 

032A Site Plan SL01(SW)LP14A 

 

033A Site Plan SL01(SW)LP15B 

 

034A Site Plan SL01(A)LP_02F 

 

035A Site Plan SL01(B)LP_02F 

 

036A Site Plan SL01(C)LP_02F 

 

037A Site Plan SL01(D)LP_02F 

 

038A Site Plan SL01(E)LP_02E 

 

039A Site Plan SL01(F)LP_02G 

 

040A Site Plan SL01(G)LP_02E 

 

041A Site Plan SL01(H)LP_02E 

 

042A Site Plan SL01(J)LP_02G 

 

043A Site Plan SL01(K)LP_02E 

 

044A Site Plan SL01(L)LP_02K 

 

045A Site Plan SL01(M)LP_02H 

 

046A Site Plan SL01(N)LP_02H 

 

047A Site Plan SL01(P)LP_02F 

 

048A Site Plan SL01(Q)LP_02E 

 

049A Site Plan SL01(R)LP_02F 

 

050A Site Plan SL01(S)LP_02E 

 

051A Site Plan SL01(T)LP_02F 

 

052A General SL01_CA_101B 

 

053 Floor Plans SL01_DF_101A 

 



054 Floor Plans SL01_DF_102A 

 

055 Floor Plans SL01_DF_103A 

 

056 Elevations SL01_DF_104A 

 

057 Elevations SL01_DF_105A 

 

058 Elevations SL01_DF_106A 

 

059 General AT3(C)901 

 

060 General AT3(C)901-OP 

 

061 General AT4(S)901 

 

062 General AT4(C)901 

 

063 General AT4(C)901-OP 

 

064 General AT4(S)901 

 

065 General 2016 AA_903 

 

066 General 2016 BB_903 

 

067 General 2016 CS-CS_903 

 

068 General 2016 CS-CS_904 

 

069 General 2018 D4D4_903 

 

070 General 2018_G3_901A 

 

071 General 2018_G3_901A 

 

072 General 2018_G3_901 

 

073 General 2018 FF_903 

 

074 General 2016 HH_903 

 

075 General SL01_TH01_901 

 

076 General SL01_TH01_902 

 

077A General SL01_BL01_901A 

 

078A General SL01_BL03_901A 

 

079A General SL01_BL04_901A 

 

080A General SL01_BL05_901A 

 

081A General SL01_BL06_901A 

 

082 Floor Plans SL01_CA01_901 

 

083 Elevations SL01_CA01_902 

 



084 General T3(C)901 

 

085 General T3(C-RU2)901 

 

086 General T3R(S-GA)901A 

 

087 General T3R(S-RU2)901 

 

088 General BS(SL01)901 

 

089 General T4(C)901 

 

090 General T4(C)_OP901A 

 

091 General 1224dt(AS)901F 

 

092 General 1224dt(OP)901 

 

093 General 950sd(AS)901D 

 

094 General 950sd(AS)901D 

 

095 General 652/757cf(--)901F 

 

096 General 652/757cf(--)901F 

 

097 General 1287dt(as)901C 

 

098 General 1287dt(op)901 

 

099 General 2001ct(AS)901B 

 

100 General 2001ct(AS)901 

 

101 General 1339dt(--)901F 

 

102 General 1339dt(--)901 

 

103 General 770te(AS)901A 

 

104 General 770te(OP)901 

 

105 General 1432dt(AS)901D 

 

106 General 1432dt(OP)901 

 

107 General 1410dt(AS)901D 

 

108 General 1410dt(OP)901D 

 

109 General 1060bw(AS)901 

 

110 General 1060bw(OP)901 

 

111 General 1932ct(AS)901E 

 

112 General 1932ct(OP)901 

 

113 General 1090bw(AS)901 

 



114 General 1090bw(OP)901 

 

115 General 745sd(--)901G 

 

116 General 745sd(OP)901 

 

117 General 1073sd(--)901J 

 

118 General DAL/KB/PL/01 

 

119 General DAL/KB/PL/01 

 

120 General 1020te(AS)901G 

 

121 General 1020te(OP)901 

 

122 General 1461dt(AS)901D 

 

123 General 1668dg(OP)901 

 

124 General DUN/KB/PL/01 

 

125 General DUN/KB/PL/01 

 

126 General 962dt(OP)902 

 

127 General 962dt(OP)902 

 

128 General 988dt(AS)901 

 

129 General 988dt(OP)901 

 

130 General 975sd(AS)901G 

 

131 General 1653dt-R(AS)901A 

 

132 General 1653dt-R(OP)901 

 

133 General 2372dt(AS)901 

 

134 General 2372dt(OP)901 

 

135 General 1104dt(AS)901B 

 

136 General 1104dt(OP)901 

 

137 General 1485dt(as)901D 

 

138 General 1485dt(OP)901 

 

139 General 1603dt(AS)901B 

 

140 General 1603dt(OP)901 

 

141 General 735bwD(as)901 

 

142 General 735bwD(OP)901 

 

143 General 735bwD(OP)901 

 



144 General 856bw(AS)901 

 

145 General 856bw(OP)901 

 

146 General 1202dt(AS)901C 

 

147 General 1202dt(OP)901 

 

148 General 2657ct(AS)901B 

 

149 General 2657ct(OP)901 

 

150 General 2045dt(as)901F 

 

151 General 962dt(AS)901C 

 

152A Details SL01(A)LP_09D 

 
 

154A Details SL01(A)LP_04E 

 
 

156A Details SL01(A)LP_06F 

 

157A Details SL01(A)LP_03D 

 
 
 

160A Details SL01(B)LP_04E 

 
 

162A Details SL01(B)LP_06F 

 

163A Details SL01(B)LP_03E 

 
 
 

166A Details SL01(C)LP_04E 

 
 

168A Details SL01(C)LP_06F 

 

169A Details SL01(C)LP_03D 

 
 
 

172A Details SL01(D)LP_04E 

 
 

174A Details SL01(D)LP_06E 

 

175A Details SL01(D)LP_03E 

 
 

178A Details SL01(E)LP_04E 

 
 

180A Details SL01(E)LP_06E 

 

181A Details SL01(E)LP_03D 

 
 
 

184A Details SL01(F)LP_04E 
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APPENDIX 1 

 

ERECTION OF RESIDENTIAL DEVELOPMENT, VILLAGE CORE (USE CLASS 1, 2, 3, 8), 
FORMATION OF OPEN SPACE, LANDSCAPING AND ASSOCIATED 

INFRASTRUCTURE WORKS WITH, (IN PRINCIPLE) EMPLOYMENT LAND (APPENDIX 1 
– Conditions and Reasons 

 

ERECTION OF RESIDENTIAL DEVELOPMENT, VILLAGE CORE (USE CLASS 1, 2, 3, 8), 
FORMATION OF OPEN SPACE, LANDSCAPING AND ASSOCIATED 

INFRASTRUCTURE WORKS WITH, (IN PRINCIPLE) EMPLOYMENT LAND (USE CLASS 
4, 5, 6), COMMUNITY CAMPUS AND PRIMARY SCHOOL AT DURIESHILL AT LAND 

BETWEEN PLEAN AND THE BANNOCKBURN INTERCHANGE, PLEAN - SPRINGFIELD 
PROPERTIES PLC - 19/00310/FUL 

 

APPROVE, SUBJECT TO THE FOLLOWING CONDITIONS: 

 
SECTIONS 
 
1. CONDITIONS OF PLANNING PERMISSION IN PRINCIPLE AND (FULL) 

PLANNING PERMISSION - OVERARCHING SUSPENSIVE CONDITIONS 

 
2. CONDITIONS OF PLANNING PERMISSION IN PRINCIPLE - BUSINESS PARK 

/ EMPLOYMENT LAND (CLASSES 4, 5 & 6) 

 
3. CONDITIONS OF PLANNING PERMISSION IN PRINCIPLE - COMMUNITY 

CAMPUS (CLASS 10) 

 
4. CONDITIONS OF PLANNING PERMISSION IN PRINCIPLE – PRIMARY 

SCHOOL (CLASS 10) 

 
5. CONDITIONS OF (FULL) PLANNING PERMISSION – RESIDENTIAL 

(DWELLINGHOUSES (CLASS 9) & FLATS (SUI GENERIS), RESIDENTIAL 

CARE ACCOMMODATION (CLASS 8) AND COMMERCIAL (CLASSES 1, 2, & 

3) 

 

6. MASTERPLAN CONDITIONS 

  



 
OVERARCHING SUSPENSIVE CONDITIONS OF PLANNING PERMISSION IN 

PRINCIPLE AND (FULL) PLANNING PERMISSION - (Conditions 1 to 17) 
 

 
1. Pirnhall Interchange Mitigation - Submission of Schemes for Approval 

by the Planning Authority:  No development shall commence on site until a 

scheme for the provision of the upgrading of the M9/M80 Pirnhall Interchange, 

in compliance with the requirements of the Scottish Ministers (acting through 

Transport Scotland) as the relevant Roads Authority, has been submitted to 

and approved in writing by the Planning Authority.  The scheme shall include 

provision for the conclusion of an appropriate Legal Agreement for the funding 

and implementation of the required upgrading works and the submission of 

evidence to the Planning Authority that said Legal Agreement has been 

registered.  

 
Reason:  To ensure that the agreed non-local road network infrastructure 

necessary to mitigate the cumulative impact of the proposals in the October 

2019 Adopted Stirling Local Development Plan (“the Local Development 

Plan”) can be implemented in accordance with the Development Phasing and 

not restrict the delivery of the proposed development. 

 

2. A91 Corridor Mitigation - Submission of Schemes for Approval by the 

Planning Authority:  No development shall commence on site until a scheme 

for the provision of the upgrading of the A91 in compliance with the 

requirements of Stirling Council Transport Development, has been submitted 

to and approved in writing by the Planning Authority.  The scheme shall 

include provision for an appropriate Legal Agreement for the funding and 

implementation of the required works and the submission of evidence to the 

Planning Authority that the said agreement has been registered. 

 

Reason:  To ensure the necessary mitigation of the impact of the 

development on the local road network. 

 
 
 



3. Education Mitigation (Primary and Secondary) - Submission of Schemes 

for Approval by the Planning Authority:  No development shall commence 

on site until a scheme for the provision of Primary and Secondary education 

provision in compliance with the requirements of Stirling Council Education 

Authority, has been submitted to and approved in writing by the Planning 

Authority.  The scheme shall include provision for an appropriate Legal 

Agreement for the funding and implementation of the required works and the 

submission of evidence to the Planning Authority that the said Agreement has 

been registered. 

 
Reason: To ensure the necessary mitigation of the impact of the development 

on the primary and secondary school provision. 

  

4. Pirnhall Interchange Mitigation (Trunk Road Network) – Submission of 

Detailed Designs:  Pursuant to Condition 1 above, no development on site 

shall commence until a detailed design scheme of mitigation for the upgrading 

of the M9/M80 Pirnhall Interchange to Design Manual for Roads and Bridges 

(“DMRB”) standards and substantially as indicated on WSP Drawing 

70046926_07_SK_005 (‘Option 5’), or such alternative scheme, has been be 

submitted to and approved in writing by the Planning Authority in consultation 

with Transport Scotland.  

 

Reason:  To ensure the provision of an adequate design layout and 

construction as required to mitigation the cumulative impact of the 

development on the trunk road network. 

 
5. Pirnhall Interchange Active Travel Links (Local Road Network) – 

Submission of Detailed Designs:  No development shall commence on site 

until a detailed design scheme (including the submission of plans at a scale 

no greater than 1:250) for the provision of active travel infrastructure relating 

to the A872 (north and south of the Pirnhall Interchange) and the A91 local 

roads has been submitted to and approved in writing by the Planning 

Authority in consultation with Stirling Council Transport Development.   

 



The scheme shall be designed to tie-in with the active travel infrastructure as 

part of the upgrading of the M9/M80 Pirnhall Interchange under Condition 4 

above, generally as indicated on ARUP drawings SK-C-002 Revision I4 and 

SK-C-003 Revision I5 (‘Pirnhall Active Travel Link’), relative to the A872 

(south-arm) which is outwith the area of works indicated on WSP Drawing 

70046926_07_SK_005.  The design shall also include details of active travel 

connections, and any improvement works, to the existing pedestrian/cycle 

infrastructure on the A872 (north-arm) and the A91 as required to achieve a 

continuous and fully integrated network for pedestrian and cycle travel. 

 

Reason:  In order to support the operation of the Pirnhall Interchange scheme 

of mitigation and to ensure and efficient multimodal access and connectivity is 

provided to promote active travel as part of the delivery of a sustainable 

community. 

 

6. Roman Road Improvements – Submission of Detailed Design:  No 

development hereby granted shall commence until detailed plans (at a scale 

not less than 1:250) for improvements to the entire length of Roman 

Road/Bore Row as located within the application site, including proposals for 

the retained (bypassed) section (site Area J), have been submitted to and 

approved in writing by the Planning Authority in consultation with Stirling 

Council Transport Development. 

 

The detailed design shall be in general accordance with the Masterplan and 

the design layout approved with this permission.  Specifically, provision shall 

be made for a fully integrated pedestrian and cycle way along the existing line 

of the Roman Road including footway provision through the retained 

(bypassed) section of the road.  The plans shall also detail the configuration of 

the active travel network including pedestrian/active travel connections, 

crossings, and transition to the Pirnhall Active Travel link (ARUP drawings 

SK-C-001 Revision I4, SK-C-002 Revision I4, and SK-C-003 Revision I5); the 

Cadgers Loan Active Travel link (Arup Drawing No. SK-C-017 Rev I3), and 



the ‘Low Line’ and ‘High Line’ active travel routes identified Drawing 

SL01(5W)LP_04 Revision D – Roads Hierarchy Layout. 

 
The detailed proposals shall be supported by sections (existing and proposed) 

particularly through Character Areas and ‘Gateways’.  Details of walls, 

hedgerows, trees and root protection areas (RPAs), surfacing materials for 

roads and pathways, and levels shall also be included.  The use of surfacing 

materials through the Village Core and The Old Town (through ‘retained’ 

section) Character Areas shall be distinct from other sections of the Roman 

Road to strengthen the historic significance and character of the road. 

 

Reason:  To ensure the provision of an adequate design and construction of 

pedestrian and active travel provision along the principal route through the 

site in the interests of road safety. 

 

7. Public Transport Provision Strategy:  No development shall commence on 

site until a scheme of Public Transport Provision and its programme for 

implementation has been submitted to and approved in writing by the 

Planning Authority in consultation with Stirling Council Transport Development 

and Transport Scotland.  The Strategy should identify as a minimum: 

 
a) Anticipated demand for new services; 

 
b) Identification of service diversions; 

 
c) Engagement activities with bus operators; 

 
d) Costing schedule for subsidised bus service; and, 

 
e) Identification of specification details for all bus stops within the site, 

including details of interim and temporary turning facilities associated with 

each phase of development. 

 
Reason:  To ensure that the development is adequately connected with the 

existing and proposed public transport services and provide a sustainable 



alternative to the private car in accordance with the requirements of the 

Planning Authority. 

 

8. Bus Stop Provision:  No development shall commence on site until a site 

wide layout plan showing the locations of all proposed bus stops, including 

400 metres travel distance isochrones, and a series of detailed site plans (at a 

scale no greater than 1:500) that illustrate how the bus stops would be 

integrated into the street layout, have been submitted to and approved in 

writing by the Planning Authority.   

 

The level of bus stop provision, in relation to the bus stop locations shown in 

the ARUP/Springfield Drawing 254265-00 Figure 8e Issue I2 – Proposed Bus 

Route and Bus Stop Locations Phase 3 (Transport Assessment), shall be 

increased along the proposed bus route(s).  Bus stop provision shall be made 

in accordance with the following:  

 
a) The provision of sheltered bus stops adjacent to the Village Core public 

realm (civic square), Community Campus site, Primary School site 

(primary school 2), and the Business Park site;   

 
b) Provision for bus stops within 400 metres walking distance of affordable 

housing, play areas and community gardens / allotments in so far as 

reasonably practical; 

 
c) Provision of bus stops located close to side road accesses; and, 

 
d) Bus stop shall be delivered in pairs at each location (one stop in each 

direction). 

 
Reason:  To ensure the development is designed to allow bus services to 

operate through the site. 

 
9. Character Areas Design Code:  No development on site shall commence 

until a Design Code that sets out the specific design principles for the 

Character Areas of the Masterplan and the Design and Access Statement 



(“DAS”) is submitted to and approved in writing by the Planning Authority, 

which shall address the following: 

 
a) Street Design(s) having regard to the hierarchy of streets generally as 

shown on the Street Hierarchy drawing S020 Revision E of the DAS (Site 

Overview, Section 1.0); 

 
b) Palette of Materials (including consideration of findings of Viewpoint Study 

– Environmental Impact Assessment (“EIA”) Report, Technical Appendix 

12.1); 

 
c) Response to Masterplan Key Building Strategy, including ‘Aspect 

Buildings’ and ‘Vista Stoppers’, (in terms of use of materials, boundaries 

etc.); 

 
d) Design & treatment of boundaries relative to building elevation materials 

on prominent locations where masonry walls have been proposed and/or 

required by conditions of this permission; 

 
e) Landscape design and planting including types / mix of species; and, 

 
f) Bin and cycle storage.  

 
Reason:  In order to ensure delivery of the Masterplan and Placemaking 

aspiration to deliver distinctive neighbourhoods and areas that respond to 

their context.   

 

10. Sustainable Drainage Systems (“SuDS”) Design Code:  No development 

on site shall commence until a Design Code that sets out the specific design 

principles for the delivery of Sustainable Drainage Systems (SuDS) across the 

site is submitted to and approved in writing by the Planning Authority, which 

shall address the following: 

 

a) Demonstrate a place based approach to delivery, and build upon the 

design principles set within Appendix 2 (Illustrative SUDS Features) of the 

Masterplan; 



 

b) Establish a suite of SuDS features to be utilised, their key drainage, 

amenity and biodiversity roles, and design and planting responses relative 

to the different location(s) and character areas within in the site; and, 

 

c) Include design principles for adaptability of SuDS features to ensure 

climate change resilience.   

 

Thereafter detailed proposals for open space and landscaping incorporating 

SuDS features shall be demonstrate consideration and compliance with the 

content of the Design Code.   

 
Reason:  To ensure that the drainage scheme complies with the best SuDS 

practice to protect adjacent watercourses and groundwater, and in the 

interests of the amenity and wellbeing of existing and future users adjacent to 

and within the development site respectively. 

 

11. Structure Planting Strategy Plan:  No development shall commence on site 

until a plan of the entire site showing the general areas of structure/screen 

planting (identified with use of appropriate coding/referencing) including 

confirmation of the size (m2) of additional tree/woodland planting areas in 

accordance with the conditions of this permission, has been be submitted to 

and approved in writing by the Planning Authority.    

 

Reason:  To ensure that area where the acceptability of the layout is reliant 

on structure/screen planting to deliver Masterplan objectives and meet with 

conclusions of the EIA Report with regard to mitigation of environmental and 

landscape and visual impacts.   

 
12. Public Art Design Strategy: No development on site shall commence until a 

Public Art Design Strategy that sets out the specific design themes and 

principles relating to the Outline Public Art Strategy within the Masterplan; the 

opportunities for public art identified within the Design and Access Statement; 

and the locations of public art features as shown in the McCreadie Design 



Landscape Design General Arrangement Plans, which shall include (but to 

limited to) the following: 

 
a) Gateway location(s); 

 
b) Green Network Including Regional Art installation, monument point 

installations, and sculpture gardens; 

 
c) Streetscape sites, including Village Core civic space; 

 
d) Wall art installations; 

 
e) Paving features; and, 

 
f) Wayfinding. 

 
has been submitted to and approved in writing by the Planning Authority. 
 
The strategy should include consideration of how the future community, 

including school(s), could be involved. 

 

Reason:  To ensure delivery of the Masterplan and Placemaking aims to 

create a sense of place and identity in the development.  

 
13. Intrusive Site Investigations - Community Campus and Primary School 

Sites:  No development in connection with this permission (both in principle 

and detailed components) shall commence until: 

  
a) A scheme of intrusive site investigations has been undertaken for all mine 

entries and shallow coal workings relating to the Community Campus and 

‘Primary School 2’ sites in accordance with a methodology first submitted 

to and approved in writing by the Planning Authority in consultation with 

Environmental Health and the Coal Authority; and, following the 

undertaking of the agreed scheme of intrusive site investigations, the 

submission of the following for the written approval, and confirmation of 

such approval, by the Planning Authority prior to the commencement of 

any development. 



 
b) The submission of a report of findings arising from the intrusive site 

investigations, including the results of gas monitoring; 

 
c) The submission of a layout plan, at a scale no greater than 1:500, which 

identifies appropriate zones of influence and the definition of suitable ‘no-

build’ zones for all recorded mine entries; 

 
d) The submission of a scheme of treatment / mitigation measures for the 

mine entries for approval; 

 
e) The submission of a scheme of remedial works for the shallow coal 

workings for approval. 

 
Where it is determined by the site investigation report that remediation of the 

site(s) is required an appropriate remedial scheme shall be submitted and 

approved in writing by the Planning Authority prior to the commencement of 

any development or preparatory site works (other than the demolition of 

existing buildings).  The approved scheme of remediation shall be carried out, 

in its entirety, before the development is occupied / begun as appropriate.   

 

On completion of the remediation works and prior to the site being occupied, 

the developer shall submit a Verification Report to the Planning Authority 

confirming the works have been carried out in accordance with the 

remediation plan. 

 

Reason:  To ensure the sites can be developed in order to support the 

residential component of this permission and to establish the extent of ground 

suitable for development and to ensure that any potential contamination of the 

site is dealt with appropriately in the interests of human health. 

 

14. Ecological Clerk of Works (“ECoW”):  Not less than one month prior to the 

commencement of demolition/development operations an independent and suitably 

qualified ecologist shall be appointed as the ECoW and shall supervise the 



demolition/construction works, and associated operations to ensure that the CEMP 

and associated mitigation measures are implemented effectively. 

 

The ECoW shall be appointed by the developer and at the developer's expense.  This 

appointment shall be subject to the prior written approval of the Planning Authority 

and detail the extent of inspections to be undertaken by the ECoW and how this 

relates to the delivery of the development.  The ECoW shall oversee, on behalf of the 

Planning Authority, in consultation with Scottish Natural Heritage, the 

implementation of all ecology related planning conditions and how this relates to the 

development being constructed.  The ECoW shall undertake a watching brief 

throughout the construction of the development and shall have the authority to stop 

operations or to alter construction methods should there be any works occurring 

which are having an adverse impact on the natural heritage. 

 

Reason:  In order to ensure that the appointed ECoW is suitably qualified and has 

suitable job description and powers to oversee the construction of the development 

and the delivery of the agreed scheme of mitigation in accordance with the EIA 

Report. 

 

15. Arboricultural Clerk of Works (“ACoW”)  Not less than one month prior to the 

commencement of development operations an independent and suitably qualified 

arboriculturalist shall be appointed as the ACoW and shall supervise all tree works 

including the implementation of tree protection measures, and the agreed scheme 

of tree/woodland planting to ensure that the CEMP and associated mitigation 

measures, including those identified in the EIA Report, are implemented effectively.  

 

The ACoW shall be appointed by the developer and at the developer's expense.  This 

appointment shall be subject to the prior written approval of the Planning Authority 

and detail the extent of inspections to be undertaken by the ACoW and how this 

relates to the delivery of the development.  The ACoW shall oversee, on behalf of 

the Planning Authority, the implementation of all arboriculture related planning 

conditions and how this relates to the development being constructed.  The ACoW 



shall undertake a watching brief throughout the construction of the development 

and shall have the authority to stop operations or to alter construction methods 

should there be any works occurring which are having an adverse impact on the 

natural heritage. 

 

Reason: In order to ensure that the appointed ACoW is suitably qualified and has 

suitable job description and powers to oversee the construction of the development 

and the delivery of the agreed scheme of mitigation in accordance with the EIA 

Report. 

 
16. Flooding and Drainage Clerk of Works (“FDCoW”):  Not less than one month prior to 

the commencement of development operations an independent and suitably 

qualified hydrologist shall be appointed as the FDCoW. 

 

The FDCoW shall undertake a watching brief throughout the construction of the 

development, on behalf of the Planning Authority, as required to supervise surface 

water drainage construction and associated works, including the implementation of 

pollution control measures, to ensure that the CEMP and associated mitigation 

measures, including those identified in the EIA Report, are implemented effectively.  

The FDCoW shall also oversee works associated with the approved drainage scheme 

to include: 

 

a) The construction of all construction phase drainage measures; and, 

 

b) The construction of all detention ponds; retention basins; swales; watercourse 

crossings and any development operations within 6 metres of any existing 

watercourse; and operations associated with the diversion and de‐culverting of 

existing watercourses in accordance with the details of the development hereby 

approved and all related planning conditions.  

 

The FDCoW shall be appointed by the developer and at the developer's expense.  

This appointment shall be subject to the prior written approval of the Planning 



Authority and detail the extent of inspections to be undertaken by the FDCoW and 

how this relates to the delivery of the development and shall have the authority to 

stop operations or to alter construction methods should there be any works 

occurring which are having an adverse impact on the water environment or for any 

works undertaken in contravention with the approved drainage scheme. 

 

Reason: In order to ensure that the appointed FDCoW is suitably qualified and has 

suitable job description and powers to oversee the construction of the development 

and the delivery of the agreed scheme of mitigation in accordance with the EIA 

Report. 

 

17. Noise Assessment – External Plant:  Prior to the installation of any external plant at 

the Community Campus, Primary School, residential care facility (Class 8) and other 

non‐residential units, including commercial and business/employment, across the 

site, a suitable noise assessment shall be undertaken using appropriate methodology 

and in accordance with the principles described within the Scottish Government’s 

Technical Advice Note: Assessment of Noise. Maximum Target Noise Levels are 

tabulated below, or any updated version thereof current at the time of the request. 

 
Maximum Target Noise Levels 

Trigger Criteria (Free Field)  Compliance Criteria  

55 dB LAr, Tr (Day)  40 dB LAr, T (Internal with Windows Closed ‐ Day) 

45 dB LAr,Tr (Night)  30 dB LAr,T) (Internal with Windows Closed ‐ Night) 

  55 dB LAr,Tr (External in private garden areas ‐ Day) 

  SG  Technical  Advice  Note:  Assessment  of  Noise, 
Table  3.5,  Significance  of  Effect  no  greater  than 
Neutral 

 
If Trigger Criteria are likely to be exceeded, a scheme shall be submitted which 

demonstrates that all Compliance Criteria will be met.  In the event that a noise 

mitigation scheme is required, works which form part of the scheme shall be 

completed before any of the units in the commercial area are occupied (unless 

otherwise agreed by the Planning Authority). 

 



For the purposes of interpretation of this condition, external plant includes (but 

is not limited to) refrigeration, air conditioning, heating and ventilation units. 

 
Reason:  In order to protect the amenity of nearby and adjoining residents. 

 
 

  



CONDITIONS OF PLANNING PERMISSION IN PRINCIPLE - BUSINESS PARK 
/ EMPLOYMENT LAND CLASSES 4, 5 & 6 - (Conditions 18 to 43) 

 
Restrictions about Use of Land and Developable Area 

 
18. Restrict Use of Land:  The area of land highlighted “Proposed Business Park 

Development” in Figure 13 of the Masterplan shall be used only for a purpose, 

or purposes, within Use Classes 4 (Business), 5 (General Industrial) and 6 

(Storage or distribution) of the Town and Country Planning (Use Classes) 

(Scotland) Order 1997.  

 
Reason:  To clarify the extent of planning permission and to comply with the 

site allocation B09 (Durieshill) of the Local Development Plan. 

 

19. Restrict Developable Area:  Within the area of land highlighted ‘Proposed 

Business Park Development’ in Figure 13 of the Masterplan the net area of 

developable land shall not exceed 5 hectares.  Net developable land means 

the total area of land available for ‘development’ as defined in Town and 

Country Planning (Scotland) Act 1997. 

 

The commercial area: 9.19 hectares, as shown on ‘Commercial Area Site 

Layout Plan’ SL01(CM)LP_02 is not approved, and no permission given or 

implied for a ‘Garden Centre’ as stated in the Business Park Principles of the 

Masterplan. 

 

Reason:  To clarify the terms of the permission and to comply with the site 

allocation B09 (Durieshill) of the Local Development Plan. 

 

20.  Restrict Associated Development Outwith Site Area:  No development in 

association with the ‘Business Park’ shall be carried out (with the exception of 

the carrying out of any pathways/green links, landscaping and open space, 

drainage, and under land services/pipework/cabling) outwith the area of land 

highlighted ‘Proposed Business Park Development’ in Figure 13 of the 

Masterplan. 

 



Reason:  To clarify the terms of the permission and to comply with the site 

allocation B09 (Durieshill) of the Local Development Plan. 

 
Matters Specified in Conditions 

 
21. Matter Specified in Conditions:  Subsequent application(s) for the matters 

of the development (Approval of Matters Specified by Condition) as set out 

below shall be submitted for the requisite approval of the Planning Authority: 

 
a) The construction of employment and business development and 

associated infrastructure limited to Use Classes 4 (Business), 5 (General 

Industrial) and 6 (Storage or distribution) of the Town and Country 

Planning (Use Classes) (Scotland) Order 1997. 

 
b) The development of the road, cycleway and footpath network in general 

accordance with the Masterplan, Transport Assessment (July 2019), and 

the detailed design layout approved with this permission. 

 
c) Engineering operations, including the construction of all engineering 

works associated with the provision of SuDS facilities and flood protection 

measures. 

 
No development shall commence on the ‘Business Park Development’ site 

(with the exception of any intrusive site investigation works) until the written 

permission of the Planning Authority has been granted for the specific 

proposal. 

 

Reason: To clarify the extent of the planning permission and to be in 

compliance with Section 59 of The Town and Country Planning (Scotland) Act 

1997. 

 
22. Matters Specified in Conditions:  The first application(s) for approval of 

Matters Specified by Condition submitted under the terms of Condition 21 

above, shall be submitted with the following information: 

 
a) A Development Framework Plan; 



 
b) A detailed Phasing Plan; 

 
c) A Design and Access Statement to be prepared in accordance with The 

Town and Country Planning (Development Management Procedure) 

(Scotland) Regulations 2013, setting out compliance with the Masterplan; 

 
d) Updated landscape and visual appraisal, including viewpoint studies with 

the detail of the development; 

 
e) Updated Strategic Biodiversity Management Plan, including updated 

ecological surveys and updated mitigation statement and enhancement 

plan; 

 
f) Updated Air Quality Report; 

 
g) A Noise Impact Assessment demonstrating the noise impacts of the 

proposed development on existing and permitted noise sensitive 

receptors and the measures to mitigate any adverse impacts; 

 
h) Site investigation/survey and decontamination arrangements / remediation 

strategy which shall form part of the first application for approval of 

matters specified in conditions; 

 
i) Construction Environmental Management Plan (CEMP); 

 
j) Construction Traffic Management Plan (CTMP); 

 
k) Details of a renewable energy generating facility on the site subject to the 

conclusions of a detailed feasibility study and any other zero-carbon 

generating equipment to be incorporated into the design of all buildings; 

and, 

 
l) Programme of Archaeological Works. 

 



Reason:  To ensure that sufficient information is submitted with the first 

application to determine compliance with the Masterplan and the Local 

Development Plan. 

 
23. Matters Specified in Conditions:  The further application(s) for approval of 

Matters Specified by Condition submitted under the terms of Condition 21 

above. shall be submitted with the following information and shall include as 

relevant: - 

 
a) A site layout plan, or series of plans, at a scale no greater than 1:250 

showing the layout of the site and the position of all buildings, roads, 

means of access, vehicular parking areas including layout of surface 

parking, cycle parking, service areas, vehicular turning areas, footways 

and cycle ways including a means of inclusive access to the site for 

pedestrians and cyclists, and soft landscaping including all operational 

aspects of open space and public realm; 

 
b) Site sections, cut and fill plans, and site levels including existing and 

proposed contours, and proposed finished floor levels in relation to 

Ordnance Datum and levels for all roads, access ways, footways, and 

footpaths, at a scale no greater than 1:500; 

 
c) Floor plans, roof plans, building elevations, and building sections for all 

buildings proposed at a scale no greater than 1:100, including the 

dimensions of all proposed development and the specification and colour 

of all external materials, and details of how this relates to other 

development previously approved through this permission or previous 

Approval of Matters Specified in Conditions applications; 

 
d) All operational aspects of the business and employment uses including 

details of servicing arrangements, opening hours/hours of operation, all 

external plant, machinery and/or ventilation, hours of deliveries and 

collections; 

 



e) Detailed plans of the landscaping scheme for the site and details of 

strategic landscaping associated with each phase of development; 

 
f) Details of the future management and aftercare of the areas of 

landscaping, planting and open space; 

 
g) Waste management and recycling provision, including the design of all 

external bin stores and recycling facilities and details of waste uplift areas; 

 
h) Amendments to the design and treatment of any adopted roads and 

footways; 

 
i) Details of external lighting, including floodlighting, security lighting, and 

street lighting arrangements for the development; 

 
j) Provision for ultra-low energy vehicle (ULEV) charge points and ducting; 

 
k) The locations of all site compounds and storage areas, and wheel 

washing facilities during the construction period; 

 
l) A detailed surface water drainage strategy, including details of a 

maintenance regime for all SuDS features proposed which shall be 

adhered to throughout the lifetime of the site. 

 
Reason:  To ensure sufficient information is submitted with each application 

to determine compliance with the Masterplan, development framework plan, 

design and access statement, and in the interests of sustainable 

development, amenity and public health. 

 

Siting, Design and Delivery 

 

24. Development Framework Plan:  A Development Framework Plan pursuant 

to Condition 22 part a) above shall include location of buildings, access, 

parking, structure planting, landscaping and SuDS.  It shall stipulate building 

heights, materials, and include design principles for any Key Building 

location(s) adjacent to the Pirnhall Interchange/A872.   



 

The site layout shall be developed using the Masterplan as a guide and taking 

account of the requirements of all conditions of this permission.  No 

permission is given or implied for the specific layout detailed on the indicative 

Masterplan, Figure 13 – The Masterplan Northern Sector. 

 

Once approved any further planning application(s) should come forward in 

compliance with this Framework Plan unless otherwise agreed in writing by 

the Planning Authority.   

 

Reason:  In order to ensure the delivery of the development corresponds to 

the key components of the design framework plan as part of a coordinated 

delivery in the interests of design and the visual amenity of the area.    

 
25. Phasing Scheme:  A detailed Phasing Plan pursuant to Condition 22 part b) 

shall specify the programming and sequence in which strategic infrastructure 

elements of the development will be implemented having regard to the 

conditions of this permission, and any subsequent reports submitted to the 

Planning Authority.   

 
The Phasing Plan shall divide the site into phased development zones to 

confirm the phasing of the delivery of development and strategic infrastructure 

within each of those zones.  The plan shall include the general location and 

timing of delivery of the following matters within each zone: 

 
a) Business and employment development (use Classes 4, 5 and 6) 

 
b) Green infrastructure including strategic landscaping (structure planting 

and screens) and strategic active travel connections (paths and cycle 

routes including the ‘High Line’ route, and road network and connections 

to the Village Core); 

 
c) The delivery of eastern and southern structural woodland planting screens 

prior to the first occupation of any unit; 

 



d) Traffic and transport mitigation (within and outwith the site), including 

connections to the local road network having regard to the Transport 

Assessment (July 2019) and the conditions of this permission. 

 
Applications for any of the matters specified in Condition 21 may be made in 

relation to any individual buildings or phase of development at the site subject 

to the limitations of the agreed phasing scheme and other conditions of this 

permission. 

 

Once approved, the development shall be implemented in complete 

accordance with the phasing plan. 

 

Reason:  To ensure the minimum possible impact on the environment at any 

given time and to ensure continuity of development in the interests of 

landscape visual amenity. 

 

26. Design Layout:  The siting and location of all buildings and associated structures, 

service areas, roads and parking areas, and noise generating equipment (such as 

plant and ventilation systems) within the boundary of the site shall accord with any 

stand‐off distances required between the developable area of the site and 

residential plots (existing and permitted) as may be identified in the Noise Impact 

Assessment under Condition 22 part g).   

 
The design layout shall, as far as reasonably practical, seek to internalise all parking 

and service areas and noise generating equipment. 

 

Reason:  In the interests of the appearance of the development and the visual 

amenities of the area. 

 
27. Building Design:  The design and external finishes pursuant to Condition 23 

part c) above, shall be in accordance with a coordinated scheme of materials 

and colours that shall respect the layout of the development and wider 

planned settlement approved as part of this application and having regard to 

the Character Areas Design Code under Condition 9 above.  The building(s) 



shall present positive and active frontages to the A872 (Denny Road) and the 

Roman Road public roads, as far as reasonably practical.  

 
Reason:  In the interests of the appearance of the development and the 

visual amenities of the area. 

 
28. Landscaping Details:  Details of the landscaping of the site pursuant to 

Condition 23 part e) above shall include a detailed scheme of hard and soft 

landscaping works.  Details of the scheme shall include:   

 
a) Existing landscape features and vegetation, including trees, hedgerows 

and walls, to be retained; 

 
b) A detailed plan which shows the location and details of a method of tree 

protection to comply with BS 5837:2012 Trees in relation to design, 

demolition and construction.  The approved protection shall be in place 

prior to the commencement of any work on the site and shall be retained 

in place until completion of the development. 

 
c) The planting of new trees, hedges, shrubs and areas of grass, including 

details of the proposed locations for such features; 

 
d) A scheme of woodland structure planting in general accordance with the 

‘Proposed Woodland Planting Mixes’ as identified in the McCreadie 

Design Drawing M1351/LDGA/01/C - ‘Durieshill – Landscape Design 

General Arrangement Plan – Sheet 1’.  The woodland planting scheme 

shall include native broadleaved species of local origin only and no trees 

relating to woodland groups shall be planted within 20 metres of any 

residential property (existing or permitted) unless otherwise agreed in 

writing with the Planning Authority; 

 
e) A schedule of planting to comprise species, stock sizes and proposed 

numbers and density; 

 
f) The location and materials of all hard-surfaced areas; 

 



g) The location, design and materials of all boundary treatments including 

walls, fences, and other means of enclosures/screening; 

 
h) Details relating to the formation of banks, terraces or other earthworks, 

the laying out or provision of communal gardens, courts or squares, water 

features, sculpture or public art and the provision of other amenity 

features; 

 
i) Details of temporary landscaping on vacant lots. 

 
j) A programme for the implementation and completion of the landscaping in 

relation to the construction of the development and a maintenance 

schedule for the landscaping scheme/open space, and details of 

maintenance arrangements. 

 
All soft and hard landscaping proposals shall be carried out in accordance 

with the approved scheme.  The woodland structure planting scheme, as 

agreed in accordance with this condition (part d), shall be completed prior to 

the occupation of the first business park unit.  All other soft landscaping 

proposals as agreed shall be completed during the planting season 

immediately following the completion of the development as it relates to each 

particular phase, or such other date as may be agreed in writing with the 

Planning Authority.  Any planting which, within a period of 5 years from the 

completion of the development, in the opinion of the Planning Authority is 

dying, being severely damaged or becoming seriously diseased, shall be 

replaced by plants of similar size and species to those originally required to be 

planted. 

 

In addition, prior to the commencement of the implementation of the approved 

scheme, detailed proposals for a programme for the long-term management 

and maintenance of all the approved landscaped and open space areas within 

the development shall be submitted for the further written approval of the 

Planning Authority.  Thereafter, all management and maintenance of the 

landscaped and open space areas shall be implemented throughout the 

lifetime of the site in accordance with the approved programme. 



 

Reason:  To ensure the implementation of a satisfactory scheme of 

landscaping which will help to integrate the proposed development into the 

local landscape in the interests of the visual amenity of the area and to ensure 

that the landscaping is managed and maintained. 

 
29. Surface Water Drainage – Details:  The surface water details pursuant to 

Condition 23 part l) shall include provision for the disposal of all storm water 

drainage by means of suitable Sustainable Drainage Systems (SuDS) and 

having regard to the Drainage Assessment (August 2019) and the 

recommendations contained in Chapter 10 of the Environmental Impact 

Assessment Report (August 2019).   

 
The drainage scheme must comply with the principles of SuDS in terms of the 

CIRIA C753 (Construction Industry Research and Information Association) 

manual, and shall accord with the SuDS Design Code under Condition 10 

above. 

 

The detailed design shall be supported by a comprehensive Drainage 

Assessment including full drainage/hydraulic calculations and details of the 

proposed means of attenuating, treating and disposing of surface water from 

the development, including how surface water run-off shall be addressed 

during construction and how it would relate to any agreed phasing of 

development.  Plans and drawings shall be submitted to include details of, as 

relevant: 

 
a) The location of all SuDS features; 

 
b) Illustrative details showing the types, profiles, dimensions, and capacity of 

all SuDS features, including long sections and cross sections of all SuDS; 

 
c) Details of inlets, outlets, and flow controls; 

 
d) Details of all flow paths and connection details to receiving water courses; 

 
e) Details of attenuation/drain down times; 



 
f) Details of greenfield discharge rates which shall not exceed 7l/s/ha; 

 
g) Edge details, marginal planting design and schedule, and maintenance 

regime including details of access for maintenance vehicles/personal; 

 
h) Landscape design drawings to integrate with the wider landscape design 

under Condition 28 above; 

 
i) Designers hazard and risk assessment; and 

 
j) Boundary fencing. 

 
Reasons:  To ensure that the drainage scheme complies with the best SuDS 

practice to protect adjacent watercourses and groundwater, and in the 

interests of the amenity and wellbeing of existing and future users adjacent to 

and within the development site respectively. 

 

30. Surface Water Drainage – Timing and Delivery:  The SuDS compliant 

surface water drainage scheme approved under Condition 29 above shall be 

implemented in conjunction with the development in so far as is reasonably 

practical. 

 

Reason:  To safeguard any adjacent watercourse and groundwater from 

pollution and in the interests of amenity and wellbeing of existing and future 

users. 

 
31. Noise Impact Assessment (“NIA”):  Any NIA pursuant to Condition 22, part 

g) above shall be submitted for verification and the written approval of the 

Planning Authority with all detailed applications.  Such applications shall take 

account of the specific nature of noise associated with the specific 

business/employment uses in determining the impacts on existing and 

permitted noise sensitive receptors.  Any mitigation measures identified to 

control the source of or limit exposure to noise shall be specified in the NIA, 

and the noise level predictions shall be taken into account in the siting design 

of the detailed proposals.   



 
The assessment shall be undertaken using appropriate methodology and in 

accordance with the principles described within the Scottish Government’s 

Technical Advice Note: Assessment of Noise. 

 

Reason:  In order to protect surrounding noise sensitive buildings (existing 

and permitted) by reducing the potential impacts of noise at source and by 

ensuring adequate distance between source and noise-sensitive buildings / 

areas. 

 
32. External Lighting:  Pursuant to Condition 23, part i) above, all external 

lighting units shall be designed, orientated and sited so as to avoid any 

adverse impacts on the amenity of any residential property (existing or 

permitted) or on the safety of the local road network.  The following details 

shall be submitted to and approved in writing by the Planning Authority in 

consultation with Stirling Council Environmental Health. 

 
a) A description of the proposed lighting units including height, type, shape 

and luminous flux of the lights; 

 
b) The luminance levels, both horizontal and vertical, on the illuminated part 

of the site to demonstrate that obtrusive light does not adversely affect 

neighbouring properties; 

 
c) The direction and aiming angle of each light; and, 

 
d) The source intensity of each light when viewed outwith the area which is 

to be illuminated. 

 
Reason:  In order to protect the amenity of nearby and adjoining residents 

(existing and permitted) through light pollution and to ensure that there will be 

no distraction or dazzle to drivers in the interests of road safety. 

 

33. Pirnhall Interchange Mitigation Scheme – Timing of Traffic and 

Pedestrian Based Mitigation:  Unless otherwise implemented in accordance 

with Condition 127 of this permission, no employment unit (forming part of the 



‘Business Park’ element of the development hereby approved) is permitted to 

be occupied until the agreed scheme of mitigation approved under Condition 

4 above is implemented in full and operational to the written satisfaction of the 

Planning Authority in consultation with Transport Scotland. 

 

Reason:  To mitigate the adverse impact of the development on the safe and 

efficient operation of the trunk road as required to mitigate the traffic and 

pedestrian based impacts of the development have been submitted for the 

written approval of the Planning Authority in consultation with Transport 

Scotland.   

 
34. Pirnhall Interchange Mitigation Scheme – Active Travel Connections:  

Unless otherwise implemented in accordance with Condition 128 and 

Condition 138 below, the implementation of the agreed scheme under 

Condition 33 above shall be carried out in conjunction with the implementation 

of a continuous active travel link (with operating street lighting) along the A872 

(north-arm and south-arm), the A91, and the entire length of Roman Road in 

complete accordance with the approved details under Condition 5 and 

Condition 6 above.  No ‘Business Park’ unit is permitted to be occupied until 

the provision of the active travel infrastructure is implemented in full and 

operational to the written satisfaction of the Planning Authority.  

 

Reason: To ensure that adequate provision is made for pedestrians in the 

interests of road safety and the operation of the “Pirnhall Active Travel Link”. 

 

35. A872/Unnamed Road Junction Mitigation:  Prior to the occupation of the 

first Business Park unit the A872/Unnamed Road junction identified as 

Junction 8 in the Transport Assessment (July 2019) shall be reconfigured to a 

left-in/left-out priority junction which shall be laid out and completed in 

accordance with the ARUP Drawing SK-C-003 Revision l5 – Proposed A9872 

Site Access Junction, or such alternative scheme as may be subsequently 

approved in writing by the Planning Authority in consultation with Stirling 

Council Transport Development.  

  



Reason:  To ensure delivery of infrastructure essential to provide safe and 

efficient access to serve the development is provided in a timely manner. 

 
36. A872/Unnamed Road Junction Mitigation - Supporting Infrastructure: 

Pursuant to Condition 35 above, unless otherwise implemented in accordance 

with Condition 133 below, the reconfiguration of the A872/Unnamed Road 

junction shall implemented be in conjunction with the delivery of the 

roundabout at the Roman Road/A872 junction in accordance with the ARUP 

Drawing SK-C-004 Revision I3 – Proposed A872 Site Access Junction, or 

such alternative scheme as may be subsequently approved in writing by the 

Planning Authority in consultation with Stirling Council Transport 

Development. 

 
Reason:  To ensure delivery of infrastructure essential to provide safe and 

efficient access to serve the development is provided in a timely manner. 

 

37. Safeguarding of Land - A872 Mitigation:  A minimum 25 metre stand-off 

distance between the edge of the existing footway along the A872, measured 

from the eastern edge of the footway to the proposed west boundary of the 

Business Park site, shall be established and maintained thereafter solely for 

the purposes of widening the A872. 

 

Reason:  To ensure delivery of the A872 upgrade including Pirnhall 

Interchange active travel link in the interests of connectivity and traffic 

mitigation. 

 

38. Car Parking:  Car parking and mobility parking shall be provided in 

accordance with the Parking Standards provided in Stirling Council's 

Supplementary Guidance (Draft): Transport and Access for New 

Developments (July 2019), or any updated version thereof as effective from 

the date the further application is made.  

 

Reason:  In order to ensure that adequate and suitable parking provision is 

provided in the interests of road safety. 



 
39. Cycle Parking:  Cycle parking shall be provided in accordance with the 

Parking Standards provided in Stirling Council's Supplementary Guidance 

(Draft): Transport and Access for New Developments (July 2019), or any 

updated version thereof as effective from the date the further application is 

made.   

 
Cycle spaces shall be a combination of secure sheds or lockers (for 

employees), and ‘Sheffield’ style stands (for visitors).  Cycle parking shall be 

located in a convenient and secure location(s) and shall be available prior to 

the completion of the first building unit. 

 

Reason:  In order to ensure that adequate and appropriate cycle parking 

provision is provided to support a modal shift towards sustainable travel.  

 

40. Travel Plan:  No Business Park unit shall be occupied until a comprehensive 

Travel Plan has been submitted to and approved in writing by the Planning 

Authority.  The approved Travel Plan shall then be implemented within the 

timescales to be set out within the proposed Travel Plan.  The Travel Plan 

shall set out proposals for reducing dependency on the private car against 

approved targets of the Transport Assessment (July 2019) and identify 

measures to be implemented, the system of management, enforcement, 

monitoring, review and funding arrangement to sustain commitments for the 

duration of the Plan. 

 

Reason:  In the interests of sustainable transport and order to reduce the 

impact on the transport network as a result of private motorised travel. 

 

41. Contaminated Land – Site Investigation and Remedial Works:  Prior to 

the commencement of any development or preparatory site works (other than 

the demolition of existing buildings) an investigation of the site shall be 

undertaken in accordance with BS 10175:2011- ‘Investigation of Potentially 

Contaminated Sites – Code of Practice’, or any updated version thereof 



current at the time of the request, and a report shall be submitted for the 

consideration and written approval of the Planning Authority. 

 

Where it is determined by the site investigation report that remediation of the 

site is required an appropriate remedial scheme shall be submitted and 

approved in writing by the Planning Authority prior to the commencement of 

any development or preparatory site works.   

 
The approved scheme of remediation shall be carried out in accordance with 

the approved remediation plan, in its entirety.  Any amendments to the 

approved remediation plan shall not be implemented unless approved in 

writing by the Planning Authority in consultation with Environmental Health. 

 

On completion of the remediation works and prior to the site being occupied, 

the developer shall submit a Verification Report to the Planning Authority 

confirming the works have been carried out in accordance with the 

remediation plan. 

 

Reason:  To ensure any potential contamination of the site is dealt with 

appropriately in the interests of human health. 

 

42. Unsuspected or Previously Unencountered Contamination:  If 

contamination not previously identified by the site investigation report is 

encountered during the development, all works on site (save for site 

investigation works) shall cease immediately and the Planning Authority shall 

be notified in writing within 2 working days.  

 

Unless otherwise agreed in writing with the Planning Authority, works on site 

shall not recommence until either (a) a Remediation Strategy has been 

submitted to and approved in writing by the Planning Authority or (b) the 

Planning Authority has confirmed in writing that remediation measures are not 

required.  

 



The remediation strategy shall include a timetable for the implementation and 

completion of the approved remediation measures.  Thereafter remediation of 

the site shall be carried out and completed in accordance with the approved 

remediation strategy.  Following completion of any measures identified in the 

approved remediation strategy a Verification Report shall be submitted to the 

Planning Authority.   

 
Unless otherwise agreed in writing with the Planning Authority, no part of the 

site shall be brought into use until such time as the whole site has been 

remediated in accordance with the approved remediation strategy and a 

verification report in respect of those works has been approved in writing by 

the Planning Authority. 

 

Reason:  To ensure any potential contamination of the site is dealt with 

appropriately in the interests of human health. 

 

43. Programme of Archaeological Works:  Pursuant to Condition 22 part l) above, 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. 

 
Reason:  To safeguard and record the archaeological potential of the area. 

 

 

  



CONDITIONS OF PLANNING PERMISSION IN PRINCIPLE - COMMUNITY 
CAMPUS (CLASS 10) - (Conditions 44 to 61) 

 
44. Direction to Extend Planning Permission in Principle Time Period:  The 

Planning Authority direct that subsections (2)(a)(i) and (3) of section 59 of the 

Town and Country Planning (Scotland) Act apply as respects the planning 

permission in principle hereby granted with the substitution for the period of 3 

years referred to in each of those subsections, of the period of 7 years.  

 
Reason:  Pursuant to Section 59 of the Town and Country Planning 

(Scotland) Act 1997: to allow for a reasonable period of time to implement the 

permission. 

 

45. Matters Specified in Conditions: Subsequent application(s) for the matters 

of the development (Approval of Matters Specified by Condition) as set out 

below shall be submitted for the requisite approval of the Planning Authority: 

 

a) The construction of educational and community development and 

associated infrastructure limited to Use Class 10 (Non-Residential 

Institutions) Town and Country Planning (Use Classes) (Scotland) Order 

1997, and related facilities including pre-school nursery, playground(s), 

playing fields and sports pitches including a floodlighting, changing 

facilities and car park. 

 

b) Engineering operations, including the construction of all engineering 

works associated with the provision of SuDS facilities and flood protection 

measures, and playing fields and sports pitches. 

 

No work shall be started on the Community Campus site (with the exception 

of any intrusive site investigation works) until the written permission of the 

Planning Authority has been granted for the specific proposal. 

 

Reason:  To clarify the extent of the planning permission and to be in 

compliance with Section 59 of The Town and Country Planning (Scotland) Act 

1997. 



 
46. Matters Specified in Conditions:  The first application(s) for approval of 

Matters Specified by Condition submitted under the terms of Condition 45 

above shall be submitted with the following information: 

 
a) A Phasing Plan outlining the details of the phasing of the development 

and sports/play provision; 

 
b) Updated Design and Access Statement (Village Core, Section 2.0) 

including visualisations; 

 
c) Updated landscape and visual appraisal, including viewpoint studies with 

the detail of the development; 

 
d) Detailed Drainage Assessment for the entire Community Campus site, 

including foul and surface water drainage arrangements in accordance 

with the SuDS Design Code under Condition 10 above; 

 
e) Sustainability Statement including a feasibility study for the provision of a 

renewable energy generating facility capable of serving all or part of the 

development site, or alternative acceptable site strategy utilising 

renewable energy technology; 

 
f) Noise Impact Assessment which determines the impact of the sports 

pitches on surrounding noise sensitive receptors. 

 
Reason:  To ensure sufficient information is submitted with the first 

application(s) to determine compliance with the Masterplan and the Local 

Development Plan. 

 
47. Matters Specified in Conditions:  Prior to the commencement of 

development on site, subsequent application(s) shall be submitted to and 

approved in writing by the Planning Authority by issuing of a decision notice.   

 
The further application(s) shall include the following details: 

 



a) Site layout plan(s) at a scale no greater than 1:250 showing the layout of 

the site and the position of all buildings and structures, means of access, 

vehicular parking areas including layout of surface parking, pick-up/drop-

off areas, bus pick-up/set down and turning areas, cycle/scooter parking, 

service areas, vehicular turning areas, footways and cycle ways including 

a means of inclusive access to the site for pedestrians and cyclists, 

community changing facilities, and landscaping including all operational 

aspects of open spaces and public realm. 

 
b) Site sections, cut and fill plans, and site levels including existing and 

finished floor levels in relation to Ordnance Datum and spot levels for all 

roads and footways at scale no greater than 1:250.  

 
c) Floor plans, roof plans, building elevations, and building sections for all 

buildings proposed at a scale no greater than 1:100, including the 

specification and colour of all external material. 

 
d) Transport Statement (which is to be fully scoped with Stirling Council 

Transport Development) in order to ensure access connections via all 

modes are fully considered. 

 
e) Landscaping including the dimensions and specifications of all sports 

pitches and courts, and playing fields, including details of flood lighting, 

and the zoning of areas specifically for the nursery, primary school and 

secondary school. 

 
f) A detailed Drainage Plan for the entire ‘Primary School’ site, including 

surface water drainage arrangements in accordance SuDS Design Code 

under Condition 10 above, and details of a maintenance regime for all 

SuDS features proposed which shall be adhered to throughout the lifetime 

of the site; 

 
g) Waste management and recycling provision, including the design of all 

external bin stores and recycling facilities, and uplift areas in line with the 



standards set out within Stirling Council’s Supplementary Guidance (Draft) 

– Transport and Access for New Development (July 2019). 

 
h) External lighting, including floodlighting for the development. 

 
i) Provision for ultra-low energy vehicle (ULEV) charge points and ducting. 

 
j) Provision shall be made for water bottle refill stations. 

 
k) Details of all low and zero-carbon generating equipment to be 

incorporated into the design of all buildings. 

 
l) Programme of Archaeological Works. 

 
m) Construction Method Statement. 

 
Reason:  To ensure sufficient information is submitted with each application 

to determine compliance with the Masterplan, Local Development Plan, and in 

the interests of sustainable development, amenity and public health. 

 

48. Phasing Scheme:  A Phasing Plan pursuant to Condition 46 part a) above 

shall specify the sequence in which all the elements of the development 

(including open space/playing fields) will be implemented.  The Phasing Plan 

shall have regard to the Masterplan, the conditions of this permission, and any 

subsequent reports submitted to the Planning Authority.   

 

Applications for matters specified in Condition 45 above may be made in 

relation to any individual buildings or phase of development at the site subject 

to the limitations of the agreed phasing scheme and other conditions of this 

permission. 

 

Reason:  To ensure the minimum possible impact on the environment at any 

given time and to ensure continuity of development in the interests of 

landscape visual amenity. 

 



49. Design Layout and Status of Masterplan:  Pursuant to Condition 47 part a) above, 

the site layout shall be developed using the Masterplan as a guide and taking 

account of the requirements of all conditions of this permission.  The building(s) shall 

present positive and active frontages to the Village Core (west elevation(s)) and 

Roman Road (south elevation(s)), and the building line shall be as near to the west 

boundary of the site as far as reasonably practical.  The building layout shall also 

seek to internalise car parking and service areas.  No permission is given or implied 

for the specific layout detailed on the indicative Masterplan drawing, Figure 13 – The 

Masterplan Northern Sector.  

 

Reason:  In the interests of the appearance of the development and the visual 

amenities of the area, and to ensure that the external finishing materials are 

appropriate to the Village Core. 

 

50. Building Design:  Pursuant to Condition 47 part c) above, the external finishes of the 

Community Campus building(s) shall be in accordance with a coordinated scheme of 

materials and colours that shall respect the layout of the development and the 

Village Core Character Area in accordance with the Character Areas Design Code 

under Condition 9 above.   

 

Reason: In the interests of the appearance of the development and the visual 

amenities of the area. 

 
51. Pre‐school Nursery – Siting and Design:  The first application(s) for approval of 

matters specified in conditions for any pre‐school nursery, shall include details of 

siting of this use, external play space provision exclusively for the use of the nursery 

children, access and layout with clear separation of day nursery from other uses in 

the building and direct and safe access to the street not shared with other users of 

the building. 

 

Reason:  To ensure the nursery provides satisfactory accommodation for the children 

and do not detract from the amenity of neighbours or from pedestrian or traffic 



safety and to ensure the proposal is compliant with the terms of the adopted Local 

Development Plan. 

 

52. Playing fields and Sports Pitches ‐ Designed for Schools and Community Use:  In 

pursuance of Condition 47 part e) above, provision shall be made for playing fields, 

sports pitches (including provision for synthetic grass pitches with floodlighting), 

hard surface areas, and multi‐courts to accommodate a wide range of summer and 

winter sports and activities.  All play and sports facilities/areas shall be designed to 

the highest technical specifications and design standards, in general accordance with 

Sport Scotland publication ‘School Playing Fields, Planning & Design Guidance’, or 

any updated version thereof, or such alternative specification as may be approved in 

writing by the Planning Authority. 

 

All sports pitches shall be designed and constructed by a recognised (e.g. The Sports 

and Play Construction Association registered) specialist pitch contractor(s), details of 

contractor(s) and pitch specification shall be submitted for the written approval of 

the Planning Authority prior to the commencement of development as it relates to a 

particular phase.  

 

In addition to the above, provision shall be made for community sports pitches and 

changing rooms/facilities to be delivered in accordance with the Phasing Plan under 

Condition 46 part a) above. 

 

Once approved the playing fields/areas, sports pitches and multi‐courts shall be 

implemented in accordance with the agreed phasing plan and shall be made 

available for use prior to the occupation of the corresponding phasing of the campus 

building(s). 

 
Reason:  In order to accommodate a wide range of different sports, activities and 

games that can be suitable for curricular, extra‐curricular and community use 

capable of being used constantly throughout school day, after school and by the 

community at evenings and weekends. 



 
53. Operation of Playing fields and Sports Pitches for Community Use:  All sports 

pitches/playing fields and multi courts (excluding those required exclusively for pre‐

school nursery and primary school use) shall be made available for community use 

outwith normal school hours. 

 

Reason:  In order to deliver on the Masterplan and Local Development Plan 

objectives that sees the site as community facility. 

 

54. Surface Water Drainage – Details:  The surface water details pursuant to 

Condition 47 part f) above, shall include provision for the disposal of all storm 

water drainage by means of suitable Sustainable Urban Drainage Systems 

(SuDS) and having regard to the Drainage Assessment (August 2019) and 

the recommendations contained in Chapter 10 of the Environmental Impact 

Assessment Report (August 2019).   

 
The design shall utilise source control measures (e.g. permeable paving 

incorporating water storage in the sub base and green/living roofs), and site 

control measures (e.g. bio-retention, swales, detention basins and small 

ponds).  The drainage scheme must comply with the principles of SuDS in 

terms of the CIRIA C753 (Construction Industry Research and Information 

Association) manual, and shall accord with the SuDS Design Code under 

Condition 10 above. 

 

The detailed design shall be supported by a comprehensive Drainage 

Assessment including full drainage/hydraulic calculations and details of the 

proposed means of attenuating, treating and disposing of surface water from 

the development, including how surface water run-off shall be addressed 

during construction and how it would relate to any agreed phasing of 

development.  Plans and drawings shall be submitted to include details of, as 

relevant: 

 
a) The location of all SuDS features; 

 



b) Illustrative details showing the types, profiles, dimensions, and capacity of 

all SuDS features, including long sections and cross sections of all SuDS; 

 
c) Details of inlets, outlets, and flow controls; 

 
d) Details of all flow paths and connection details to receiving water courses; 

 
e) Details of attenuation/drain down times; 

 
f) Details of greenfield discharge rates which shall not exceed 7l/s/ha; 

 
g) Edge details, marginal planting design and schedule, and maintenance 

regime including details of access for maintenance vehicles/personal; 

 
h) Landscape design drawings to integrate with the wider landscape design; 

 
i) Designers hazard and risk assessment; and 

 
j) Boundary fencing. 

 
Reasons:  To ensure that the drainage scheme complies with the best SuDS practice 

to protect adjacent watercourses and groundwater, and in the interests of the 

amenity and wellbeing of existing and future users adjacent to and within the 

development site respectively. 

 

55. Drainage – Culverted Watercourse:  Notwithstanding the details of the Flood Risk 

Assessment (updated, December 2019) and Drainage Assessment (August 2019), no 

requirement is placed on the Community Campus site to provide, or maintain, a 

deculverted / open watercourse routing through the site under the permission 

hereby granted. 

 

Reason:  In order to ensure the delivery of the sports pitches and playing fields as 

fundamental to the operational requirements of the community campus.  

 



56. Car Parking:  Car parking and mobility parking shall be provided in accordance with 

the Parking Standards provided in Stirling Council's Supplementary Guidance (Draft): 

Transport and Access for New Developments (July 2019).  Details shall be included in 

the first application(s) for Approval of Matters Specified in Conditions. 

 

Reason:  In order to ensure that adequate parking provision is provide to 

prevent indiscriminate parking in the interests of road safety and amenity. 

 

57. Cycle Parking:  Cycle parking shall be provided in accordance with the Parking 

Standards provided in Stirling Council's Supplementary Guidance (Draft): Transport 

and Access for New Developments (July 2019), or any updated version thereof as 

effective from the date the further application is made.   

 

Cycle spaces shall be a combination of secure sheds or lockers (for employees and 

pupils), and ‘Sheffield’ style stands (for visitors).  Cycle parking shall be located in a 

convenient and secure location(s).  It shall be delivered in accordance with the 

agreed phasing plan and shall be available for use before any phase of development 

is occupied. 

 

Reason: To ensure that the development offers the opportunity for residents 

to store bicycles and thus encourage active travel. 

 
58. Noise Impact Assessment ‐ Sports Pitches and Playing Fields:  In pursuance of 

Condition 46 part f) above, a Noise Impact Assessment(s) (NIA) shall be submitted for 

verification and the written approval of the Planning Authority.  The NIA shall take 

account of the specific nature of noise associated with the sports pitches and playing 

fields in determining the impacts on existing and permitted noise sensitive receptors.  

Any mitigation measures identified to control the source of or limit exposure to noise 

shall be specified in the NIA and taken into account in the design and layout of the 

detailed proposals.   

 



The assessment shall be undertaken using appropriate methodology and in 

accordance with the principles described within the Scottish Government’s Technical 

Advice Note: Assessment of Noise.  

 

Reason:  In order to protect local residents (existing and permitted) from 

noise nuisance in the interests of residential amenity. 

 

59. External Lighting Details:  Pursuant to Condition 47 part h) above, all external 

lighting units shall be designed, orientated and sited so as to avoid any adverse 

impacts of the amenity of any residential property (existing or permitted) or on the 

safety of the local road network.  The following details shall be submitted to and 

approved in writing by the Planning Authority in consultation with Environmental 

Health. 

 

a) A description of the proposed lighting units including height, type, shape 

and luminous flux of the lights; 

 

b) The luminance levels, both horizontal and vertical, on the illuminated part 

of the site to demonstrate that obtrusive light does not adversely affect 

neighbouring properties; 

 

c) The direction and aiming angle of each light; 

 

d) The source intensity of each light when viewed outwith the area which is 

to be illuminated. 

 

Reason:  In order to protect the amenity of nearby and adjoining residents 

(existing and permitted) through light pollution and to ensure that there will be 

no distraction or dazzle to drivers in the interests of road safety. 

 
60. Unsuspected or Previously Unencountered Contamination:  Pursuant to 

Condition 13 above, if contamination not previously identified by the site 

investigation report is encountered during the development, all works on site 



(save for site investigation works) shall cease immediately and the Planning 

Authority shall be notified in writing within 2 working days.  

 
Unless otherwise agreed in writing with the Planning Authority, works on site 

shall not recommence until either (a) a Remediation Strategy has been 

submitted to and approved in writing by the Planning Authority or (b) the 

Planning Authority has confirmed in writing that remediation measures are not 

required.  

 

The remediation strategy shall include a timetable for the implementation and 

completion of the approved remediation measures.  Thereafter remediation of 

the site shall be carried out and completed in accordance with the approved 

remediation strategy.  Following completion of any measures identified in the 

approved remediation strategy a Verification Report shall be submitted to the 

Planning Authority.   

 

Unless otherwise agreed in writing with the Planning Authority, no part of the 

site shall be brought into use until such time as the whole site has been 

remediated in accordance with the approved remediation strategy and a 

verification report in respect of those works has been approved in writing by 

the Planning Authority. 

 

Reason:  To ensure any potential contamination of the site is dealt with 

appropriately in the interests of human health. 

 
61. Programme of Archaeological Works:  Pursuant to Condition 47 part l) above 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. 

 
Reason:  To safeguard and record the archaeological potential of the area. 

 
 

 
 

 

 

  



CONDITIONS OF PLANNING PERMISSION IN PRINCIPLE – PRIMARY SCHOOL 
(CLASS 10) - (Conditions 62 to 72) 

 
62. Direction to Extend Planning Permission in Principle Time Period:  The 

Planning Authority direct that subsections (2)(a)(i) and (3) of section 59 of the 

Town and Country Planning (Scotland) Act apply as respects the planning 

permission in principle hereby granted with the substitution for the period of 3 

years referred to in each of those subsections, of the period of 20 years.  

 
Reason:  Pursuant to Section 59 of the Town and Country Planning 

(Scotland) Act 1997: to allow for a reasonable period of time to implement the 

permission in accordance with the phasing and programming for the delivery 

of primary school provision. 

 
63. Matters Specified in Conditions:  Prior to the commencement of 

development on site, subsequent application(s) shall be submitted to and 

approved in writing by the Planning Authority by the issuing of a decision 

notice.  The further application(s) shall include the following details: 

 
a) Site layout plan(s) at a scale no greater than 1:250 showing the layout of 

the site and the position of all buildings, means of access, vehicular 

parking areas including layout of surface parking, pick-up/drop-off areas, 

bus pick-up/set down and turning areas, cycle/scooter parking, service 

areas, vehicular turning areas, footways and cycle ways including a 

means of inclusive access to the site for pedestrians and cyclists, and 

landscaping including all operational aspects of open spaces and public 

realm; 

 
b) Site sections, cut and fill plans, and site levels including existing and 

finished floor levels in relation to Ordnance Datum and spot levels for all 

roads and footways at a scale no greater than 1:250; 

 
c) Floor plans, roof plans, building elevations, and building sections for all 

buildings proposed at a scale no greater than 1:100, including the 

specification of all external materials; 

 



d) Landscaping including dimensions and specifications of all sport pitches 

and playing fields and sports pitches;  

 

e) Waste management and recycling provision, including the design of all 

external bin stores and recycling facilities, and uplift areas; 

 
f) External lighting; 

 
g) Provision for ultra-low energy vehicle (ULEV) charge points and ducting; 

 
h) Provision shall be made for water bottle refill stations; 

 
i) Construction Management Plan / Construction Method Statement for each 

phase of the development as agreed;  

 
j) A detailed Drainage Plan, including surface water drainage arrangements 

in accordance SuDS Design Code under Condition 10 above, and details 

of a maintenance regime for all SuDS features proposed which shall be 

adhered to throughout the lifetime of the site; 

 
k) Site investigation/survey and decontamination arrangements; 

 

l) Details of all low and zero-carbon generating equipment to be 

incorporated into the design of all buildings; and, 

 
m) Programme of Archaeological Investigations. 

 
Reason: To ensure sufficient information is submitted with each application to 

determine compliance with the Masterplan, Local Development Plan, and in 

the interests of sustainable development, amenity and public health. 

 

64. Building Design:  Pursuant to Condition 63 part c) above, the external 

finishes of the Primary School building(s) shall be in accordance with a 

coordinated scheme of materials and colours that shall respect the layout of 

the development in accordance with the Character Areas Design Code under 



Condition 9 above.  The buildings shall present positive and active frontages 

to the Roman Road to the south. 

 

Reason:  In the interests of the appearance of the development and the 

visual amenities of the area. 

 
65. Surface Water Drainage – Details:  The surface water details pursuant to 

Condition 63 part j) shall include provision for the disposal of all storm water 

drainage by means of suitable Sustainable Drainage Systems (SuDS) and 

having regard to the Drainage Assessment (August 2019) and the 

recommendations contained in Chapter 10 of the Environmental Impact 

Assessment Report (August 2019).   

 
The design shall utilise source control measures (e.g. permeable paving 

incorporating water storage in the sub base and green/living roofs), and site 

control measures (e.g. bio-retention, swales, detention basins and small 

ponds).  The drainage scheme must comply with the principles of SuDS in 

terms of the CIRIA C753 (Construction Industry Research and Information 

Association) manual, and shall accord with the SuDS Design Code under 

Condition 10 above. 

 

The detailed design shall be supported by a comprehensive Drainage 

Assessment including full drainage/hydraulic calculations and details of the 

proposed means of attenuating, treating and disposing of surface water from 

the development, including how surface water run-off shall be addressed 

during construction and how it would relate to any agreed phasing of 

development.  Plans and drawings shall be submitted to include details of, as 

relevant: 

 
a) The location of all SuDS features; 

 
b) Illustrative details showing the types, profiles, dimensions, and capacity of 

all SuDS features, including long sections and cross sections of all SuDS; 

 
c) Details of inlets, outlets, and flow controls; 



 
d) Details of all flow paths and connection details to receiving water courses; 

 
e) Details of attenuation/drain down times; 

 
f) Details of greenfield discharge rates which shall not exceed 7l/s/ha; 

 
g) Edge details, marginal planting design and schedule, and maintenance 

regime including details of access for maintenance vehicles/personal; 

 
h) Landscape design drawings to integrate with the wider landscape design; 

 
i) Designers hazard and risk assessment; and 

 
j) Boundary fencing. 

 
Reasons:  To ensure that the drainage scheme complies with the best SuDS 

practice to protect adjacent watercourses and groundwater, and in the 

interests of the amenity and wellbeing of existing and future users adjacent to 

and within the development site respectively. 

 
66. Playing fields and Sports Pitches - Designed for Schools and 

Community Use:  Pursuant to Condition 63 part d) above, provision shall be 

made for sports pitch(es), playing fields, and hard surface areas, and multi-

courts to accommodate a wide range of sports and activities.  The sports 

pitch(es) and playing fields shall be designed to the highest technical 

specifications and design standards, in accordance with Sport Scotland 

publication ‘School Playing Fields, Planning & Design Guidance’, or any 

updated version thereof.  

 
The sports pitch(es) shall be designed and constructed by a recognised (e.g. The 

Sports and Play Construction Association registered) specialist pitch contractor(s), 

details of contractor(s) and pitch specification shall be submitted for the written 

approval of the Planning Authority prior to the commencement of development as it 

relates to a particular phase.  

 



Once approved the sports pitch(es) and playing fields shall be implemented in 

accordance with the agreed details and shall be made available for use prior to the 

occupation of the primary school site. 

 

Reason:  In order to accommodate a wide range of different sports, activities and 

games that can be suitable for curricular, extra‐curricular and community use 

capable of being used constantly throughout school day, after school and by the 

community at evenings and weekends. 

 
67. Operation of Playing fields and Sports Pitch(s) for Community Use:  All sports 

pitch(s) / playing fields and multi courts (excluding those required exclusively for 

primary school use) shall be made available for community use outwith normal 

school hours. 

 

Reason:  In order to maximise opportunities for informal and formal recreation 

within the site to delivery on the Masterplan vision that sees Durieshill as a high 

quality place. 

 
68. Car Parking:  Car parking and mobility parking shall be provided in 

accordance with the Parking Standards provided in Stirling Council's 

Supplementary Guidance (Draft): Transport and Access for New 

Developments (July 2019).  Details shall be included in the first application(s) 

for Approval of Matters Specified in Conditions. Car parking spaces shall be 

dimensioned to a minimum 2.5 metres (width) x 5 metres (depth) and be 

served by a 6 metres aisle width.  Mobility parking bays shall also include a 

delineated access zone at least 1.2 metres wide to each long side and 

between the end of the bay and any road/carriageway.  

 
Reason:  In order to ensure that adequate parking provision is provide to 

prevent indiscriminate parking in the interests of road safety and amenity. 

 

69. Cycle Parking:  Cycle parking shall be provided in accordance with the 

Parking Standards provided in Stirling Council's Supplementary Guidance 



(Draft): Transport and Access for New Developments (July 2019), or any 

updated version thereof as effective from the date the further application is 

made.  Details shall be included in the first application(s) for Approval of 

Matters Specified in Conditions.   

 

Cycle spaces shall be a combination of secure sheds or lockers (for 

employees and pupils), and ‘Sheffield’ style stands (for visitors).  Cycle 

parking shall be located in a convenient and secure location(s).  It shall be 

delivered in accordance with the agreed phasing plan and shall be available 

for use before any phase of development is occupied. 

 

Reason: To ensure that the development offers the opportunity for residents 

to store bicycles and thus encourage active travel. 

 
70. External Lighting Details:  Pursuant to Condition 63 part f) above, all 

external lighting units shall be designed, orientated and sited so as to avoid 

any adverse impacts of the amenity of any residential property (existing or 

permitted) or on the safety of the local road network.  The following details 

shall be submitted to and approved in writing by the Planning Authority in 

consultation with Environmental Health. 

 
a) A description of the proposed lighting units including height, type, shape 

and luminous flux of the lights; 

 
b) The luminance levels, both horizontal and vertical, on the illuminated part 

of the site to demonstrate that obtrusive light does not adversely affect 

neighbouring properties; 

 
c) The direction and aiming angle of each light; 

 
d) The source intensity of each light when viewed outwith the area which is 

to be illuminated. 

 



Reason:  In order to protect the amenity of nearby and adjoining residents 

(existing and permitted) through light pollution and to ensure that there will be 

no distraction or dazzle to drivers in the interests of road safety. 

 

71. Unsuspected or Previously Unencountered Contamination:  Pursuant to 

Condition 13 above, if contamination not previously identified by the site 

investigation report is encountered during the development, all works on site 

(save for site investigation works) shall cease immediately and the Planning 

Authority shall be notified in writing within 2 working days.  

 

Unless otherwise agreed in writing with the Planning Authority, works on site 

shall not recommence until either (a) a Remediation Strategy has been 

submitted to and approved in writing by the Planning Authority or (b) the 

Planning Authority has confirmed in writing that remediation measures are not 

required.  

 

The remediation strategy shall include a timetable for the implementation and 

completion of the approved remediation measures.  Thereafter remediation of 

the site shall be carried out and completed in accordance with the approved 

remediation strategy.  Following completion of any measures identified in the 

approved remediation strategy a Verification Report shall be submitted to the 

Planning Authority.   

 

Unless otherwise agreed in writing with the Planning Authority, no part of the 

site shall be brought into use until such time as the whole site has been 

remediated in accordance with the approved remediation strategy and a 

verification report in respect of those works has been approved in writing by 

the Planning Authority. 

 
Reason:  To ensure any potential contamination of the site is dealt with 

appropriately in the interests of human health. 

 
72. Programme of Archaeological Works:  Pursuant to Condition 63 part m) above, 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. 

 
Reason:  To safeguard and record the archaeological potential of the area. 

 
 
 

 
 
 

  



 
 

CONDITIONS OF FULL PLANNING PERMISSION – RESIDENTIAL 
DWELLINGHOUSES (CLASS 9) & FLATS (SUI GENERIS), RESIDENTIAL 

CARE ACCOMMODATION (CLASS 8), AND COMMERCIAL (CLASSES 1, 2, & 
3) – (Conditions 73 to 162) 

 
 
Overarching Negative Suspensive Conditions 
 
73. Village Core Shopfronts Design Code:  No residential unit in connection 

with the permission hereby granted shall be occupied until a Design Code that 

sets out the specific design principles and details for all shopfronts in the 

Village Core Character Area (site Areas L, M and N) has been submitted to 

and approved in writing by the Planning Authority.  The design code shall 

include the following: 

 
a) Illustrative details, including detailed plans and sections, of upstands, 

fascia, signage zones, and security shutters/measures; 

 
b) Illustrative details showing all shopfronts designed with a main entrance 

door(s) as far as reasonably practical; 

 
c) Lighting details and specifications; and 

 
d) A strategy and detailed designs for the display of imagery and/or artwork 

within the shopfront window units for display during the vacancy of 

associated commercial units. 

 
Reason:  In order to address the lack of detail presently and to ensure that 

the scheme of shopfronts is perceived as being designed in a cohesive 

manner. 

 

74. Path and Active Travel Network – Access Management Strategy:  No 

residential unit in connection with the permission hereby granted shall be 

occupied until an access management strategy for the internal path and active 

travel network, to cover the full period of the construction works/operations 



has been submitted to and approved in writing by Planning Authority in 

consultation with Stirling Council Transport Development.   

 

The strategy shall include a rolling programme of monitoring and measures, 

including non-motorised user surveys, as required to assess the effectiveness 

of the path and active travel network, including access arrangements to 

property, in order to identify opportunities for additional routes, paths and 

connections/linkages beyond those approved and delivered in accordance 

with this permission. 

 

The applicant shall submit to the Planning Authority reports and 

recommendations, supported by detailed site plans as relevant, on the 

findings and data collected from the agreed strategy at regular intervals 

commencing from date of completion of the 100th residential unit and at 100 

residential unit completions thereafter, until the completion of construction 

related operations. 

 

Reason:  To ensure the effectiveness of the public access provision in order 

to ensure that safe, convenient and accessible pedestrian access is provided 

to promote active travel in the interests of road safety and sustainability. 

 
75. Traffic Mitigation Measures - Traffic Monitoring Strategy and Reporting:  

No residential unit in connection with the permission hereby granted shall be 

occupied until a road traffic monitoring strategy, including an ongoing traffic 

data collection exercise, to be carried out throughout the construction phase 

of the development, has been submitted for the written approval of the 

Planning Authority.   

 
Thereafter the applicant shall submit to the Planning Authority reports on the 

data collected from the agreed monitoring strategy at regular intervals, the 

specific trigger points of which shall be agreed as part of the approval of the 

strategy. 

 



Reason:  In order to inform Stirling Council of any changes to traffic and 

transport patterns over time from those forecasted in the Transport 

Assessment (mode share, trip generation and assignment) and to assess the 

effectiveness of the mitigation measures such that remedial measures could 

be planned and actioned. 

 

76. Ultra-Low Emissions Vehicles (“ULEV”) Charging Strategy:  No 

residential unit in connection with the permission hereby approved shall be 

occupied until a ULEV charging strategy required to support a network of 

charge points and associated infrastructure for all residential and commercial 

units, and at the Village Core (site Areas L, M and N) within the site has been 

submitted to and approved by the Planning Authority.  

 

The charging strategy shall include an appropriate method to calculate the 

level of demand for ULEV charge points based on levels of usage/uptake 

rates, and taking into account future usage predictions, as required to 

determine a proportionate level of ULEV charging and infrastructure provision 

at any point during the construction period.  However, as a minimum the 

provision of ULEV charge points shall not be fewer than 1 rapid charge point 

per 10 communal parking spaces, or part thereof, as relative to each 

communal parking court/area as defined in the detailed plans, and as 

illustrated below:  

 
Number of communal  parking 
spaces:  

Minimum number of ULEV rapid 
charge points required:  

<=10 1 
11 – 20  2 
21 – 30 and so on  3 and so on 

 
Thereafter, the agreed ULEV strategy shall be updated at regular intervals 

commencing from date of completion of the 100th residential unit and at 100 

residential unit completions thereafter, until the completion of construction 

related operations. 

 



Reason:  To ensure the provision of appropriate charging infrastructure to 

encourage and sustain the uptake of ULEV in the interests of sustainability 

and local air quality, and to establish minimum level of in accordance with 

‘Delivering Clean Air for Scotland’ guidance. 

 
77. Management and Maintenance – Strategy for Hard and Soft 

Landscaping:  No residential unit in connection with the permission hereby 

granted shall be occupied until a landscape management and maintenance 

strategy for the lifetime of the development, detailing the management 

responsibilities and maintenance schedules for all public and common 

landscaped areas within the site (other than privately owned domestic 

gardens), in accordance with the conditions of this permission, and including 

woodlands/tree groups, waterbodies and watercourses, and those elements 

of surface water drainage regimes not maintained either by Stirling Council or 

Scottish Water, shall be submitted to and approved in writing by the Planning 

Authority prior to the occupation of any of the first residential unit on the site. 

 
Reason: To ensure that all communal spaces, facilities and landscaping 

areas are properly managed and maintained.  

 

78. ‘Old Stone Bridge’ – Structural Survey:  No residential unit in connection 

with the permission hereby granted shall be occupied until a detailed 

structural condition survey of the ‘Old Stone Bridge’, as identified in the 

Masterplan, and located at the intersection of the ‘High Line’ and ‘Low Line’ 

active travel routes (site Area L), shall be undertaken by a chartered structural 

engineer.  All findings and recommendations shall be included within a 

condition survey report, which shall be submitted to the Planning Authority.  

Any repair and/or restoration works that are required to be undertaken shall 

be identified and approved in writing by the Planning Authority prior to the 

commencement of any such works.  Any agreed works shall be carried out in 

conjunction with the implementation of the ’Low-Line’ and ‘High-Line’ active 

travel routes, whichever is sooner, under Condition 79 below.  No permission 

is given or implied for any works that would result in the removal of the bridge. 

 



Reason:  In order to safeguard the character and structural integrity of the 

bridge in the interests of the character and appearance of the area and public 

safety. 

 

79. Place Delivery Plan ‐ Phasing of Development (Residential and Commercial):  No 

works in connection with the development hereby approved shall commence until a 

detailed Place Delivery Plan setting out the details of the phasing and sequence in 

which the strategic aspects of the approved development shall be implemented and 

completed has been submitted to and approved in writing by the Planning Authority.  

The Place Delivery Plan shall accord with the approved details and the conditions of 

this permission, and shall include the following: 

 

a) The location and total number of residential units (dwelling houses – Class 9 and 

flats – sui generis), including affordable housing provision which shall consist of 

not less than 25% of housing units, and commercial units (Class 1, 2, and 3) to be 

implemented and completed within each development phase; 

 

b) Transport infrastructure and mitigation for all roads and junctions within and 

outwith the site; 

 

c) Primary roads including ‘6.1 metres wide distributor roads’ and public transport 

routes; 

 

d) Pirnhall Interchange active travel link and connections in terms of Conditions 

127 and 128, and Cadgers Loan active travel link in terms of Condition 136, 

below; 

 

e) Tier 1 paths (‘High Line’ & ‘Low Line’), Tier 2 paths and Tier 3 paths, including 

countryside access, identified in the Masterplan Figure 25 – Movement 

Hierarchy Path Network, and in general accordance the Masterplan Figure 43 ‐ 

Combined Phasing Plan and the Springfield Drawing SL01(5W)LP_04 Revision D – 

Roads Hierarchy Layout; 



 

f) Roman Road improvement scheme including pedestrian and active travel 

provision approved under Condition 6 above; 

 

g) Village Core public realm and associated civic square; 

 

h) Key Buildings/Feature Blocks (Blocks 1 and 3 to 9 inclusive, and ‘Café’) as shown 

on the Springfield Drawing SL01(SW)LP14 Revision A – Village Core Feature 

Blocks; 

 

i) Structure planting, including woodland, screening and tree belts, identified in 

the ‘Structure Planting Strategy Plan’ approved under Condition 11 above; 

 

j) Landscapes and areas of public open space: ‘The Small Burn Valley Park’; ‘The 

Orchard’ and ‘Roadhead Wood’; ‘North Meadows’, ‘South Meadows’; West 

Meadows’ including open space adjacent to and east of Rundle Wood; ‘Central 

Park’, ‘Greenhill’; the ‘Low‐Line Corridor’, and ‘Allotment Gardens’, as identified 

on in the McCreadie Design ‘Durieshill – Landscape Design General Arrangement 

Plans’ (August 2019) as 

 

k) Regeneration and enhancement of the conjoined woodland comprising Moss, 

Muir, Pheasantry, and Springvale woods (“TG08”); 

 

l) Play Areas: ‘Strategic Neighbourhood Equipped Play Areas’, ‘Urban / Rural 

Equipped Play Spaces’, and ‘Local Equipped Areas for Play’, as identified in, and 

in general accordance with the Masterplan drawing Figure 33 – Play Area 

Provision. 

 

m) Public Art Installations approved under Condition 12 above; 

 

n) Regional’ SuDS pond (site Area S). 



 
The Place Delivery Plan shall comprise: a combined (Ordnance Survey 

based) phasing plan, which shall show each phase, or sub-phase, of 

development in numerical/alphabetical order, and a series of plans detailing 

the delivery of the above (points a) to n)) as they relate to each phase, or sub-

phase, of development.  In addition, each phase shall be limited to 200 

residential units.  The Place Delivery Plan shall accord generally with the 

phasing zones and the sequence of development as shown in the Masterplan 

Figures 40 to 43 – short-term, medium-term, long-term and combined 

phasing.  It shall also accord with the approved details and the conditions of 

this permission. 

 
Thereafter, the development shall be carried out in complete accordance with the 

approved Place Delivery Plan.  Any amendments to the agreed Place Delivery Plan 

shall be submitted to and approved in the writing by Planning Authority under the 

terms of this permission.  However, Stirling Council reserves the right to request a 

new planning application if the change to the Place Delivery Plan deviates 

substantially from the Masterplan phasing strategy and associated plans (in terms of 

the short, medium and long term phasing zones) and/or has a significant impact on 

the terms of the Local Development Plan current at the time of the request.  If 

approval of the Place Delivery Plan deviates substantially from phasing shown in the 

Masterplan, the Masterplan shall be required to be updated also prior to the issue of 

any written approval by the Planning Authority. 

 

Reason:    In order to ensure the implementation and completion of the development 

components of the proposal to coincide with infrastructure delivery and to release 

the elements of the proposed development in order to ensure that the development 

starts from the Village Core and that growth thereafter happens in a logical and 

reasonable order as if it were a natural extension to the settlement. 

 

Phased/Staged Submission of Further Details 

 

80. Submission of Further Details:  Pursuant to Condition 79 above, no 



development shall commence within any agreed phase or sub-phase, or 

relating to a phase, as identified in the Place Delivery Plan, until further plans, 

plans/drawings, and particulars have been submitted to and approved in 

writing by the Planning Authority as specified below and as they relate to or 

are relied upon by that phase: 

 
a) Updated Strategic Biodiversity Management Plan (SBMP) supported by 

updated Ecological Surveys; 

 
b) Construction Environmental Management Plan (CEMP); 

 
c) Construction Traffic Management Plan (CTMP); 

 
d) Woodland Management and Maintenance Plan for woodland/tree groups 

(existing and proposed) generally in accordance with the Woodland Vision 

Statement (Technical Appendix 12.3); 

 
e) Tree Protection Plan including updated tree surveys to secure the 

protection of existing trees and woodland; 

 
f) Intrusive site investigation reports addressing the issues of contaminated 

land and mine entries and shallow coal workings (including gas risks); 

 
g) Updated Noise Impact Assessment (NIA) in relation to the construction of 

residential development within site Areas D and E only; 

 
h) An Access Management Plan showing the context of the detailed 

submissions to reflect any development which has been built out in 

previous phases, and the measures to be put in place to deliver the 

Access Management Plan in the next phase of the development;  

 
i) A detailed Travel Plan that shall be implemented as approved from the 

commencement of development within the agreed phase to the date of the 

last building completion within that phase; 

 



j) Updated Flood Risk Assessment (FRA) shall design for a minimum 40% 

allowance for climate change, unless otherwise agreed in writing by the 

Planning Authority to take account of circumstances where the allowance 

would not be feasible within the scope of this planning permission.  The 

updated FRAs are required to inform the Finished Floor Levels (FFLs) of 

all residential buildings, which shall apply a minimum 600mm freeboard 

above the design flood level, in line with the CIRIA C624 (Development 

and Flood Risk – Guidance for the Construction Industry 2004) to mitigate 

flood risk; 

 
k) Updated Drainage Assessment as required to support any design changes 

under part m) of this condition; 

 
l) Detailed designs, including plans, levels and sections (at a scale not less 

than 1:250), of the diverted watercourse through site Areas P, N and S 

and the Community Campus site, supported by an updated Flood Risk 

Assessment (FRA) in accordance with the hydraulic modelling undertaken 

as part of the submitted Flood Risk Assessment (updated, December 

2019).  The watercourse shall be designed such that no bends shall 

exceed 45 degrees (angle) and shall be entirely culverted through the 

Community Campus site. 

 
m) Detailed drainage designs, including a management and maintenance 

regimes, of all SuDS features proposed as it relates to the relevant 

drainage catchment area as identified in Drainage Assessment (August 

2019) and having regard to the SuDS Design Code agreed under 

Condition 10 above; 

 
n) Full details of the proposed means of disposal of foul water drainage to 

serve the development and associated sewerage infrastructure to serve 

the site including a programme for implementation; 

 
o) A scheme for the provision of affordable housing to include: the numbers, 

type, tenure and location of the affordable housing provision; the 

arrangements for the transfer of the affordable housing to an affordable 



housing provider [or the management of the affordable housing] (if no 

RSL involved); the arrangements to ensure that such provision is 

affordable for both the first and subsequent occupiers of the affordable 

housing; and, the occupancy criteria to be used for determining the 

identity of occupiers of the affordable housing and the means by which 

such occupancy criteria shall be enforced; 

 
p) External wall and underbuilding finish of all approved buildings, including 

material specification and colour; 

 
q) Roof finish of all approved buildings, including material specification and 

colour;  

 
r) Details of boundary treatments / enclosures for all buildings, structures, 

individual residential plots, SuDS features, and areas of open space.  The 

design details shall include full details and a method statement for the 

protection, reinstatement and erection of all stone walls / drystone dykes 

(utilising traditional building methods/techniques); 

 
s) A detailed scheme of hard and soft landscaping, including detailed plans / 

drawings, levels and sections (at a scale no greater than 1:250), details 

and specifications, and planting schedules, for all areas shown highlighted 

within, and generally in accordance with, the design details of the 

McCreadie Design Drawing M1351/LDGA/C - ‘Durieshill – Landscape 

Design General Arrangement Plan’ (August 2019) and having regard to 

the conditions of this consent; 

 
t) A detailed scheme of hard and soft landscaping, including detailed plans / 

drawings (at a scale no greater than 1:250), details and specifications, 

and planting schedules, for all landscaping within urban / neighbourhood 

areas including privately owned plots and domestic curtilages and 

communal parking courts, generally in accordance with the approved site 

plans (site Areas A-T) and having regard to the conditions of this 

permission; 

 



u) Detailed designs of all equipped play areas (‘Strategic Neighborhood 

Equipped Play Areas’, ‘Urban / Rural Equipped Play Space’ and ‘Local 

Equipped Areas for Play), and associated amenity green spaces, as 

identified in the Masterplan drawing Figure 33 – Play Area Provision; 

 
v) Details of all public art installations in accordance with the Public Art 

Strategy approved under Condition 12 above; 

 
w) Details, including plans and drawings, relating to works associated with 

the upgrading of Snabhead Road as identified on Springfield Drawing 

SL01(SW)LP_04 Revision D; 

 
x) Details of surfacing materials for all roads and pavements to support the 

hierarchy of roads types and the Designing Streets aspects of the design 

layout; 

 
y) Details of surfacing materials for driveways and private parking courts 

which shall utilise permeable materials having regard to the approved 

SuDS Design Code under Condition 10 above; 

 
z) Approval of internal path layouts through communal ground associated 

with flatted buildings to ensure both privacy / amenity for residents and 

direct and convenient routes to parking courts and communal facilities.  

 
aa) Full details relating to Tier 1 paths (‘High Line’ & ‘Low Line’), Tier 2 paths, 

and Tier 3 paths and linkages, generally as indicated in the Masterplan 

Figure 25 – Movement Hierarchy Path Network, or any updated version 

current at the time of the request, and including details of additional 

routes, paths and linkages as may be identified in accordance with the 

‘Path and Active Travel Network - Access Management Plan’ under 

Condition 74 above; 

 
bb) Details of all temporary roads and vehicle turning areas, and 

amendments/improvements to the design and treatment of any adopted 

roads and footways; 

 



cc) Stage 1 Road Safety Audit and Quality Audit to support the ‘Designing 

Streets’ layout having particular shared streets and spaces, integrated 

active travel routes, and pedestrian priority crossings;  

 
dd) Street Design Strategy detailing the street design measures to prevent 

indiscriminate on-street parking in the general vicinity of flatted blocks 

served by private/communal parking courts.  Such design measures must 

be appropriate to the street hierarchy and may include planting, 

landscaped strips, build outs, kerb heights, and bus stops as appropriate;  

 
ee) Details of the bus routes, and the location, specification and illustrative 

details of all bus stops including details of interim and temporary turning 

facilities; 

 
ff) Detailed plans showing the locations and design details of all cycle 

parking/storage provision in line with the standards set out within Stirling 

Council’s Supplementary Guidance (Draft) – Transport and Access for 

New Development (July 2019); 

 
gg) Detailed designs of all communal domestic waste storage provision; 

 

hh) Illustrative details of all watercourse crossings / bridges; 

 
ii) Illustrative details and locations of electricity substations and waste water 

pumping stations; 

 
jj) The locations of all site compounds and storage areas, and wheel 

washing facilities during the construction period; 

 
kk) Waste management and recycling provision, including the location and 

design of all external bin stores (residential and non-residential) and 

recycling facilities and details of waste uplift areas in line with the 

Character Areas Design Code under Condition 9 above, and in general 

accordance with the standards set out within Stirling Council’s 

Supplementary Guidance (Draft) – Transport and Access for New 



Development (July 2019). 

 
ll) Details of all renewable energy generating technologies / equipment to be 

incorporated into the design of all buildings; 

 
mm) Details of Ultra-Low Emission Vehicle (ULEV) charge points and 

associated infrastructure to be implemented in accordance with the ULEV 

strategy approved under Condition 76 above, and; 

 
nn) Programme of Archaeological Works. 

 
The development shall be carried out in compete accordance with the 

approved details. 

 

Reason:  In order to allow development to commence as soon as possible 

through a phased approach to the submission of further information and 

details and to ensure that such information is submitted at the most 

appropriate time in recognition of the projected time period from initiation of 

development to completion (30+ years).   

 

Urban Design – Village Core Residential and Commercial Building 
Components 

 
81. Feature Blocks and Key Buildings – Design and Materials Details:  In 

addition to the relevant requirements of Condition 80 above, prior to the 

commencement of development within any approved phase relating to the 

Village Core Character Area (site Areas L, M and N) as shown encircled 

within the Springfield Design and Access Statement part VC3 Revision E -

Village Core, the specific requirements and particulars set out below as 

relevant to the Key Buildings/Feature Blocks shown on Springfield Drawing 

SL01(SW)LP14 Revision A – Village Core Feature Blocks, shall be submitted 

to and approved in writing by the Planning Authority:  

 
a) The design and finish of all windows (including sections); stairwell 

fenestration and glazing, parapet details; doors; roof lights; balcony 

details, canopies and rainwater goods, and the location of all movement 



joints.  All windows and doors relating shall be inset and permanently 

maintained as such. 

 
b) Details of external wall finishes, including material types and specifications 

for use of facing brick only, including mortar colour, relating to: 

 
I. Block 1: Plots 13-160 – 13-173,  

II. Block 3: Plots 12-190 – 12-198;  

III. Block 4: Plots 12-174 – 12-180;  

IV. Block 5: Plots 12-181 – 12-186;  

V. Block 6: Plots 12-060 – 12-065,  

VI. Block 7: Plots 12-066 – 12-071; and, 

VII. Plots: 12-054 – 12-059. 

 
The facing brick shall be applied as indicated on the relevant elevational 

drawings and as shown in the imagery included within the Design and 

Access Statement (Volume 2).  The facing brick shall provide variety in 

terms of colour, tone and texture and the use of brick shall be consistent 

across all of the buildings.  In addition, the brick shall be utilised internally 

within the stairwells of Block 1 and Block 3. 

 
c) In terms of part a) and part b) above, the Planning Authority reserve 

position relative to the fenestration, design and extent of glazing to 

stairwells, and parapet and balcony details relating to approved buildings 

Block 1: Plots 13-160 – 13-173 and Block 3: Plots 12-190 – 12-198.   

 
d) The external wall finishes relating to approved buildings Block 8: Plot 13-

149 – 13-154 and Block 9: Plots 13-143 – 13-148 shall use natural stone 

within the elevations.  

 
e) Details of natural slate roofs on approved buildings:  

 
I. Block 4: Plot 12-174 - 12-080;  

II. Block 5: Plot 12-181 - 12-186;  

III. Block 6: Plot 12-060 – 12-065;   

IV. Block 7: Plot 12-066 – 12-071;  



V. Block 8: Plot 13-149 – 13-154;  

VI. Block 9: Plots 13-143 – 13-148; 

VII. Plots: 12-054 – 12-059; 13-142 – 13-137; 13-129 – 13-136, and 14-

033 – 14-038; and, 

VIII. Care Facility: Plot 12-199 – 12-228. 

 
f) The design and external materials of all the shopfronts (Classes 1, 2 & 3) 

in accordance with the Village Core Shopfronts Design Code approved 

under Condition 73 above; 

 
g) Sectional drawings of all shop / commercial units (Classes 1, 2 and 3) 

showing a minimum internal floor to ceiling height of 3.1 metres at any 

point; 

 
h) Detailed designs of the external walls of the bin stores facing onto the 

Village Core civic space and sited between approved buildings:  

 
I. Block 4: Plots 12-174 – 12-080 and Block 5: Plots: 12-181 – 12-

186; and,  

II. Block 6: Plots 12-060 – 12-065 and Block: 7 Plots 12-066 – 12-071. 

 
Consideration should be given to opportunities for signage, public art (wall 

art), planting and seating, or a combination of these elements having regard 

to the Public Art Strategy approved under Condition 12 above.  

 

The development shall be carried out in complete accordance with the 

approved details.   

 

Reason: To ensure the design and appearance of all feature / key buildings 

deliver upon the Masterplan aspirations to deliver a visually distinct Village 

Core.   

 

82. Village Core – Timing of Key Buildings:  No more than 125 residential units 

(exclusive of the building plots listed below) are permitted to be occupied until 

the buildings below have been constructed and the associated shop / 



commercial units made available for occupation: 

 

I. Block 4:  Plots 12-174 – 12-080  

II. Block 5:  Plots 12-181 – 12-186 

III. Block 6: Plots 12-060 – 12-065  

IV. Block 7: Plots 12-066 – 12-071  

 

Reason:  In order to ensure the timely delivery of key buildings and 

commercial facilities in accordance with the Masterplan phasing and “1-10 

Years” phasing plan as required to deliver the Village Core (local centre) as 

integral to the creation of a sustainable community. 

 
83. Village Core – Timing of Key Buildings:  No more than 225 residential units 

(exclusive of the building plots listed below) are permitted to be occupied until 

the following buildings have been constructed and the associated 

shop/business units made available for occupation: 

 
I. Block 1: Plots 13-160 – 13-173; 

II. Block 3: Plots 12-190 – 12-198; and, 

III. Café: Plot 12-265. 

 
Reason:  In order to ensure the timely delivery of key buildings and 

commercial facilities to deliver the local centre as required to create a 

sustainable community and the completion of the Village Core public realm in 

accordance with the Masterplan phasing strategy. 

 
84. Village Core Town Houses and Terraced Blocks – Design and Materials:  

In addition to the relevant requirements of Condition 80 above, prior to the 

commencement of development within any approved phase relating to the 

Village Core Character Area (site Areas L, M and N), as shown encircled 

within the Springfield Design and Access Statement part VC3 Revision E - 

Village Core, the specific requirements and particulars set out below as 

relevant to the town houses and terraced blocks, shall be submitted to and 

approved in writing by the Planning Authority: 

 



a) The design, and subsequent construction, of the following buildings with 

dual pitched roofs in natural slate only: 

 
I. Plots: 12-234, and 13-010 to 13-013 inclusive (‘G3 Type’); 

II. Plots: 13-014 to 13-015 inclusive, 14-030 and 14-031 (‘B Type); 

III. Plots: 13-016, 14-029 and 14-032 (‘E Type); 

IV. Plots: 14-021 to 14-024 inclusive (‘G Type’); and 

V. Plots: 12-233, 12-235, 12-236 and 14-025 to 14-028 inclusive (‘TH4 

Type’) 

 
b) The approved buildings relating to Plots: 12-229 to 12-232, 13-001 to 13-

009 and 13-017 to 13-024 inclusive (‘TH4 Type’) shall be constructed with 

mono-pitch roofs generally as shown on Springfield drawing 

SL01_TH01_902 – Town House Mono Pitch Roof. 

 
c) Details of external wall finishes, including material types and 

specifications for use of facing brick only, including mortar colour, relating 

to: 

 
I. Plots: 12-234, 14-021 to 14-024 inclusive (‘G3 Type’); and 

II. Plots: 12-229 to 12-233 inclusive, 12-235, 12-236, 13-001 to 13-009 

inclusive, 13-017 to 13-024 inclusive, 14-025 to 14-028 inclusive, 14-

021 to 14-032 inclusive (‘TH4 Type’). 

 
d) Details of the design and finish of all windows (including sections), 

parapet details (as relevant); doors; and rainwater goods relating to the 

buildings plots listed in part a) and part b) of this condition above.  All 

windows and doors relating shall be inset and permanently maintained as 

such.  

 
The development shall be carried out in complete accordance with the 

approved details. 

 

Reason:  In the interests of the appearance of the development and the 

visual amenities of the area. 



 

85. Roof Design – Dual-Pitched:  With the exception of the plots listed in 

Condition 84 part b) above, all dwellings referenced ‘G3 Type’ and ‘TH4 Type’ 

plotted within the site shall be constructed with dual-pitched roofs. 

 

Springfield Drawings: SL01(ATC)412 (as it relates to Plots: 12-233 to 12-236 

inclusive); SL01(ATC)413; SL01(ATC)414 (as it relates to Plots: 13-010 to 13-

013 inclusive); and SL01(ATC)416 are not approved. 

 

Reason:  In the interests of the appearance of the development and the 

visual amenities of the area. 

 
86. Shopfronts – Display of Imagery/Artwork:  All shopfronts relating to 

vacant/unoccupied commercial units shall display imagery and/or artwork 

throughout the lifetime of the site in accordance with the approved Shopfronts 

Design Code under Condition 73 above.  The display of imagery/artwork shall 

be for a temporary period and on a rotational basis until such times as the 

vacant units become occupied/reoccupied.  No permission is given or implied 

for the display of any advertisements. 

 
Reason:  In the interests of the appearance of the development and the visual 

amenities of the area. 

 

87. Ventilation Flues/Ducting:  All ventilation flues/ducting shall have a matt 

painted finish in a colour to be submitted to and approved in writing by the 

Planning Authority prior to installation. 

 

The development shall be carried out in accordance with the agreed details. 

 

Reason:  In the interests of the appearance of the development and the visual 

amenities of the area. 

 
Urban Design – Village Core Public Realm 

 



88. Village Core Public Realm and Civic Square - Hard and Soft Landscaping 

Details and  Specifications:  In addition to the relevant requirements and 

particulars of Condition 80 above, prior to the commencement of development 

within any approved phase relating to the Village Core Character Area (site 

Areas L, M and N) as shown encircled within the Springfield Design and 

Access Statement part VC3 Revision E - Village Core, the specific 

requirements and particulars set out below as relevant to the Village Core 

public realm and associated civic square as shown on McCreadie Design 

Drawings M1351 L(90)001 to M1351 L(90)008 inclusive, shall be submitted to 

and approved in writing by the Planning Authority: 

 
a) Sections at a scale no greater than 1:250; 

 
b) Details of all surfacing materials including specifications / samples; 

 
c) Walling details including illustrative details and specifications samples; 

 
d) Illustrative details of all railings, lighting and signage columns, seating, 

and bollards including materials and finish colour; 

 
e) Water bottle refill stations; 

 
f) All trees shall be planted as ‘Advanced Heavy Standard’ as defined in BS 

3935-1 - Nursery Stock Specification for Trees and Shrubs; 

 

g) All grass areas formed by turf including details of the grass type and mix, 

soil type, and method statement for laying and a programme for aftercare 

and maintenance; and 

 
h) Details of refuse collection points. No refuse collections shall take place 

within the Village Core public realm, with the exception of the Café (Plot: 

12-265); 

 
i)  Details of servicing arrangements for all commercial units (Classes 1, 2 

and 3) including swept path analysis, and any design measures required 

to ensure pedestrian conflicts are reduced and to safeguard residential 



amenity; 

 
j) A detailed phasing plan, at a scale no greater than 1:250, that specifies 

the programming and sequence in which the component parts of the civic 

square and associated public realm will be delivered in complete 

accordance with the specific details relative to this condition and the 

general requirements of Condition 105 below as relevant, and the 

requirements of Condition 89 below.   

 

The development shall be carried out in complete accordance with the 

approved details. 

 

Reason:  In the interests of the appearance of the development and the 

visual amenities of the area. 

 

89. Village Core Phasing – Delivery and Implementation of Public Realm and 

Civic Square:  The Village Core public realm and associated civic square, 

approved under Condition 88 above, shall be implemented in complete 

accordance with the approved details and the following requirements: 

 

I. The implementation of an interim scheme prior to the occupation of the 

150th residential unit as required to support the delivery of the Village Core 

‘Feature Blocks’ (under Condition 82), and Community Campus (first 

phase); and, 

 

II. The implementation of the approved scheme in full prior to the occupation 

of the 250th residential unit. 

 

Reason:  In order to support a phased delivery of the Village Core civic space 

and to ensure that it is delivered in a timely manner as necessary to create a 

sustainable community. 

 
90. Village Core – Metalwork:  In terms of Conditions 81 and 88 above, the 

design of all metalwork relating to balconies, canopies, railings, street furniture 



and lighting, and wayfinding signage shall be considered as part of a fully 

integrated scheme. 

 
Reason:  In order to ensure that these features are perceived as being 

designed in a cohesive manner. 

 

91. Village Core – Parking and Servicing:  The Village Core for which planning 

permission is hereby granted shall not be occupied until the car parking and 

service facilities have been laid out, demarcated and completed, and 

thereafter retained solely for that purpose. 

 

Reason: In order to ensure that adequate parking facilities are provided and 

trees protected.  

 
92. Village Core - Restrictions on Siting of Plant / Equipment:  There shall be 

no roof plant or equipment located on the roof of any building within the 

Village Core area.  

 
Reason: In the interests of visual amenity.  
 

93. Village Core - Open Space Within Parking Courts:  Pursuant to Condition 

80 part t) above, the landscaping plans for all parking courts within the Village 

Core shall define the function and illustrate the design of all residential 

(private and communal) and non-residential spaces within the Village Core 

area that tie in with the proposals outlined in the McCreadie Design drawing 

M1351 L(90) 010 Revision C - Phase 1 Residential ‘Pocket Park’ Hard and 

Soft Landscape Proposals as relevant, including consideration for the 

potential to incorporate SuDS in the form of source control (hard landscaping 

and bio-retention). 

 
Reason:  To deliver spaces of quality over and above parking function in the 

interests of residential and visual amenity, and to reflect the content of the 

SuDS Design Code. 

 



94. Boundary treatments – Site Area L:  Pursuant to Condition 80 part r) above, 

the Springfield Drawings SL01(L)LP_04 and M1351 L(90)011 shall be 

updated to include use of 1.2 metre railings on low masonry wall as per ‘detail 

39’ of ‘External Works Details Sheet 6 (M1351 L(90)106) to the side and rear 

boundaries of the following Plots: 

 
I. Block 1: Plots 13-160 – 13-173; 

II. Block 3: Plots 12-190 – 12-198; 

III. Block 4: Plot 12-174 - 12-080;  

IV. Block 5: Plot 12-181 - 12-186,  

V. Block 6: Plot 12-060 – 12-065;  

VI. Block 7: Plot 12-066 – 12-07;  

VII. Block 8: Plot 13-149 – 13-154;  

VIII. Block 9: Plots 13-143 – 13-148; and, 

IX. Plots: 12-072 – 12-079; 12-170 – 12-173; and 13-142 – 13-137.    

 
The development shall be implemented in accordance with the approved 

details. 

 

Reason:  In the interests of the appearance of the development and the 

visual amenities of the area. 

 

Urban Design – General Site Wide Requirements and Particulars 

 

95. Boundary Treatments – Site Wide:  Pursuant to Condition 80 part r) above, a 

revised scheme of boundary treatments, in relation to the Springfield Drawings 

SL01(A)LP_04 (Area A boundary Treatment) to SL01(T)LP_04 (Area T 

Boundary Treatment) inclusive,, shall be submitted to and approved in writing 

by the Planning Authority prior to the commencement of each phase.   

 

The revised scheme of boundary treatments shall accord with the content of the 

appended table (Appendix 1) relative to each ‘site Area’ plans A-T (exclusive of 

site Area L) and the relevant conditions of this permission.  It shall also include 

the submission of illustrative details in respect of boundary treatment detailing 



and appearance relative to the type and appearance of all boundaries in 

accordance with the Character Areas Design Code under Condition 9 above. 

 

The development shall be carried out in complete accordance with the 

approved details. 

 
Reason:  To ensure an acceptable scheme of boundary treatments and to 

address the unacceptable aspects of the ‘Site Boundary Treatments’ plans (site 

Areas A-T) in the interests of the appearance of the development and the visual 

amenities of the relevant character area. 

 
96. Boundary Hedging – Maintenance Requirements:  All ‘hedgerow’ 

boundaries as shown on the approved drawings, and required under 

Condition 95 above, relating specifically to the curtilages of building plots 

listed below shall be maintained under a factoring agreement for the lifetime of 

the site. 

 
a) Site Area A (Springfield Drawing SL01(A)LP_04 Revision E) Plots: 01-

059; 01-060; 01-062, and 01-067; 

 
b) Site Area B (Springfield Drawing SL01(B)LP_04 Revision E) Plots: 02-001 

- 02-006; 02-007 - 02-012; 02-019 to 02-021 inclusive; 02-022 - 02-027; 

02-100; 02-100; 02-103; 02-157, 02-158; 02-164; 02-165; 02-171 – 02-

173; and 02-205 to 02-208 inclusive. 

 
c) Site Area C (Springfield Drawing SL01(C)LP_04 Revision E) Plots: 03-043 

to 03-048; 03-049 to 03-051 inclusive; 03-061 to 03-072 inclusive; 03-112 

– 03-117; 03-073 – 03-078; 03-085; and 03-087 - 03-090. 

 
d) Site Area K (Springfield Drawing SL01(K)LP_04 Revision E) Plots: 11-064 

to 11-081 inclusive; 11-082 to 11-089 inclusive; 11-0108 to 11-118 

inclusive; 11-119 – 11-124; and 11-137 to 11-156 inclusive. 

 
e) Site Area L (Springfield Drawing SL SL01(L)LP_04 Revision D) Plots:  12-

139 – 12-142; 12-260; 12-261; 12-255; 12-256; 12-259; and 12-241 to 12-

254 inclusive. 



 
f) Site Area M (Springfield Drawing SL SL01(M)LP_04 Revision D) Plots: 

13-113 to 13-154 inclusive. 

 
g) Site Area P (Springfield Drawing SL SL01(P)LP_04 Revision F) Plots: 16-

001 – 16-004; 16-008 to 16-016 inclusive;16-093 to 16-159 Inclusive; and 

16-173 – 16-180. 

 
h) Site Area Q (Springfield Drawing SL SL01(Q)LP_04 Revision E) Plots: 17-

001 to 17-008 inclusive; 17-022 to 17-0065 inclusive; 17-078 to 17-089 

inclusive; 17-112 to 17-135 inclusive. 

 
i) Site Area R (Springfield Drawing SL SL01(R)LP_04 Revision E) Plots: 18-

039 to 18-042 inclusive; 18-127 to 18-153 inclusive; 18-227 to 18-236 

inclusive; and 18-282; 18-283 to 18-288.  

 
j) Site Area T (Springfield Drawing SL01(T)LP_04 Revision E) Plots: 20-005 

to 20-028 inclusive; and 20-049 to 20-060 inclusive. 

 
No building shall be occupied until evidence is submitted to the Planning 

Authority that a factoring agreement is in place and written into the signed title 

deeds of each property hereby approved including full details of any such 

agreement.  The boundary hedgerows shall be implemented and maintained 

in accordance with the relevant conditions of this permission. 

 

Reason:  In order to ensure that ensure that the hedgerows fronting key 

areas of public open space and active travel routes/corridors are established 

and maintained as a coherent landscape feature, and are protected thereafter 

as such, in the interests of landscape visual amenity and the quality of the 

public realm. 

 
97. Key Routes and Public Open Spaces – consistency of façade and 

boundaries:  Pursuant to Condition 80 parts p), q), r) and t) above, relevant to 

building materials, boundary treatments and landscaping, there shall be 

consistency to the use of materials and planting relating to buildings, 

boundaries and streets, particularly along key routes/public open space, 



including the following areas: 

 
a) Entrance to Village Core along Roman Road (western gateway); 

 
b) Old Town along existing Roman Road; 

 
c) Easter Gartwhinnie either side of linear park (incorporating the ‘High Line’ 

active travel route). 

 
Reason:  In order to ensure that these key routes and spaces are perceived 

as being designed in a cohesive manner. 

 

98. Site Area B – Restriction of Finished Floor Levels:  Notwithstanding the 

details of approved drawings SL01-ENG-202 Revision D and SL01-ENG-102 

Revision D, the Finished Floor Level (FFL) of Plots 02-157 and 02-159 shall 

be no greater than 1 metre (above / below) the FFL of adjacent Plot 02-158. 

 

Reason:  In the interests of residential and visual amenity. 

 

99.  Deletion of Detention Basin (SuDS):  Notwithstanding the approved details 

no permission is given or implied for the detention basin (SuDS feature) 

adjacent to and south west of Plots 02-150 – 02-253 in site Area B. 

 

The land shall be redesigned as public open space in keeping with the 

character and context of the approved development.  The revised details shall 

be submitted and approved in accordance with the relevant provisions of 

Condition 80 above.   

 

Reason:  In the interests of the appearance of the development and the 

visual amenities of the area. 

 
100. ‘Accent Buildings’ and ‘Vista Stoppers’ - Materials:  Pursuant to Condition 

80 part p) and part q) above, the wall and roof materials for all ‘Accent 

Buildings’ and ‘Vista Stoppers’ generally as identified in the Masterplan 

drawing Figure 24 – Accent Buildings and Vista Stoppers, shall reflect a 



scheme of elevation/gable enhancements to include a predominance of 

natural stone/facing brick as appropriate in accordance with the Character 

Areas Design Code under Condition 9 of this permission. 

 
Reason:  In the interests of the appearance of the development and the visual 

amenities of the area. 

 

101. ‘Steadings’ - Materials:  Pursuant to Condition 80 part p) and part r) above, 

the wall and roof materials for ‘Steading Block 1’ as shown on Springfield 

drawing STB01_901 and ‘Steading Block 2’ as shown on Springfield drawing 

STB01_901, shall reflect a scheme of elevation/gable enhancements to 

include the use of natural slate roofs and a predominance of natural 

stone/facing brick as appropriate in accordance with the Character Areas 

Design Code under Condition 9 of this permission. 

 

Reason:  In the interests of the appearance of the development and the 

visual amenities of the area. 

 

102. Installation of Antenna:  All buildings containing flats shall be equipped with 

a communal TV and radio aerial and satellite dish.  Satellite dishes and 

terrestrial or radio antenna shall not be fixed to the principal or street 

elevations of any building within the Village Core Character Area or any 

individual buildings identified as ‘Accent Buildings’ and ‘Vista Stoppers’ in the 

Masterplan drawing Figure 24 without the express permission of the Planning 

Authority. 

 

Reason:  In the interests of the appearance of the development and the visual 

amenities of the area. 

 
Trees, Woodland and Public Open Space 

 
103. Woodland – Regeneration:  Notwithstanding the provisions Condition 80 

part d) and part t) above, no development is permitted to be commence in site 

Areas F, G, and H until a detailed scheme of landscaping for the regeneration 

of Moss, Muir, Pheasantry, and Springvale Woodlands, denoted tree group 



TG08 in the Outline Arboricultural Impact Assessment (August 2019), has 

been submitted to and approved in writing by the Planning Authority.  The 

scheme shall accord with the following requirements and particulars: 

 
a) The submission of an Arboricultural Method Statement, including a tree 

survey report, to include the following: 

 
I. A Tree Removal Plan detailing the felling of all Sitka spruce tree 

species and any tree species surveyed in category U, and any trees 

relating to woodland edges requiring removal to address amenity 

issues; 

 
II. A Tree Protection Plan detailing the retention and protection of all 

broadleaved tree species surveyed in category A and B, and C as 

appropriate, and young trees (stem diameter below 150mm), with the 

exception of any trees that require to be felled to address shading 

impacts permitted under part a) I. above.  The tree protection plan shall 

be produced in accordance with Section 4.2: ‘Tree and Woodland 

Protection’ and Section 4.3 ‘Working within the RPA’ of the Updated 

Outline Arboricultural Impact Assessment (August 2019); 

 

b) The submission of a scheme of landscaping and planting/replanting to 

include:  

 
I. Detailed plans to a scale no greater than 1:250, and planting 

schedules, for all landscaping; 

 
II. Tree planting in native broadleaved species of local origin only which 

are to be planted to achieve a mixed broadleaved woodland with 

diverse species and age classification, and shall have regard to the 

‘Woodland Creation’ section of the Strategic Biodiversity Management 

Plan, or any updated version thereof current at the time of the request; 

and, 

 
III. The restructuring of the woodland edges, as necessary to address 



amenity issues, to accord with the Masterplan illustrative designs 

Appendix 5B and Appendix 5H. 

 
c) A Woodland Management Plan for management, maintenance and 

protection of the woodland trees which shall include, but not limited to, the 

following:  

 
I.  Measures to ensure the intended broadleaved species establish by 

preventing the natural regeneration of Sitka Spruce, including 

protection and aftercare measures from planting to dependency, 

replacement planting and measures to eradicate invasive species; 

 
II. Annual surveying of mature trees paying particular attention to all trees 

within falling distance of any path, road or private property, as well as 

arrangements for inspections following any storm event; 

 
III. A maintenance schedule setting out the frequency of visits/days per 

annum and dates, including common ground maintenance as required 

to maintain a high quality ground level environment and accessibility for 

all users; 

 
IV. Arrangements for non-routine/emergency tree works (informed by tree 

surveys), and the timeous replacement of any felled tree(s) and lost 

understory as required to protect the integrity of the woodland and, to 

reduce the risks to public safety and property. 

 
The scheme shall be carried out in complete accordance with the approved 
details. 
 
Reason:  To compensate for loss of trees and woodland habitat and to 

secure a high quality, multi-functional woodland and a long-term landscape 

framework/structure to support the green network and the integration of 

development in the interests of amenity and biodiversity.   

 

104. Woodland Regeneration – Implementation and Phasing:  Pursuant to 

Condition 103 above, the regeneration of woodland TG08 shall be carried out 



in a phased manner in accordance with the following: 

 

a) The felling and replanting scheme relating to Springvale Wood and 

Pheasantry Wood shall be completed prior to the occupation of the first 

residential unit within site Area G. 

 

b) The felling and planting scheme relating to Muir Wood and Moss Wood 

shall be completed prior to the occupation of the first residential unit within 

site Area F. 

 

All new tree planting shall take place during the first planting season 

immediately following the completion date of any approved felling phase. 

 

Reason:  To ensure the timely and phased delivery of the scheme woodland 

regeneration in line with the phasing of housing development. 

 
Scheme Soft Landscaping - General  
 
105. Scheme of Soft Landscaping – Further Details:  Details of the landscaping 

scheme of the site pursuant to Condition 80 part s) (‘LDGA’) and part t) 

(‘neighbourhood’) shall include, as relevant:   

 
a) Existing landscape features and vegetation, including trees, hedgerows 

and walls, to be retained; 

 
b) A detailed plan that shows the location and details of a method of tree 

protection to comply with BS 5837:2012 Trees in relation to design, 

demolition and construction.  The approved protection shall be in place 

prior to the commencement of any work on the site and shall be retained 

in place until completion of the development. 

 
c) The planting of new trees, hedges, shrubs and areas of grass and turfing, 

including details of the proposed locations for such features; 

 
d) A schedule of planting to comprise species, stock sizes and proposed 

numbers and density, and details of stock proof fencing and 



specifications, including planting techniques in accordance with good 

practice measures; 

 

e) Detailed provision for the protection and enhancement of flora and fauna; 

 
f) Details relating to the formation of banks, terraces or other earthworks, 

the laying out or provision of communal gardens, courts or squares, water 

features, sculpture or public art and the provision of other amenity 

features; and, 

 
g) A landscape management and maintenance plan that sets out a 

programme for preparation, completion and subsequent maintenance 

arrangements for all landscape planting, including details of who is to be 

responsible for said maintenance. Maintenance works shall thereafter be 

carried out throughout the lifetime of the development in accordance with 

the approved scheme. 

 
All soft and hard landscaping proposals shall be carried out in accordance 

with the approved scheme.  Any planting which, within a period of 5 years 

from the completion of the development, in the opinion of the Planning 

Authority is dying, being severely damaged or becoming seriously diseased, 

shall be replaced by plants of similar size and species to those originally 

required to be planted. 

 

All approved urban/neighbourhood landscaping shall be implemented during 

the first planting season immediately following the completion of development 

as it relates to private domestic plots (in-curtilage planting) or a 

street/neighbourhood (street trees, landscaping strips and communal ground), 

or such alternative date as may be approved in writing with the Planning 

Authority.  

 

Reason:  To ensure the implementation of a satisfactory scheme of 

landscaping which will help to integrate the proposed development into the 

local landscape in the interests of the visual amenity of the area. 



 
Public Open Space, Play Areas and Outdoor Recreation Facilities  
 
106. Play Areas – Submission of Detailed Designs:  The detailed submissions 

for all equipped play areas, and associated amenity green spaces, pursuant 

to Condition 80 part u), shall include detailed plans at a scale no greater than 

1:250 and supported by visualisations, and levels and sections drawings.  The 

detailed submissions shall:   

 
a) Identify the defined function of all spaces within each play area; 

 
b) Include the type and specifications of all play equipment to be installed; 

and, 

 
c) Provide details of hard and soft landscaping including proposed planting; 

retention of existing trees/landscape features and ground modelling; 

drainage arrangements and features; surfacing types; street furniture 

including seating, benches, and bins; external lighting; boundaries and 

access gates; management and maintenance, and renewal 

arrangements. 

 
The detailed designs shall be produced by a landscape architect and should 

include consideration of how the future community, including school(s), could 

be involved.   

 

Reason: In order to secure high-quality, accessible and inclusive open 

spaces generally in compliance with Stirling Council’s Supplementary 

Planning Guidance. 

 
107. Strategic Neighbourhood Equipped Play Areas – Quantity, Accessibility 

and Quality Standards:  Pursuant to Condition 106 above, the detailed 

designs in relation to ‘Strategic Neighbourhood Equipped Play Areas’, Area A 

– ‘Small Burn Valley Park’ and Area B – ‘Low Line Corridor’, as identified in 

Masterplan drawing Figure 33 – Play Area Provision shall make provision for 

the following: 

 



a) A minimum 2500 m2 for each site area generally in accordance with the 

play area locations shown in the McCreadie Design Landscape Design 

General Arrangement Plan Drawing M1351/LDGA/02/C (Area A) and 

M1351/LDGA/07/C (Area B), and within which no part of the play area site 

shall be within 25 metres distance of any residential building; 

 
b) Not less than 10 items of dynamic/static play equipment for pre-school 

and primary school age children; 

 
c) Not less than 5 items of inclusive play equipment; 

 
d) Not less than 5 items of interactive play and sensory equipment/panels; 

 
e) Provision of facilities designed for young people (years 12-18).  In the 

case of Site Area B (‘Low Line Corridor’) this shall include provision for a 

Skate Park measuring not less than 800 m2 with appropriate lighting for 

nighttime use, in general accordance with drawing number M1351 

L(90)007 Revision C - Village Core External Works, East Sector, Hard & 

Soft Landscape Proposals). 

 
f) A landscaped environment comprising: trees, hedging, sensory and 

biodiversity planting/shrubs (avoiding spiky/thorny planting), a variety of 

surfaces including soft surfaces, impact absorbent surfacing and open 

areas of mown grass, and ground remodeling to create mounds, 

ditches/depressions, embankments and tunnels, as appropriate to the 

site; 

 
g) The incorporation of a range of materials of different kinds, textures and 

colours, including the provision of natural features such as logs, boulders, 

and water (subject to designers Risk Assessment), and as appropriate to 

the site; 

 
h) Perimeter boundaries no greater than 1 metre in height; 

 
i) Seating, picnic benches including accessible picnic benches/areas; 

 



j) Bins for disposal of litter and recycling; 

 
k) Cycle and scooter parking; 

 
l) Safe and accessible access and fully integrated into active travel network; 

 
m) Water bottle refill station(s); and 

 
n) Maintenance and Renewal of play equipment. 

 
Reason: In order to secure high-quality, accessible and inclusive open 

spaces generally in compliance with Stirling Council’s Supplementary 

Planning Guidance. 

 

108. Strategic Neighbourhood Equipped Play Areas – Implementation of 

Approved Scheme:  Pursuant to Condition 107 above, the ‘Strategic 

Neighbourhood Equipped Play Areas’ shall be implemented in complete 

accordance with the approved details and in accordance with the following 

timescales and particulars: 

 

a) Area B – ‘Low Line Corridor’ (Phase 1) prior to occupation of the 200th 

residential unit. 

 

b) Area B - ‘Low Line Corridor’ (Phase 2) including Skate Park prior to 

occupation of the 400th residential unit. 

 

c) Area A – ‘Small Burn Valley Park’ prior to occupation of 2200th residential 

unit. 

 

Unless otherwise agreed in writing by the Planning Authority under Condition 

79 above.  

 

Reason:  To ensure the timely delivery of the play and open space provision 

as it relates to the phasing of development. 

 



 
109. Urban/Rural Equipped Play Space - Quantity, Accessibility and Quality 

Standards:  Pursuant to Condition 106 above the details design of the 

‘Urban/Rural Equipped Play Space’, Area C – ‘Central Park’, as identified in 

Masterplan - Figure 33, shall make provision for the following: 

 
a) A minimum 1650 m2 site area located generally in accordance with the 

play area location shown in the Landscape Design General Arrangement 

Plan (McCreadie Design), Drawing Number M1351/LDGA/04/C, and 

within which no part of the play area site shall be within 25 metres 

distance of any residential building; 

 
b) Not less than 8 items of dynamic/static play equipment for pre-school and 

primary school age children; 

 
c) Not less than 4 items of inclusive play equipment; 

 
d) Not less than 4 items of interactive play and sensory equipment / panels; 

 
e) Facilities designed for young people, such as games areas, sports pitch 

provision, and playing fields; 

 
f) The design of the adjacent SuDS feature (detention basin) shall provide 

opportunities for informal play, sports, and recreational activities.  At least 

one side shall have a slope with a maximum gradient of 1:12; 

 
g) A landscaped environment comprising: trees, hedging, sensory and 

biodiversity planting/shrubs (avoiding spiky/thorny planting), a variety of 

surfaces including soft surfaces, impact absorbent surfacing and open 

areas of mown grass, and ground remodeling to create mounds, 

ditches/depressions, embankments and tunnels, as appropriate to the 

site; 

 
h) The incorporation of a range of materials of different kinds, textures and 

colours, including the provision of natural features such as logs, boulders, 



and water (subject to designers Risk Assessment), and as appropriate to 

the site; 

 
i) Perimeter boundaries no greater than 1 metre in height; 

 
j) Seating including benches, picnic benches including accessible picnic 

benches/areas; 

 
k) Bins for disposal of litter and recycling; 

 
l) Cycle parking; 

 
m) Safe and accessible access, including fully integrated into active travel 

network; 

 
n) Water bottle refill station(s); 

 
o) Maintenance and Renewal of play equipment. 

 
Reason:  In order to secure high-quality, accessible and inclusive open 

spaces generally in compliance with Stirling Council’s Supplementary 

Planning Guidance. 

 

110. Urban/Rural Equipped Play Space – Implementation of Approved 

Scheme:  Pursuant to Condition 109 above, the ‘Urban/Rural Equipped Play 

Space’ areas shall be implemented in complete accordance with the approved 

details and in accordance with the following timescales and particulars: 

 

a) Area C - ‘Central Park’ prior to the occupation of the 1200th residential 

unit. 

 

Unless otherwise agreed in writing by the Planning Authority under Condition 

79 above. 

 

Reason:  To ensure the timely and phased delivery of the play and open 

space provision. 



 
111. Local Equipped Areas for Play - Quantity, Accessibility and Quality 

Standards:  Pursuant to Condition 106 above the detailed designs in relation 

to ‘Local Equipped Areas for Play’, Area E – ‘Roadhead’, Area F – ‘Old Town’, 

Area G – ‘Greenhill’, and Area H ‘Durieshill South’, as shown in the 

Masterplan - Figure 33, shall make provision for the following, unless 

otherwise agreed in writing by the Planning Authority: 

 
a) A minimum 500 m2 site area within which no part of the play area site 

shall be within 25 metres distance of any residential building; 

 
Not less than 5 items of dynamic / static / interactive and inclusive play 

equipment for pre-school and primary school age children; 

 

b) A landscaped environment comprising: trees, hedging, sensory and 

biodiversity planting/shrubs (avoiding spiky/thorny planting), a variety of 

surfaces including soft surfaces, and ground remodeling, as appropriate to 

the site; 

 

c) The incorporation of a range of materials of different kinds, textures and 

colours, including the provision of natural features such as logs, boulders, 

and water (subject to designers Risk Assessment), and as appropriate to 

the site; 

 

d) Perimeter boundaries no greater than 1 metre in height; 

 

e) Seating including benches with back support; 

 

f) Safe and accessible access fully integrated into active travel network; 

 

g) Maintenance and Renewal of play equipment 

 

Reason:  In order to secure high-quality, accessible and inclusive open 

spaces designed for pre-school and primary school age children generally in 



accordance with the Masterplan. 

 
112. Local Equipped Areas for Play – Implementation of Approved Scheme:  

Pursuant to Condition 111 above, the ‘Local Equipped Areas for Play’ areas 

shall be implemented in complete accordance with the approved details and 

in accordance with the following timescales and particulars: 

 
a) Upon occupation of 100th residential unit as it relates to each development 

phase (as defined in the Place Delivery Plan under Condition 79 above) / 

site Area (A-T), whichever is sooner. 

 
Reason:  To ensure the timely and phased delivery of the play and open 

space provision. 

 
Surface Water Drainage and Flood Risk Mitigation 
 
113. Surface Water Drainage – Detailed Designs:  Pursuant to Condition 80 part 

m) above, the detailed drainage designs for all Sustainable Drainage Systems 

(SuDS) features proposed shall be in general accordance with CIRIA C753 

(Construction Industry Research and Information Association) including the 

use of the checklist, or any version current at the time of the request, unless a 

departure is agreed through the SuDS Design Code under Condition 10 

above.  Plans and drawings at a scale no greater than 1:250 and particulars 

shall be submitted to include details of, as relevant: 

 
a) The location of all SuDS features; 

 
b) Illustrative details showing the types, profiles, dimensions, and capacity of 

all SuDS features, including long sections and cross sections of all SuDS; 

 
c) Illustrative details of inlets, outlets, and flow controls; 

 
d) Edge details, marginal planting design and schedule, and maintenance 

regime including details of access for maintenance vehicles/personal; 

 
e) Boundary fencing; 

 



f) Landscape design drawings to integrate with the wider landscape 

designs; 

  
g) Designers hazard and risk assessment; and, 

 
h) Details of greenfield discharge rates which shall not exceed 7l/s/ha. 

 

The development shall be carried out in complete accordance with the 

approved details.  

 

Reason:  To ensure that the drainage scheme complies with the best SuDS 

practice to protect adjacent watercourses and groundwater, and in the 

interests of the amenity and wellbeing of existing and future users adjacent to 

and within the development site respectively. 

 

114. Surface Water Drainage – Extent of Approval:  In terms of Condition 113 

above, the Planning Authority reserves position on the SuDS features relative 

to the dimensions, design depths (base levels) and slope gradients in relation 

to any pond, basin or swale (SuDS) features as shown in the approved 

Springfield Drawings SL01-ENG-101 (Area A) to SL01-Eng-119 (Area T) 

inclusive (‘Isopachyte Layouts’), and SL01-ENG-201 (Area A) to SL01-ENG-

221 (Area T) inclusive (‘Levels and Sections Layouts’); and the EnviroCentre 

‘Conceptual Drainage Layouts’ of the Drainage Assessment August 2019 

(Appendix F).  

 

Reason:  To ensure that the drainage scheme complies with the best SuDS 

practice to protect adjacent watercourses and groundwater, and in the 

interests of the amenity and wellbeing of existing and future users adjacent to 

and within the development site respectively. 

 

115. Surface Water Drainage – Timing and Delivery:  The SuDS compliant 

surface water drainage scheme approved under Condition 113 above, shall 

be implemented in conjunction with the development in so far as is reasonably 

practical. 



 

Reason:  To safeguard any adjacent watercourse and groundwater from 

pollution and in the interests of amenity and wellbeing of existing and future 

users. 

 
116. Restrict Land Raising in Functional Floodplain:  Within the functional 

floodplain, as defined in accordance with the Flood Risk Assessment 

(Updated, December 2019), there shall be no land raising with the exception 

of any operations relating to the construction of watercourse crossings and 

associated paths. 

 
Reason:  In order to ensure that the functional floodplain is protected from 

development operations in order to protect the development site, and property 

outwith the site, against flooding.    

 

117. Watercourse Crossings:  Pursuant to Condition 80 part hh) above, the 

watercourse crossings shall be designed to be bottomless arched culverts and 

designed to have minimal impact upon the bed of the associated watercourse, 

and will be sized to ensure they have capacity to convey design (1 in 200 year 

plus 40% allowance for climate change) flows in accordance with the SEPA 

guidance.  The design shall be approved in writing by the Planning Authority 

in consultation with SEPA. 

 

Reason:  To ensure that access is maintained in the design flood event in the 

interests of public safety and amenity. 

 
Environmental Protection 
 
118. Strategic Biodiversity Management Plan (“SBMP”):  The SBMP pursuant 

to Condition 80 part a) shall include the following details: 

 
a) Mitigation measures identified through the updated ecological survey work 

(see also Condition 119 below); 

 
b) Species Protection Plans taking into account the above; and, 

 



c) Biodiversity mitigation and enhancement measures identified within the 

EIA Report.  The measures identified should not be considered exhaustive 

and further enhancement shall be considered. 

 
Reason:  In the interests of protecting and enhancing the natural habitat and 

biodiversity of the site and promoting wildlife corridors as part of the delivery 

of the green network in accordance with the mitigation measures identified in 

the Environmental Impact Assessment Report (EIA Report).   

 

119. Updated/Supplementary Ecological Surveys:  The ecological surveys 

pursuant to Condition 118 above shall include: 

 

a) Bat surveys of the trees within the site which are proposed for removal 

and, 

 

b) Protected surveys to include at least updated surveys for badgers, birds 

including barn owl, and Great Crested Newt in accordance with the EIA 

Report.   

 

The surveys shall be of an appropriate type for the above species and survey 

method shall follow national good practice guidelines. 

 

Badger and barn owl surveys shall be carried out within the 6 months prior to 

work starting on any site area, unless otherwise agreed in writing by the 

Planning Authority.  Habitat Suitability Index for each pond and eDNA 

sampling, within a 500 metre survey buffer, for Great Crested Newt shall be 

updated annually in accordance with the EIA Report.   

 

Reason:  In order to protect biodiversity on the site taking account changing 

site circumstances over the phased construction period (30+ years).  

 
120. Construction Environmental Management Plan (“CEMP”):  Pursuant to 

Condition 80 part a) above, no development (including ground works, 

vegetation clearance) is permitted to take place until a CEMP has been 



submitted to and approved in writing by the Planning Authority in consultation 

with Scottish Environment Protection Agency (SEPA) and Scottish Natural 

Heritage (SNH).   

 

The CEMP shall detail pollution avoidance and biodiversity mitigation and 

enhancement measures for all construction elements associated with the 

development including demolition, and felling, and shall include the following:  

 

a) Risk assessment of potentially damaging construction activities; 

 

b) Species Protection Plan including identification of biodiversity protection buffer 

zones and animal protection measures in construction sites; 

 

c) A Construction Method Statement to include practical measures (both physical 

measures and sensitive working practices) to avoid or reduce impacts during 

construction, and the timing of works to avoid harm to biodiversity features (see 

also Condition 121 below); 

 

d) Construction phase surface water management plan, including measures to 

prevent untreated discharges into the watercourses within and adjacent to the 

site and an inspection programme for the Small Burn to check that levels of 

suspended solids have not been significantly increased by on‐site activities; 

 

e) Site Waste Management Plan to include a scheme of waste reduction actions / 

measures, including planning, implementing, monitoring and reviewing waste 

management to minimise/reduce construction waste; and a scheme for 

recycling/disposing of waste resulting from demolition and construction works; 

 

f) The role and responsibilities on site of an ecological clerk of works (“ECoW”), 

arboricultural clerk of works (“ACoW”) and a flooding and drainage clerk of 

works (“FDCoW”) or similarly competent persons; 

 



g) The times during construction when specialist ecologists, arborists, and 

hydrologists need to be present on site to oversee works; 

 

h) Use of protective fences, exclusion barriers and warning signs; and, 

 

i) Responsible persons and lines of communication. 

 

The approved CEMP shall be adhered to and implemented in full throughout full 

period of demolition, construction and related operations, unless otherwise agreed 

in writing by the Planning Authority 

 

Reason:  To avoid any significant impact on the ecology, the water environment and 

air quality within and surrounding the site in line with the recommendation of the EIA 

Report. 

 

121. Construction Method Statement:  The Construction Method Statement pursuant to 

Condition 121 above shall provide for: 

 

a) The parking of vehicles of site operatives and visitors; 

 

b) Loading and unloading of plant and materials; 

 

c) Storage of plant and materials used in constructing the development; 

 

d) The erection and maintenance of security hoarding including decorative displays 

where appropriate; 

 

e) Wheel washing facilities; 

 

f) Measures to control the emission of dust and dirt during demolition and 

construction; and, 



 

g) Measures to protect the high‐pressure gas pipelines present within the site; 

 

The approved statement shall be adhered to throughout the construction period. 

 

Reason: To enable the Planning Authority to monitor the implementation of the 

development to ensure that methods of best practice are adhered to in the interests 

of safeguarding the environment and amenity. 

 

122. Construction Traffic Management Plan (“CTMP”):  The CTMP pursuant to Condition 

80 part c) above, shall include a routing plan for all construction vehicles, and 

confirmation of the timing of site deliveries, and measures to encourage multi‐

occupancy of vehicles used by construction workers, to cover the full period of the 

construction works/operations has been submitted to and approved in writing by 

the Planning Authority.   

 

The approved CTMP shall be implemented prior to development commencing and 

remain in place and be complied with until the development is complete. 

 
Reason:  To ensure that methods of best practice are adhered to in order to 

ensure the impacts of construction traffic on the environment and amenity are 

mitigated. 

 

123. Protection of Watercourses: No development including ground remodeling 

(with the exception of any re-building of stone walls and the construction of 

watercourse crossing approved as part of this planning permission) shall be 

constructed within 6 metres of the riparian corridor of any watercourse. 

 

Reason:  In the interests of biodiversity and the protection of the water 

environment in accordance with the mitigation measures identified in the 

Environmental Impact Assessment Report (EIA Report).   

 



124. Protection of Nesting Birds - Mitigation:  No removal of hedgerows, trees 

or shrubs or works to or demolition of buildings or structures that may be used 

by breeding birds shall take place between 1st March and 31st August 

inclusive, unless the appointed Ecological Clerk of Works (ECoW) has 

undertaken a careful, detailed check of vegetation for active birds’ nests 

immediately before the vegetation is cleared and provided written confirmation 

that no birds will be harmed and/or that there are appropriate measures in 

place to protect nesting bird interest on site.  Any such written confirmation 

shall be submitted to the Planning Authority. 

 
Reason:  In the interest of safeguarding the habitat of local bird species. 
 

125. Protection of Roosting Bats – Mitigation:  Where ecological surveys have 

identified the presence of roosting bats, no activities that could result in 

disturbance (such as demolition, roof stripping, excavations or building works 

or associated operations) shall be carried out between the dates of 1st April 

and 30th September inclusive.  Any works undertaken during the specified 

periods shall only be carried out under the direction of a licensed bat ecologist 

to ensure that an offence is not committed. 

 
Reason:  In the interest of safeguarding the habitat of a protected species. 

 
126. Site Compounds and Storage Areas: The siting of temporary site 

compounds and storage areas pursuant to Condition 80 part jj) shall include 

site plans identifying the locations of all site compounds and storage areas, 

including details of the impact on levels and topography.  The details, as 

agreed, shall be adhered to on site during the construction operations.  No 

site compounds, storage areas, and/or soil heaps shall be located on any site 

designated for play provision, strategic open and amenity space including 

allotments, and education/community infrastructure.  The siting shall also 

ensure compliance with the Construction Environmental Management Plan 

(CEMP) under Condition 80 part b) above.  

 
Reason:  In the interests of protecting environment quality and biodiversity, 

and to avoid contaminating the sites to be delivered as strategic areas of open 

space. 



 

Traffic and Transport – Trunk (Non‐Local) Road Mitigation 

 

127. Pirnhall Interchange Mitigation Scheme – Timing of Traffic and 

Pedestrian Based Mitigation:  Unless otherwise implemented in accordance 

with Condition 33 above, no more than 550 residential units are permitted to 

be occupied until the agreed scheme of mitigation approved under Condition 

4 above is implemented in full and operational to the written satisfaction of the 

Planning Authority in consultation with Transport Scotland. 

 

Reason:  To limit the scale of development to that which can be 

accommodated by existing trunk road infrastructure until the agreed trunk 

road infrastructure necessary to mitigate the individual and cumulative impact 

of the Local Development Plan proposals on the trunk road network are 

implemented. 

 
128. Pirnhall Interchange Mitigation Scheme – Active Travel Connections:  

Unless otherwise implemented in accordance with Condition 34 above, the 

implementation of the agreed scheme under Condition 127 above shall be 

carried out in conjunction with the implementation of a continuous active travel 

link (with operating street lighting) along the A872 (north-arm and south-arm) 

and the A91in complete accordance with the approved details under 

Condition 5  above.   

 
No more than 550 residential units are permitted to be occupied until the 

provision of the active travel infrastructure is completed and operational to the 

written satisfaction of the Planning Authority.   

 

Reason: To ensure that adequate provision is made for pedestrians in the 

interests of road safety and the operation of the Pirnhall Interchange active 

travel / green link. 

 

129. M876 Mitigation:  No more than 329 residential units are permitted to be 

occupied until the approved scheme of mitigation as indicated on ARUP 



Drawing 254265-00 SK_007 M876 Slip Road – Proposed Signalised Junction, 

or such alternative scheme as may be agreed in writing by the Planning 

Authority, is completed to the written satisfaction of the Planning Authority in 

consultation with Transport Scotland.   

 

Reason:  To limit the scale of development to that which can be 

accommodated by exiting trunk road infrastructure until the agreed trunk road 

infrastructure necessary to mitigate the impact of the Development are 

implemented.  

 
130. M9 (Trunk Road) Mitigation - Landscaping:  No development shall 

commence within the Roadhead Character Area (relating to site Areas D and 

E) identified in the Masterplan, until details of the barrier/boundary fencing 

and frontage landscaping treatment between the M9 trunk road and the edge 

of the development has been agreed in accordance with relevant conditions of 

this permission, and implemented thereafter in accordance with Condition 79 

above to the written satisfaction of the Planning Authority. 

 
The development shall be carried out on complete accordance with the 

approved details. 

 

Reason:  To minimise the risk of pedestrians and animals gaining 

uncontrolled access to the trunk road with the consequential risk of accidents. 

 

131. M9 (Trunk Road) Mitigation – Lighting:  No development shall commence 

within the Roadhead Character Area (relating to site Areas D and E) identified 

in the Masterplan, until details of the external lighting within the site has been 

submitted to and approved in writing by the Planning Authority in consultation 

with Transport Scotland.    

 

The development shall be carried out in complete accordance with the 

approved details 

 



Reason:  To ensure that there will be no distraction or dazzle to drivers on the 

trunk road and that the safety of the traffic on the trunk road will not be 

diminished. 

 
132. Trunk Road – Drainage:  In terms of Condition 80 part m) above, there shall 

be no drainage connections from the development to the trunk drainage 

system. 

 
Reason:  To protect the capacity of the trunk road drainage system in the 

interests of road safety. 

 
Traffic and Transport – Local Road Mitigation  
 
133. A872/Roman Road Mitigation – Primary Vehicular Access:  Unless 

otherwise implemented in accordance with Condition 35 above, no more than 

400 residential units are permitted to be occupied on the site until the 

roundabout access into the site from the A872/Roman Road junction is 

implemented in full and operational in accordance with the ARUP Drawing 

SK-C-004 Revision l3 – Proposed A872 Site Access Junction to the written 

satisfaction of the Planning Authority, or such alternative scheme as may be 

subsequently approved in writing by the Planning Authority in consultation 

with Stirling Council Transport Development. 

 
Reason:  In order to ensure safe and efficient vehicular access is provided for 

the development site. 

 
134. A872 Mitigation – Northbound Carriageway Widening:  No more than 943 

residential units are permitted to be occupied until the formation of an 

additional northbound lane on the A872 (south-arm), between the 

A872/Roman Road junction and the M9/M80 Pirnhall Interchange junction. 

 
Detailed designs shall be submitted for the written approval of the Planning 

Authority, in consultation with Stirling Council Transport Development, not 

less than 6 months in advance of any such works being carried out.  

Thereafter, the scheme shall be carried out in complete accordance with the 

agreed details 



 

Reason:  To limit the scale of development to that which can be 

accommodated by existing local road infrastructure until the infrastructure 

necessary to mitigate the impact of the development on the local road 

network, as identified in the Transport Assessment, is implemented. 

 

135. Glen Road/A9 Junction – Mitigation: No more than 943 residential units are 

permitted to be occupied on the site until the Glen Road/A9 (Stirling Road) 3-

arm priority junction has been re-configured to a 3-arm signalised junction.   

 

Detailed designs shall be submitted for the written approval of the Planning 

Authority, in consultation with Falkirk Council as Roads Authority, not less 

than 6 months in advance of any such works being carried out.  Thereafter, 

the scheme shall be carried out in complete accordance with the agreed 

details. 

 

Reason:  To limit the scale of development to that which can be 

accommodated by existing local road infrastructure until the infrastructure 

necessary to mitigate the impact of the development on the local road 

network, as identified in the Transport Assessment, is implemented. 

 
Traffic and Transport – Active Travel and Access 

 
136. Cadgers Loan Active Travel Provision – Timing and Delivery:  No 

residential unit shall be occupied until the active travel connection linking the 

application site and Plean, designed to provide a continuous active travel 

route along the entire length of Cadgers Loan, including associated road 

widening to accommodate bus based travel, suitable pedestrian crossing 

points and operating street lighting, is implemented in full and operational 

substantially in accordance with Arup Drawing No. SK-C-017 Rev I3 – 

Proposed Cadger Loan Site Access and Footway / Cycleway or such 

alternative scheme as may be subsequently approved in writing by the 

Planning Authority in consultation with Stirling Council Transport 

Development. 



 
Prior to the commencement of any development on site detailed drawings 

shall be submitted to and approved in writing by the Planning Authority in 

consultation with Stirling Council Transport Development.  Thereafter the 

scheme shall be completed in full accordance with the agreed details. 

 

Reason:  To ensure the development has a safe and convenient access to 

the neighbouring settlement of Plean. 

 

137. Roman Road Active Travel Provision – Timing and Delivery (Residential 

Trigger):  No residential unit shall be occupied until that part, and all 

residential units constructed subsequently, is connected to Plean (A9 - Main 

Street) via a continuous footways / cycleways link (with operating street 

lighting) along Roman Road/Bore Row and Cadgers Loan, in accordance with 

respective Conditions 6 and 136 above, to the written satisfaction of the 

Planning Authority. 

 

Reason:  To ensure the development has a safe and convenient access to 

the neighbouring settlement of Plean. 

 

138. Roman Road Active Travel Provision – Timing and Delivery:  Following 

the occupation of the first phase of development on the site of the Community 

Campus, or upon the occupation of the 149th residential unit, whichever is 

sooner, no residential unit is permitted to be occupied until the provision for 

active travel along the entire length of Roman Road under Condition 6 above 

is implemented in full and operational to the written satisfaction of the 

Planning Authority. 

 

Reason:  To ensure the development and existing properties within the site 

have safe and convenient access to the local school and the Village Core to 

which it relates. 

 
139. ‘Low-Line’ Active Travel Route – Timing and Delivery:  No more than 150 

residential units are permitted to be occupied until the ‘Low Line’ active travel 



route, and associated blue/green infrastructure and appropriate lighting, is 

implemented and made available for public use in complete accordance with 

approved details under Condition 80 part aa) above. 

 
The Low Line active travel route shall be implemented in conjunction with the 

implementation of the ‘Low Line Corridor’, as shown in McCreadie Design 

Drawing M1351/LDGA/07/C August 2019 - ‘Durieshill – Landscape Design 

General Arrangement Plan – Sheet 7’, in accordance with the details 

approved under Condition 80 part s). 

 

Reason:  To provide a safe, convenient and attractive dedicated active travel 

route linking the village centre to Plean. 

 

140. Active Travel Network – Design Details:  Pursuant to Condition 80 part aa) 

above, the further details shall have regard to the relevant provisions of the 

approved Masterplan (August 2019), or any updated version current at the 

time of the request, and shall include the following: 

 

a) Site layout plans to identify the configuration and transition through the 

development taking account of active travel crossings, include details of 

measures suitable to increase the radii at mid-block locations to improve 

the safety and user experience, and which identify the proposed 

type/nature of all paths, including those intended to be fully accessible. 

 

b) Illustrative design information to include construction specification, surface 

type, width, gradient, camber, intended demarcation between pedestrians 

and cyclists including edging details, requirement for steps, rest areas and 

seating, lighting, signage and bollards, for all path types and lighting. 

 

Reason:  In order to ensure safe and efficient multimodal access and 

connectivity is provided to promote active travel as part of the delivery of a 

sustainable community. 

 



141. Access Management Plan:  The access management plan pursuant to 

Condition 80 part h) above, shall include details of footpaths and cycle ways 

and lighting (existing, during construction and upon completion and 

information on temporary or permanent diversion or closure).   The plan shall 

be submitted to, and approved in writing by, the Planning Authority in 

consultation with Stirling Council Transport Development.  

 
This shall include specification of paths and shall show the following: 

 
a) All existing paths, tracks and rights of way and any areas currently outwith 

or excluded from statutory access rights; 

 
b) Any areas proposed for exclusion from statutory access rights, for 

reasons of privacy, disturbance or curtilage in relation to proposed 

buildings or structures; 

 
c) All paths and tracks proposed to be constructed for use by walkers, riders, 

cyclists, all-abilities users etc. and how these will integrate with existing or 

proposed networks; 

 
d) Any diversion of paths, temporary or permanent proposed for the 

purposes of the development; and, 

 
e) Links to the local core path network.  

 
The Access Management Plan shall be implemented as approved and in 

accordance with the timetables outlined therein, unless otherwise approved in 

writing by the Planning Authority.  

 

If any Order(s) is required to divert core paths, the provision of any alternative 

routes and provision shall require the formal agreement of the Planning 

Authority. For the avoidance of doubt any Order(s) and any required signage 

shall be at the expense of the developer. 

 

Reason:  To ensure that access rights and core path are not restricted 

unduly, in accordance with the Scottish Planning Policy as it relates to 



statutory access rights and core paths under the Land Reform (Scotland) Act 

2003. 

 
142. Travel Plan:  the Travel Plan pursuant to Condition 80 part i) above, shall set 

out proposals for reducing dependency on the private car and shall be 

submitted to and approved in writing by the Planning Authority in consultation 

with Stirling Council Transport Development.  The detailed Travel Plan(s) 

shall include, but not limited to, the following: 

 
a) Proposals for reducing dependency on the private car against approved 

targets of the Transport Assessment (July 2019); 

 
b) Identify measures to be implemented, the system of management, 

enforcement, monitoring, review and funding arrangement to sustain 

commitments for the duration of the Plan. 

 
c) Details for the management, monitoring, review and reporting of these 

measures; 

 
d) Details of Residential Travel Packs to be distributed to each property on 

first occupation. 

 
Reason:  In the interests of sustainable transport and order to reduce the 

impact on the transport network as a result of private motorised travel. 

 

Traffic and Transport – Access and Standards  

 

143. Cycle Parking:  Cycle parking provision pursuant to Condition 80 part ff) 

above shall be provided in accordance with the standards set out within 

Stirling Council’s Supplementary Guidance (Draft) Transport and Access for 

New Development (July 2019). 

 

Cycle spaces shall be a combination of secure sheds or lockers (for residential flats 

and commercial/non‐residential units), and ‘Sheffield’ style stands (for visitors).  



Cycle parking shall be located in convenient and secure locations and shall be 

available for use before the development to which it relates is occupied. 

 

Reason:  To ensure that the development offers the opportunity for residents 

to store bicycles and thus encourage active travel. 

 
144. Vehicle Parking:  Parking requirements, including accessible spaces, shall 

be provided in accordance with Supplementary Guidance (Draft) Transport 

and Access for New Developments (July 2019), in accordance with the 

following:  

 
a) Driveways shall be dimensioned either 3 metres-wide x 5.5 metres long 

(single car) or 5.5 metres wide x 5.5 metres long/3 metres wide x 11 

metres long (2 cars) or a combination of the two to accommodate three 

cars.  

 
b) Parking spaces within private car parks / parking courts dimensioned 2.5 

metres x 5 metres and served by a 6 metres aisle width. 

c) On-street spaces dimensioned 2.5 metres x 5 metres and served by a 6 

metres aisle width. 

 
Reason:  In order to ensure that adequate parking provision is provide to 

prevent indiscriminate parking in the interests of road safety and amenity. 

 

Traffic and Transport – Other/General Matters 

 

145. Roman Road Mitigation – Delivery and Timing of Bypass Road (Stage 1):  

Prior to the commencement of development on site the Roman Road bypass 

road identified as a ‘6.1 metres wide distributor road’ in the Springfield 

Drawing SL01(5W)LP_04 Revision D – Roads Hierarchy Layout and shown 

as routing around the north-east extent of the ‘Old Town’ character area and 

site Area J, shall be laid out and constructed to accommodate construction 

traffic, as a minimum, to the written satisfaction of the Planning Authority.   

 

Reason:  In order to protect the amenity of existing property from adverse 



noise impacts identified in the EIA Report. 

 
146. Roman Road Mitigation – Delivery and Timing of Bypass Road (Stage 2):  

Prior to the occupation of the first residential unit on site, the Roman Road 

bypass road, identified as a ‘6.1 metres wide distributor road’ in the Springfield 

Drawing SL01(5W)LP_04 Revision D – Roads Hierarchy Layout and shown 

as routing around the north-east extent of the ‘Old Town’ character area and 

site Area J, shall be laid out and constructed to adoptable standards upon 

satisfactory completion to the written satisfaction of the Planning Authority in 

consultation with Stirling Council Transport Development.   

 
Reason:  In order to protect the amenity of existing property from adverse 

noise impacts identified in the EIA Report. 

 

147. Roman Road Bypassed (Retained) Section:  Pursuant to Condition 146 

above, the bypassed section of Roman Road, as it relates to site Area J, shall 

be stopped up to through traffic in a manner which is consistent with the 

approved design layout and in accordance with the approved details under 

Condition 6 above, with the detail being submitted to and approved in writing 

by the Planning Authority prior to the occupation of the first residential unit on 

site. 

 

Reason:  In order to support the implementation of the Roman Road bypass 

(traffic mitigation) and the Roman Road active travel provision (pedestrian 

based mitigation) in the interests of residential amenity and connectivity. 

 

148. Visibility – Internal Road Junctions:  Visibility requirements within the site 

should comply with Designing Streets Guidance. A 2.4 metres x 25 metres 

(subject to design speed) minimum splay shall be provided at all internal 

junctions.  Forward visibility on the inside of bends shall be a minimum of 25 

metres and within these splays there shall be no obstruction to visibility over 

0.6 metres in height above adjoining carriageway level.  

 



Reason: In the interests of road safety and the effective management of the 

transport network. 

 

149. Visibility – On-Street Parking:  All street trees planted within the visibility 

splays of on-street parking bays shall be crown raised to a minimum height of 

1.65 metres above ground level and maintained thereafter. 

 
Reason:  In order to ensure drivers have full visibility over the length of the 

road in both directions in the interests of road safety. 

 

150. Ultra-Low Emission Vehicle (“ULEV”) Charging Points:  Details of the 

ULEV charge points pursuant to Condition 80 part mm) above shall include: 

 

a) Confirmation of the level of provision, type and power level, and ducting 

infrastructure for all residential and non-residential uses, and at the Village 

Core.  The level and type of provision relating to both change points and 

electricity infrastructure shall be in accordance with the ULEV Charging 

Strategy submitted under Condition 76 above; 

 

b) Plans, at a scale no greater than 1:250, detailing how charge points and 

associated infrastructure would be integrated into the specific layout of 

communal parking courts in relation to flatted developments.   

 

c) A timescale for implementation of charge points and associated 

infrastructure as it relates to the completion of development in each phase, 

sub-phase; and, 

 

d) Outline detail of a communication pack to be provided to each household 

on first occupation explaining how they can access electric car charging 

infrastructure. 

 

The scheme shall be carried out in accordance with the approved details and 

implemented in line with the approved timescales. 

 



Reason:  In the interests of air quality and sustainability, and in order to 

comply with the requirements of Stirling Council Supplementary Guidance 

Transport and Access for New Developments. 

 
151. Street Lighting:  No residential unit shall be occupied prior to the installation 

of operating street lighting and footways (where appropriate) serving that 

residential unit.   

 
Reason: In the interest of road safety and to ensure the provision of adequate 

pedestrian facilities. 

 

152. Pheasantry Wood Access Road:  The access road linking site Areas F and 

H, as shown on Springfield drawing SL01(F)LP_02 Revision G – Area F Site 

Plan, shall be restricted to an emergency access only and constructed to a 

maximum width of 3 metres with collapsible/retractable vehicle barriers, or 

similar, at either end of the access road, which shall be installed upon 

completion of any such access and remain in place throughout the lifetime of 

the site.   

Reason:  In order to protect the character and integrity of the woodland in the 

interests of biodiversity, and to minimise pedestrian/vehicle conflict in the 

interests of amenity. 

 

Safeguarding Residential Amenity 

 

153. Noise Assessment – Commercial Units (Classes 1, 2 and 3):  Prior to the 

first occupation of any commercial unit noise assessments shall be submitted 

to and approved in writing by the Planning Authority in consultation with 

Stirling Council Environmental Health, which demonstrate that the Noise 

Rating Curve 15 will be met in the adjoining residential block(s) from 

operational activities in the commercial unit.  This includes, but not limited to, 

music noise, impact noise, voices, and kitchen activities. 

 

Reason:  In order to protect local residents from noise nuisance in the 

interests of residential amenity. 



 

154. Ventilation – Non‐Residential Units (Class 3): No commercial unit operating under 

use Class 3 is permitted to be occupied until details of provision for the disposal of 

cooking odours/fumes has been submitted to and approved in writing by the 

Planning Authority in consultation with Stirling Council Environmental Health.  These 

shall ensure the following: 

 

a) All cooking smells, noxious fumes or vapours from the premises shall be 

disposed of by means of a duct terminating at a point not less than 1 metre 

above eaves level of surrounding buildings.  The duct shall be free from any 

obstruction such as a plate, cowl, cap or any other deflection at its termination 

point.  Where any part of the duct would be fixed to the external wall of a 

building comprising residential unit(s) it shall be fitted with anti‐vibration 

mounts/fixings as required to prevent the transmission of noise or vibration to 

residential units forming part of the building. 

 

All ventilation and filtration systems installed shall comply with the EMAQ 

updated DEFRA guidance entitled “Control of Odour and Noise from Commercial 

Kitchen Exhaust Systems”. 

 

b) Mechanical and electrical installations shall be arranged to ensure that the 

ventilation system is in operation during periods when the premises are open for 

the preparation and/or cooking of food. 

 
The development shall be carried out in complete accordance with the approved 

details. 

 

All approved ventilation and filtration systems shall be maintained thereafter in 

accordance with the manufacturer’s detail for the duration of the use (Class 3). 

 
Reason:  In order to protect local residents from nuisance resulting from the disposal 

of cooking odours in the interests of residential amenity. 



 
155. Service Vehicles – Restriction of Hours (Classes 1, 2 and 3):  Deliveries 

and collections made by service vehicles within the Village Core Character 

Area (site Area L, M and N), in relation to commercial units (Classes 1, 2 and 

3) and the Community Campus, shall be restricted to between the hours of 

06:00 and 20:00 inclusive.  

 
Reason: In order to protect local residents from noise nuisance in the 

interests of residential amenity.  

 
156. Supplementary Noise Assessment (NIA) – Road Traffic Noise:  The NIA 

pursuant to Condition 80 part g) shall be undertaken to assess the effects of 

noise from the M9 motorway on the noise sensitive receptors approved as 

part of the application to ensure the following Maximum Target Noise Levels 

are not exceeded in respect of the residential properties with this part of the 

site. 

 
 Maximum Target Noise Levels 

Trigger Criteria (Free Field) Compliance Criteria 

55 dB LAr, Tr (Day) 40 dB LAr, Tr (Internal with Windows 
Closed – Day) 

45 Db LAr, Tr (Night) 30 dB LAr, Tr (Internal with Windows 
Closed – Night) 

 55 dB LAr, Tr (External in private 
garden areas - Day) 

 
Where the noise assessment finds that the maximum target noise levels 

above would be exceeded, an appropriate scheme of mitigation measures, as 

required to achieve compliance with the target noise levels and generally in 

accordance with the mitigation measures identified in PAN 1/2011 (Planning 

and Noise), shall be submitted to and approved in writing by the Planning 

Authority in consultation with Stirling Council Environmental Health.   

 

Thereafter the agreed scheme of mitigation shall be incorporated into the 

design of the development under the relevant provisions of Condition 80 and 

shall be implemented in accordance with the approved details prior to the 

occupation of any residential unit. 



 

Reason:  In order to protect local residents from noise nuisance in the 

interests of residential amenity. 

 
 
157. Noise – Micro Renewable Technologies:  Any air source heat pumps or 

domestic wind turbines installed within the site shall comply with the noise 

standards in MCS 020 ‘Microgeneration Certification Scheme – Planning 

Standards for permitted development installations of wind turbines and air 

source heat pumps on domestic premises’.  Completed assessments from the 

stated document shall be submitted to and approved in writing by the Planning 

Authority in advance of installation. 

 
Reason:  In order to protect local residents from noise nuisance in the 

interests of residential amenity. 

 

158. Obscure Glazing (Plots 12-072 – 12-079):  Prior to the occupation of Plot 

12-072 – 12-079, all windows(s) on the north elevation of the building shall 

use obscure glazing and shall be non-openable except for the purposes of 

ventilation.  The windows shall be permanently retained in that condition 

thereafter.  

 

Reason:  In order to protect the residential amenity of future occupants of 

neighbouring properties from the impacts of overlooking.  

 

159. Control of Hours of Demolition and Construction:  Unless otherwise 

agreed in writing by the Planning Authority, all construction/demolition works, 

associated operations, and deliveries in connection with the permission 

hereby granted shall only be carried out during the hours, 08:00 to 18:00 

hours Monday to Saturday, and no construction/demolition works, associated 

operations and deliveries are permitted to take place on Sundays and Bank 

Holidays, unless otherwise agreed in writing by the Planning Authority. 

 



Reason:  In order to safeguard the reasonable amenities of site occupiers 

from construction related noise impacts. 

 
Contaminated Land 

 
160. Contaminated Land – Intrusive Site Investigations:  Pursuant to Condition 

80 part f) above, prior to the commencement of any development or 

preparatory site works (other than the demolition of existing buildings) further 

investigations of the site shall be undertaken, and approved in writing by the 

Planning Authority in consultation with Environmental Health and the Coal 

Authority. 

 
The further investigations of the site shall include a scheme of intrusive site 

investigations for all mine entries and shallow coal workings in accordance 

with a methodology first submitted to and approved in writing by the Planning 

Authority in consultation with Environmental Health and the Coal Authority, 

and, following the undertaking of the agreed scheme of intrusive site 

investigations, the submission of the following for the written approval, and 

confirmation of such approval, by the Planning Authority prior to the 

commencement of any works:  

 

a) The undertaking of an appropriate scheme of intrusive site investigations 

for the mine entries and the shallow coal workings; 

 

b) The submission of a report of findings arising from the intrusive site 

investigations, including the results of gas monitoring; 

 

c) The submission of a scheme of treatment / mitigation measures for the 

mine entries for approval; 

 

d) The submission of a scheme of remedial works for the shallow coal 

workings for approval. 

 

Where it is determined by the site investigation report that remediation of the 

site(s) is required an appropriate remedial scheme shall be submitted and 



approved in writing by the Planning Authority prior to the commencement of 

any development or preparatory site works (other than the demolition of 

existing buildings).  The approved scheme of remediation shall be carried out, 

in its entirety, before the development is occupied/begun as appropriate.   

 

On completion of the remediation works and prior to the site being occupied, 

the developer shall submit a Verification Report to the Planning Authority 

confirming the works have been carried out in accordance with the 

remediation plan. 

 
Reason:  To ensure that any potential contamination of the site is dealt with 

appropriately in the interests of human health. 

 

161. Contaminated Land - Unsuspected or Previously Unencountered 

Contamination:  If contamination not previously identified by the site 

investigation report is encountered during the development, all works on site 

(save for site investigation works) shall cease immediately and the Planning 

Authority shall be notified in writing within 2 working days.  

 

Unless otherwise agreed in writing with the Planning Authority, works on site 

shall not recommence until either (a) a Remediation Strategy has been 

submitted to and approved in writing by the Planning Authority or (b) the 

Planning Authority has confirmed in writing that remediation measures are not 

required.  

 

The remediation strategy shall include a timetable for the implementation and 

completion of the approved remediation measures.  Thereafter remediation of 

the site shall be carried out and completed in accordance with the approved 

remediation strategy.  Following completion of any measures identified in the 

approved remediation strategy a Verification Report shall be submitted to the 

Planning Authority.   

 

Unless otherwise agreed in writing with the Planning Authority, no part of the 

site shall be brought into use until such time as the whole site has been 



remediated in accordance with the approved remediation strategy and a 

verification report in respect of those works has been approved in writing by 

the Planning Authority. 

 

Reason:  To ensure any potential contamination of the site is dealt with 

appropriately in the interests of human health. 

 
Archaeology 

 
162. Programme of Archeological Works:  In pursuance of Condition 80 part nn) 

above, 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 in writing 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: To safeguard and record the archaeological potential of the area. 

 
  



Masterplan Conditions 
 

163. Masterplan Update:  Within 3 months of the date of this permission the 

Masterplan document shall be amended/updated in accordance with the 

following: 

  
a) Village Core: Statement advocating a public realm design which builds in 

flexibility at threshold to Key Buildings with commercial ground floor(s) 

along its edge; 

 
b) Figures 25 & 26: Addition to key to explain red / blue dotted line along 

existing tracks; 

 
c) Removal of statement within Figures 40, 41, 42 re: Surrounding 

infrastructure, active travel routes, landscaping and structured planting to 

be delivered in conjunction with the associated development area; 

 
d) Figure 25 & 27 should identify Tier 1 Active Travel Path along route of 

Roman Road; 

 
e) Chapter 6: Mixed Use diagrams: Base maps revised to match base maps 

utilised on associated Active Frontages, Building Heights and Density 

diagrams; 

 
f) Paragraph 5.1 should delete reference to Figure 22 and replace with 

Figure 32; 

 
g) Village Core: Open Space Design: Submission and approval of plans 

indicating flexibility in civic space relative to threshold to Key Buildings 

should alternative uses to commercial be forthcoming.    

 
Reasons:  In order to address the deficiencies and inaccuracies in the 

Masterplan to allow for its adoption as supplementary guidance (non-

statutory). 

 

 



 

APPENDIX 2 – Condition 95 boundary treatment requirements 

 
 
 
 

Area A 

Additional Treatment: Where none proposed Additional Treatment: To 
complement proposed 

Alternative Treatment to that Proposed 

Hedgerow 
& 1.1 
metal 
fence 

Hedgerow 
& 0.9m 
post & 
wire 

fence 

0.9m 
masonry 

wall 

1m 
reclaimed 

stone 
wall 

Low 
hedgerow 

1.8m 
masonry 

wall 

Hedgerow 
with 1.1m 

metal fence 

Hedgerow 
with 0.9m 

post & wire 
fence 

1.8m 
masonry 

wall 

1.8m 
masonry 
& timber 

wall 

0.9m 
masonry 

wall 

 

All Block 01-
025/030. 

           

Front Block 01-
001/006; 
Block 01-
007/012; 
Block 01-
019/024; 

      Plots 01-052; 
01-053; 01-
059; 01-060; 
01-062; 01-
067; 01-070; 
01-075; 01-
076; 01-077; 
01-078; 01-
080; 01-081; 
01-142; 01-
150; 01-151. 

    

Side (rear)*             
Side (front)* Block 01-

001/006; 
Block 01-
007/012; 
Block 01-
019/024; 

      Plots 01-052; 
01-053; 01-
059; 01-060; 
01-062; 01-
067; 01-070; 
01-075; 01-
076; 01-077; 
01-078; 01-
080; 01-142; 
01-150; 01-
151. 

    

Rear          Plots 01-
090; 01-
091; 01-
092; 01-

  



093; 01-
094; 

Area B 

Additional Treatment: Where none proposed Additional Treatment: To 
complement proposed 

Alternative Treatment to that Proposed 

Hedgerow 
& 1.1m 
metal 
fence 

Hedgerow 
& 0.9m 
post & 
wire 

fence 

0.9m 
masonry 

wall 

1m 
reclaimed 

stone 
wall 

Low 
hedgerow 

1.8m 
masonry 

wall 

Hedgerow 
with 1.1m 

metal fence 

Hedgerow 
with 0.9m 

post & wire 
fence 

1.8m 
masonry 

wall 

1.8m 
masonry 
& timber 

wall 

0.9m 
masonry 

wall 

 

All Blocks 02-
001/006; 
02-
170/173 

      Block 02-
022/027 

    

Front  Plots 02-
037; 02-
206; 02-
207;  

  Plots 02-
180; 02-
181; 02-
182 

  Plots 02-017; 
02-018; 02-
019; 02-020; 
02-021; 02-
028; 02-029; 
02-031; 02-
032; 02-033; 
02-034; 02-
038; 02-055; 
02-097; 02-
098; 02-103; 
02-121; 02-
150; 02-157; 
02-158; 02-
196; 02-197; 
02-201; 02-
211 

    

Side (rear)*  Plots 02-
205; 02-
208 

       Plot 02-
117; 02-
123; 02-
124;  

  

Side (Front)*  Plot 02-
037; 02-
165; 02-
205; 02-
208 

     Plots 02-017; 
02-018; 02-
028; 02-029; 
02-031; 02-
032; 03-033; 
02-034; 02-
038; 02-055; 
02-098; 02-
103; 02-121; 

    



02-150; 02-
157; 02-158; 
02-164; 02-
196; 02-197; 
02-201; 02-
211 

Rear          Plot 02-
117; 02-
126; 

  

Area C 

Additional Treatment: Where none proposed Additional Treatment: To 
complement proposed 

Alternative Treatment to that Proposed 

Hedgerow 
& 1.1m 
metal 
fence 

Hedgerow 
& 0.9m 
post & 
wire 

fence 

0.9m 
masonry 

wall 

1.m 
reclaimed 

stone 
wall 

Low 
hedgerow 

1.8m 
masonry 

wall 

Hedgerow 
with 1.1m 

metal fence 

Hedgerow 
with 0.9m 

post & wire 
fence 

1.8m 
masonry 

wall 

1.8m 
masonry 
& timber 

wall 

0.9m 
masonry 

wall 

 

All Block 03-
057/060 

     Blocks 03-
043/048; 03-
061/064; 03-
065/068; 03-
069/072; 03-
073/078 

Blocks 03-
087/090; 03-
112/117 

    

Front        Plots 03-049; 
03-050; 03-
051; 03-056; 
03-082; 03-
083; 03-093; 
03-096; 03-
102; 03-106 

    

Side (Rear)*         Plot 03-
009; 03-
010;  

   

Side (Front)*        Plots 03-056; 
03-082; 03-
083; 03-093; 
03-096; 03-
102; 03-106   

    

Rear             

Area D 

Additional Treatment: Where none proposed Additional Treatment: To 
complement proposed 

Alternative Treatment to that Proposed 

Hedgerow 
& 1.1m 

Hedgerow 
& 0.9m 
post & 

0.9m 
masonry 

wall 

1m 
reclaimed 

Low 
hedgerow 

1.8m 
masonry 

wall 

Hedgerow 
with 1.1m 

metal fence 

Hedgerow 
with 0.9m 

1.8m 
masonry 

wall 

1.8m 
masonry 

0.9m 
masonry 

wall 

 



metal 
fence 

wire 
fence 

stone 
wall 

post & wire 
fence 

& timber 
wall 

All Block 04-
073/076 

           

Front        Plots 04-046; 
04-058; 04-
064; 04-070;  

  Plot 04-
035;  

 

Side (rear)*             
Side (front)*        Plots 04-046; 

04-058; 04-
064; 04-070  

  Plots 04-
035; 04-
036; 

 

Rear         Plots 04-
027; 04-
036;  

   

Area E 

Additional Treatment: Where none proposed Additional Treatment: To 
complement proposed 

Alternative Treatment to that Proposed 

Hedgerow 
& 1.1m 
metal 
fence 

Hedgerow 
& 0.9m 
post & 
wire 

fence 

0.9m 
masonry 

wall 

1m 
reclaimed 

stone 
wall 

Low 
hedgerow 

1.8m 
masonry 

wall 

Hedgerow 
with 1.1m 

metal fence 

Hedgerow 
with 0.9m 

post & wire 
fence 

1.8m 
masonry 

wall 

1.8m 
masonry 
& timber 

wall 

0.9m 
masonry 

wall 

 

All             
Front   Plots 05-

032; 05-
033; 05-
034; 05-
035;  

    Plots 05-113; 
05-120; 05-
121; 05-124; 
05-144; 05-
154; 05-155; 
05-158 

  Plots 05-
036; 05-
037; 05-
038; 05-
039; 05-
055; 05-
056; 05-
057; 05-
064; 05-
065; 05-
066; 05-
107; 05-
108; 05-
109; 05-
110; 05-
111; 05-
112; 05-
116; 05-
117; 05-
118; 05-
119. 

 



Side (rear)*         Plots 05-
005; 05-
020 

Plot 05-
021; 05-
025; 05-
029; 05-
084; 05-
088;  

  

Side (front)*        Plots 05-113; 
05-120; 05-
121; 05-124; 
05-144; 05-
154; 05-155; 
05-158 

    

Rear       Plots 05-133; 
05-134; 05-
135; 05-136; 
05-137; 05-
138; 05-139 

 Plots 05-
008; 05-
009; 05-
010; 05-
011; 05-
012; 05-
013; 05-
014; 05-
015; 05-
016; 05-
088; 05-
089; 05-
090;  

   

Area F 

Additional Treatment: Where none proposed Additional Treatment: To 
complement proposed 

Alternative Treatment to that Proposed 

Hedgerow 
& 1.1m 
metal 
fence 

Hedgerow 
& 0.9m 
post & 
wire 

fence 

0.9m 
masonry 

wall 

1m 
reclaimed 

stone 
wall 

Low 
hedgerow 

1.8m 
masonry 

wall 

Hedgerow 
with 1.1m 

metal fence 

Hedgerow 
with 0.9m 

post & wire 
fence 

1.8m 
masonry 

wall 

1.8m 
masonry 
& timber 

wall 

0.9m 
masonry 

wall 

 

All        Blocks 06-
092/095; 06-
098/101; 06-
102/105; 06-
121/124; 

    

Front        Plots 06-028; 
06-033; 06-
034; 06-041; 
06-050; 06-
052; 06-053; 
06-062; 06-

    



063; 06-064; 
06-065; 06-
078; 06-086; 
06-087; 06-
106; 06-109; 
06-110; 06-
120; 06-125; 
06-151; 06-
153;   

Side (rear)*         Plots 06-
034; 06-
049; 06-
050; 06-
052; 06-
053; 06-
062; 06-
063; 06-
064; 06-
078; 06-
096; 06-
097; 06-
106; 06-
109; 06-
110;  

Plot 06-
027;  

  

Side (front)*  Plot 06-
009; 06-
014;  

     Plots 06-028; 
06-033; 06-
034; 06-041; 
06-049; 06-
050; 06-052; 
06-053; 06-
062; 06-063; 
06-064; 06-
065; 06-078; 
06-086; 06-
106; 06-109; 
06-110; 06-
120; 06-125; 
06-151; 06-
153;         

    

Rear      Plots 06-
173; 06-
174; 06-
175; 06-

  Plots 06-
049; 06-
050; 06-
062; 06-

Plot 06-
029;  

  



176; 06-
177; 06-
178  

063; 06-
064; 06-
096; 06-
097; 06-
106; 06-
109;   

Area G 

Additional Treatment: Where none proposed Additional Treatment: To 
complement proposed 

Alternative Treatment to that Proposed 

Hedgerow 
& 1.1m 
metal 
fence 

Hedgerow 
& 0.9m 
post & 
wire 

fence 

0.9m 
masonry 

wall 

1m 
reclaimed 

stone 
wall 

Low 
hedgerow 

1.8m 
masonry 

wall 

Hedgerow 
with 1.1m 

metal fence 

Hedgerow 
with 0.9m 

post & wire 
fence 

1.8m 
masonry 

wall 

1.8m 
masonry 
& timber 

wall 

0.9m 
masonry 

wall 

 

All             
Front        Plots 07-006; 

07-023; 07-
027; 07-054; 
07-056; 07-
057; 07-058; 
07-059; 07-
060; 07-061; 
07-062; 07-
076; 07-077; 
07-092; 07-
097; 07-123;  

    

Side (rear)*         Plots 07-
006; 07-
023; 07-
027; 07-
077; 07-
092; 07-
097; 07-
100; 07-
103; 07-
123;       

Plots 07-
018; 07-
067;  

  

Side (front)*        Plots 07-006; 
07-023; 07-
027; 07-054; 
07-056; 07-
057; 07-062; 
07-076; 07-
077; 07-092; 

    



07-097; 07-
123;       

Rear         Plots 07-
029; 07-
100; 07-
103; 07-
104;   

   

Area H 

Additional Treatment: Where none proposed Additional Treatment: To 
complement proposed 

Alternative Treatment to that Proposed 

Hedgerow 
& 1.1m 
metal 
fence 

Hedgerow 
& 0.9m 
post & 
wire 

fence 

0.9m 
masonry 

wall 

1m 
reclaimed 

stone 
wall 

Low 
hedgerow 

1.8m 
masonry 

wall 

Hedgerow 
with 1.1m 

metal fence 

Hedgerow 
with 0.9m 

post & wire 
fence 

1.8m 
masonry 

wall 

1.8m 
masonry 
& timber 

wall 

0.9m 
masonry 

wall 

 

All             
Front   Plots 08-

171; 08-
172 

    Plots 08-095; 
08-103;  08-
109; 08-118; 
08-120; 08-
124; 08-131; 
08-151;    

    

Side (rear)*         Plots 08-
095; 08-
103; 08-
109; 08-
113; 08-
118; 08-
131; 08-
133; 08-
143; 08-
144; 08-
151; 08-
156;     

   

Side (front)*        Plots 08-095; 
08-103; 08-
109; 08-118; 
08-120; 08-
124; 08-131; 
08-151;  

    

Rear         Plots 08-
173; 08-
174; 08-
175; 08-

   



176; 08-
177 

Area J 

Additional Treatment: Where none proposed Additional Treatment: To 
complement proposed 

Alternative Treatment to that Proposed 

Hedgerow 
& 1.1m 
metal 
fence 

Hedgerow 
& 0.9m 
post & 
wire 

fence 

0.9m 
masonry 

wall 

1m 
reclaimed 

stone 
wall 

Low 
hedgerow 

1.8m 
masonry 

wall 

Hedgerow 
with 1.1m 

metal fence 

Hedgerow 
with 0.9m 

post & wire 
fence 

1.8m 
masonry 

wall 

1.8m 
masonry 
& timber 

wall 

0.9m 
masonry 

wall 

 

All    Block 10-
067/072; 
Block 10-
079/086;  

        

Front        Plots 10-039; 
10-040; 10-
043; 10-044; 
10-045; 10-
107; 10-109; 
10-111; 10-
112; 10-113; 
10-117; 10-
118; 10-119; 
10-140; 10-
152; 10-153; 
10-154; 10-
164   

    

Side (rear)*         Plots 10-
042; 10-
107; 10-
109; 10-
113; 10-
118; 10-
119; 10-
120; 10-
126; 10-
127; 10-
132; 10-
136; 10-
137; 10-
140;   

   

Side (front)*        Plots 10-043; 
10-045; 10-
107; 10-109; 

    



10-111; 10-
112; 10-113; 
10-117; 10-
118; 10-119; 
10-132; 10-
140; 10-152; 
10-153; 10-
154; 10-164  

Rear       Plots 10-043; 
10-044; 10-
045 

 Plots 10-
042; 10-
120; 10-
121; 10-
127; 10-
128; 10-
129; 10-
130; 10-
131;   

Plots 10-
046; 10-
047; 10-
048; 10-
049; 10-
050; 10-
051. 
 
 
 

  

Area K 

Additional Treatment: Where none proposed Additional Treatment: To 
complement proposed 

Alternative Treatment to that Proposed 

Hedgerow 
& 1.1m 
metal 
fence 

Hedgerow 
& 0.9m 
post & 
wire 

fence 

0.9m 
masonry 

wall 

1m 
reclaimed 

stone 
wall 

Low 
hedgerow 

1.8m 
masonry 

wall 

Hedgerow 
with 1.1m 

metal fence 

Hedgerow 
with 0.9m 

post & wire 
fence 

1.8m 
masonry 

wall 

1.8m 
masonry 
& timber 

wall 

0.9m 
masonry 

wall 

 

All        Blocks 11-
064/069; 11-
119/124; 11-
137/140; 11-
141/144; 11-
145/148; 11-
149/152; 11-
153/155  

    

Front        Plots 11-014; 
11-026; 11-
033; 11-036; 
11-037; 11-
048; 11-050; 
11-051; 11-
053; 11-063; 
11-082; 11-
083; 11-084; 
11-085; 11-

    



089; 11-090; 
11-097; 11-
103; 11-104; 
11-106; 11-
125; 11-130; 
11-135; 11-
136; 11-162; 
11-164; 11-
176; 11-188; 
11-189 

Side (rear)*         Plots 11-
009; 11-
026; 11-
037; 11-
040; 11-
045; 11-
048; 11-
058; 11-
097; 11-
103;  

   

Side (front)*        Plots 11-014; 
11-026; 11-
033; 11-036; 
11-037; 11-
048; 11-050; 
11-051; 11-
053; 11-063; 
11-089; 11-
090; 11-097; 
11-103; 11-
106; 11-125; 
11-130; 11-
135; 11-136; 
11-162; 11-
164; 11-176; 
11-188; 11-
189  

    

Rear         Plots 11-
001; 11-
009;  

   

Area L Additional Treatment: Where none proposed Additional Treatment: To 
complement proposed 

Alternative Treatment to that Proposed 



Hedgerow 
& 1.1m 
metal 
fence 

Hedgerow 
& 0.9m 
post & 
wire 

fence 

0.9m 
masonry 

wall 

1m 
reclaimed 

stone 
wall 

Low 
hedgerow 

1.8m 
masonry 

wall 

Hedgerow 
with 1.1m 

metal fence 

Hedgerow 
with 0.9m 

post & wire 
fence 

1.8m 
masonry 

wall 

1.8m 
masonry 
& timber 

wall 

0.9m 
masonry 

wall 

 

All             
Front   

See Condition 94 relative to Area L boundary treatments 
 

Side (rear)*   
Side (front)*   

Rear             

Area M 

Additional Treatment: Where none proposed Additional Treatment: To 
complement proposed 

Alternative Treatment to that Proposed 

Hedgerow 
& 1.1m 
metal 
fence 

Hedgerow 
& 0.9m 
post & 
wire 

fence 

0.9m 
masonry 

wall 

1m 
reclaimed 

stone 
wall 

Low 
hedgerow 

1.8m 
masonry 

wall 

Hedgerow 
with 1.1m 

metal fence 

Hedgerow 
with 0.9m 

post & wire 
fence 

1.8m 
masonry 

wall 

1.8m 
masonry 
& timber 

wall 

0.9m 
masonry 

wall 

 

All       Blocks 13-
113/116; 13-
117/120; 13-
121/124; 13-
125/128; 13-
129/136; 13-
137/142 

     

Front     Plots 13-
104; 13-
105;  

  Plots 13-025; 
13-029; 13-
030; 13-032; 
13-033; 13-
034; 13-049; 
13-057; 13-
058; 13-067; 
13-068; 13-
071; 13-079; 
13-100; 13-
106; 13-107; 
13-108 

  Plots 13-
006; 13-
007; 13-
008; 13-
009;  

 

Side (rear)*             
Side (front)*        Plots 13-025; 

13-029; 13-
032; 13-033; 
13-034; 13-
049; 13-057; 

    



13-058; 13-
067; 13-068; 
13-071; 13-
079; 13-100; 
13-106; 13-
107; 13-108 

Rear         Plots 13-
102; 13-
103; 13-
104; 13-
107;  

   

Area N 

Additional Treatment: Where none proposed Additional Treatment: To 
complement proposed 

Alternative Treatment to that Proposed 

Hedgerow 
& 1.1m 
metal 
fence 

Hedgerow 
& 0.9m 
post & 
wire 

fence 

0.9m 
masonry 

wall 

1m 
reclaimed 

stone 
wall 

Low 
hedgerow 

1.8m 
masonry 

wall 

Hedgerow 
with 1.1m 

metal fence 

Hedgerow 
with 0.9m 

post & wire 
fence 

1.8m 
masonry 

wall 

1.8m 
masonry 
& timber 

wall 

0.9m 
masonry 

wall 

 

All    Block 14-
011/016 

        

Front        Plots 14-048; 
14-055; 14-
057; 14-083; 
14-088; 14-
089; 14-091; 
14-092; 14-
093; 14-094;  

    

Side (rear)*       Block 14-
070/073 

 Plots 14-
082; 14-
083;  

Plots 14-
089; 14-
105 

  

Side (front)*       Block 14-
070/073 

Plots 14-048; 
14-055; 14-
057; 14-088; 
14-089; 14-
093; 14-094; 
14-105 

Plots 14-
082; 14-
083;  

   

Rear       Blocks 14-
058/63; 14-
064/069; 14-
074/77; 14-
078/81 

  Plots 14-
104; 14-
105 

  

Area P Additional Treatment: Where none proposed Additional Treatment: To 
complement proposed 

Alternative Treatment to that Proposed 



Hedgerow 
& 1.1m 
metal 
fence 

Hedgerow 
& 0.9m 
post & 
wire 

fence 

0.9m 
masonry 

wall 

1m 
reclaimed 

stone 
wall 

Low 
hedgerow 

1.8m 
masonry 

wall 

Hedgerow 
with 1.1m 

metal fence 

Hedgerow 
with 0.9m 

post & wire 
fence 

1.8m 
masonry 

wall 

1.8m 
masonry 
& timber 

wall 

0.9m 
masonry 

wall 

 

All             
Front  Plot 16-

239 
    Blocks 16-

097/100; 16-
101/104; 16-
105/110;  16-
117/122;  16-
123/126; 16-
127/130;  

Plots 16-008; 
16-009; 16-
010; 16-011; 
16-012; 16-
013; 16-014; 
16-015; 16-
016; 16-017; 
16-023; 16-
027; 16-032; 
16-033; 16-
034; 16-038; 
16-039; 16-
093; 16-094; 
16-095; 16-
096; 16-206; 
16-221; 16-
222; 16-229; 
16-240  

    

Side (rear)*      Plots 16-
209; 16-
210 

Blocks 16-
111/116; 16-
146/151; 

 Plots 16-
033; 16-
194; 16-
195; 16-
206; 16-
215; 16-
221;  

Plots 16-
172; 16-
190 

  

Side (front)*  Plot 16-
239 

     Plots 16-016; 
16-017; 16-
023; 16-027; 
16-032; 16-
033; 16-034; 
16-038; 16-
039; 16-206; 
16-221; 16-
222; 16-229; 
16-240   

    



Rear       Blocks 16-
097/100; 16-
101/104; 16-
105/110; 16-
111/116; 16-
117/122; 16-
123/126; 16-
127/130; 16-
146/151; 16-
152/155; 16-
156/159; 16-
173/180;   

 Plot 16-
206 

Plots 16-
185; 16-
199 

  

Area Q 

Additional Treatment: Where none proposed Additional Treatment: To 
complement proposed 

Alternative Treatment to that Proposed 

Hedgerow 
& 1.1m 
metal 
fence 

Hedgerow 
& 0.9m 
post & 
wire 

fence 

0.9m 
masonry 

wall 

1m 
reclaimed 

stone 
wall 

Low 
hedgerow 

1.8m 
masonry 

wall 

Hedgerow 
with 1.1m 

metal fence 

Hedgerow 
with 0.9m 

post & wire 
fence 

1.8m 
masonry 

wall 

1.8m 
masonry 
& timber 

wall 

0.9m 
masonry 

wall 

 

All       Blocks 17-
028/033; 17-
034/039; 17-
040/45; 17-
046/051; 17- 
052/057; 17-
078/081; 17-
082/084;  

Blocks 17-
001/004; 17-
005/008; 17-
106/109; 17-
124/129; 17-
130/135 

    

Front       Blocks 17-
114/117; 17-
118/123 
 
Plots 17-022; 
17-023; 17-
024; 17-025; 
17-026; 17-
027; 17-058; 
17-059; 17-
060; 17-061; 
17-062; 17-
063; 17-064; 
17-065 

Plots 17-011; 
17-014; 17-
095; 17-096; 
17-100; 17-
112; 17-113;  

    

Side (rear)*       Blocks 17-
028/033;  

  Plot 17-
100;  

  



Side (front)*       Block 17-
028/033; 
Plots 17-058; 
17-061; 17-
065 
   

Plots 17-011; 
17-014; 17-
095; 17-096; 
17-100;  

    

Rear       Blocks 17-
034/039; 17-
040/45; 17-
046/051; 17-
052/057; 17-
114/117;  

     

Area R 

Additional Treatment: Where none proposed Additional Treatment: To 
complement proposed 

Alternative Treatment to that Proposed 

Hedgerow 
& 1.1m 
metal 
fence 

Hedgerow 
& 0.9m 
post & 
wire 

fence 

0.9m 
masonry 

wall 

1m 
reclaimed 

stone 
wall 

Low 
hedgerow 

1.8m 
masonry 

wall 

Hedgerow 
with 1.1m 

metal fence 

Hedgerow 
with 0.9m 

post & wire 
fence 

1.8m 
masonry 

wall 

1.8m 
masonry 
& timber 

wall 

0.9m 
masonry 

wall 

 

All        Block 18-
283/288 

    

Front  Block 18-
154/157 

    Plots 18-039; 
18-040; 18-
041; 18-042 

Plots 18-020; 
18-026; 18-
029; 18-030; 
18-052; 18-
053; 18-054; 
18-055; 18-
072; 18-076; 
18-077; 18-
083; 18-086; 
18-227; 18-
228; 18-229; 
128-230; 18-
231; 18-232; 
18-233; 18-
234; 18-235; 
18-262; 18-
263; 18-264; 
18-265; 18-
266; 18-282;   

    

Side (rear)*      Plots 18-
132; 18-
133; 18-

  Plots 18-
026; 18-
031; 18-

   



134; 18-
135;  

038; 18-
072; 18-
073; 

Side (front)*       Plot 18-042;  Plots 18-020; 
18-026; 18-
029; 18-030; 
18-052; 18-
053; 18-054; 
18-055; 18-
072; 18-076; 
18-077; 18-
083; 18-086;   

    

Rear      Plots 18-
132; 18-
133; 18-
134; 18-
135; 18-
243; 18-
244; 18-
249; 18-
250; 18-
251; 18-
252 

  Plots 18-
031; 18-
038; 18-
072;  

   

Area S 

Additional Treatment: Where none proposed Additional Treatment: To 
complement proposed 

Alternative Treatment to that Proposed 

Hedgerow 
& 1.1m 
metal 
fence 

Hedgerow 
& 0.9m 
post & 
wire 

fence 

0.9m 
masonry 

wall 

1m 
reclaimed 

stone 
wall 

Low 
hedgerow 

1.8m 
masonry 

wall 

Hedgerow 
with 1.1m 

metal fence 

Hedgerow 
with 0.9m 

post & wire 
fence 

1.8m 
masonry 

wall 

1.8m 
masonry 
& timber 

wall 

0.9m 
masonry 

wall 

 

All       Blocks 19-
001/006; 19-
007/012; 19-
013/020; 19-
021/028; 19-
090/095; 19-
096/099 

     

Front  Block 19-
037/040; 

    Plots 19-058; 
19-059; 19-
060; 19-061; 
19-062; 19-
063; 19-064; 
19-065; 19-

Plots 19-115; 
19-116; 19-
133; 19-156; 
19-159 

    



066; 19-067; 
19-068; 19-
069; 19-070; 
19-071; 19-
072; 19-073; 
19- 074; 19-
075; 19-076; 
19-077; 19-
078; 19-079; 
19-080; 19-
081; 19-082; 
19-083; 19-
084; 19-085; 
19-086; 19-
087; 19-088; 
19-089 

Side (rear)*         Block 19-
037/040;  
Plots 19-
032; 19-
033; 19-
061; 19-
062; 19-
068; 19-
069; 19-
071; 19-
072; 19-
103; 19-
107; 19-
141; 19-
143; 19-
151; 19-
152;  

   

Side (front)*  Block 19-
037/040; 

    Plot 19-075 Plots 19-115; 
19-116; 19-
133; 19-156; 
19-159 

    

Rear         Block 19-
037/040; 
Plots 19-
143; 19-
150; 19-
152 

   



Area T 

Additional Treatment: Where none proposed Additional Treatment: To 
complement proposed 

Alternative Treatment to that Proposed 

Hedgerow 
& 1.1m 
metal 
fence 

Hedgerow 
& 0.9m 
post & 
wire 

fence 

0.9m 
masonry 

wall 

1m 
reclaimed 

stone 
wall 

Low 
hedgerow 

1.8m 
masonry 

wall 

Hedgerow 
with 1.1m 

metal fence 

Hedgerow 
with 0.9m 

post & wire 
fence 

1.8m 
masonry 

wall 

1.8m 
masonry 
& timber 

wall 

0.9m 
masonry 

wall 

 

All        Blocks 20-
005/008; 20-
009/012; 20-
013/016; 20-
017/020; 20-
049/052; 20-
053/056; 20-
057/060 

    

Front        Plots 20-021; 
20-022; 20-
023; 20-024; 
20-025; 20-
026; 20-027; 
20-028; 20-
033; 20-034; 
20-035; 20-
038; 20-048; 
20-070; 20-
081; 20-088; 
20-097;      

    

Side (rear)*         Plots 20-
001; 20-
004; 20-
061; 20-
063; 20-
069; 20-
070; 20-
081; 20-
089;  

Plots 20-
034; 20-
035; 20-
074;  

  

Side (front) *        Plots 20-033; 
20-034; 20-
035; 20-038; 
20-048; 20-
070; 20-081; 
20-088; 20-
097;  

    



 
 

*Note: For the avoidance of doubt the boundaries referred to are those adjoining the public realm (street, open space, 
footpaths etc.)   

Rear         Plots 20-
001; 20-
002; 20-
003; 20-
004; 20-
089;  

   



 

Location of Development 
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