
Stirling Council Agenda Item No. 7 

Planning & Regulation Panel
Date of 
Meeting:  

17 December 2019

Not Exempt 

Erection Of Residential Care Home With Associated 
Car Parking, Infrastructure And Landscaping At 
Bowling Green, Randolph Road, Stirling, FK8 2AP - 
Morrison Community Care Limited - 19/00704/FUL

Purpose & Summary 

The application has been referred to the Planning & Regulation Panel on the basis of the 
criterion in the Council’s scheme of delegation which requires a Panel referral when the 
number of objections received exceeds 5 and the recommendation is for approval. 

This report forms the Report of Handling for the planning application in compliance with 
the Town and Country Planning (Development Management Procedure) (Scotland) 
Regulations 2013. 

Recommendations 

The Planning & Regulation Panel is asked to approve the application subject to: 

1. the condition and reason as set out in Appendix 1 attached to the report; and

2. the Council securing of financial contributions towards the City Transport Plan and
a Traffic Order (for double yellow lines on Randolph Road) as per the Council’s
Supplementary Guidance as set out in Appendix 1 attached to the report.

Resource Implications 

Not applicable. 

Legal & Risk Implications and Mitigation 

Not applicable.  

1. Background

1.1. Not applicable.  



2. Considerations 

The Site 

2.1. The application site is 0.35 hectares in area and is located in the grounds of the 
Livilands Bowling Club.  Livilands Tennis Club is located to the north and west of 
the site and beyond this is the Stirling Community Hospital and Care Village.  To 
the south/front of the site is a public road – Randolph Road which ends as a cul-de-
sac – there is only a footpath connection with the adjacent A9 Burghmuir Road to 
the east of the site.  Within the site is the bowling green and a flat roofed 
clubhouse/pavilion building.  Opposite the site are detached houses constructed on 
two levels.  

The Proposal 

2.2. Erection of residential care home (50 beds) with associated car parking, 
infrastructure and landscaping.   

2.3. The proposals include with ancillary uses (salon, cinema and café), private gardens 
and associated car parking. 

Previous History 

2.4. There is no site history that is of relevance to this application. 

Consultations 

Planning & Commissioning: 

2.5. The Planning and Commissioning Officer within the Council has liaised with the 
Joint Management Team of the Clackmannanshire and Stirling Health and Social 
Care Partnership (the Partnership) who provides qualified support for the 
application and would seek discussions with the care home provider to ensure that 
any development meets the assessed needs of residents that are predominantly 
expected to be for nursing care or supported living rather than residential care. 

Roads Development Control: 

2.6. No objection subject to conditions relating to access/visibility, car park construction, 
deliveries strategy, travel plan, disabled park bay marking compliance, and cycle 
parking.  The consultation reply further requires developer contributions towards 
the City Transport Plan of £3,760.82 and cost of the promotion of a Road Traffic 
Regulation Order for the introduction of double yellow line road markings sections 
of Randolph Road (extents to be determined by the consultation process).  The 
cost of this Order would be a maximum of £2,500. 

Scottish Water: 

2.7. There is currently sufficient water and drainage capacity. 

Representations 

2.8. Ten representations have been received (5 objecting to the application and 5 with 
comments), which are summarised as follows: 

2.8.1. The proposed off-road parking, including disabled parking is not sufficient 
for staff, visitors and professional staff that visit the proposed care home.  A 
professional assessment of the parking demand requires to be taken into 
account. Three disabled parking bays are required. 

 



2.8.2. High level of on–road parking by community hospital staff.  Randolph Road 
narrows towards the road end adjacent to the site frontage.  On-road 
parking along Randolph Road requires to be regulated through double 
yellow lines to the road end to facilitate access and turning at the road end 
for all types of vehicles including bins lorries and allow householders to turn 
and access driveways. 

2.8.3. A drop off point close to the front door should be included for a minibus. 

2.8.4. The size of the home should be reduced to take into account access and 
parking concerns and so the layout is an over development. 

2.8.5. It is illogical to locate the bicycle store so close to the front door as those 
users will be the most physically able people to visit/walk at the home. 

2.8.6. The home is not near any shops or public transport locations for people with 
limited walking ability. 

2.8.7. Front entrance is suitably located for easy access. 

2.9. Response:  The above comments/objections were taken into account by Transport 
Development (Roads) who have no objections subject to conditions which have 
been applied to the decision.  The assessment section below takes into account the 
objections listed above. 

2.10. Water supply would be put under strain and water pressure may not be sufficient 
for existing adjacent uses and the proposed care home use. 

2.11. Response:  The applicant has submitted a letter from Scottish Water indicating that 
there are no capacity issues in relation to water supply for the proposed nursing 
home. 

2.12. The home is not near any shops or public transport locations for people with limited 
walking ability. 

2.13. Response:  The site is close to bus services and shops on the St Ninians Road 
and supermarket on Weaver Row, St Ninians. 

2.14. The siting and design will enhance the area and compliment the community 
hospital design. 

2.15. Response:  The two storey building and domestic design would assimilate with the 
adjacent housing and community hospital/care village. 

2.16. Objections which are not material planning considerations and do not fall within the 
scope of the planning application to consider. 

2.16.1. Loss of value to adjacent houses. 

2.16.2. Disability/access matters relating to Building Standards e.g. powered doors, 
toilets, hearing loops, and fire proofing of lift. 

2.16.3. Poor physical condition on Randolph Road requires to be taken into 
account. 

Local Development Plan 

2.17. Section 25 of the Town and Country Planning (Scotland) Act 1997 (as amended) 
indicates that in making any determination under the Planning Acts, regard is to be 
had to the Development Plan.  The determination shall be made in accordance with 
the Plan unless material considerations indicate otherwise.  The following 
provisions of the Development Plan are considered relevant to the consideration of 
this application. 



2.18. Policy 2.3 Particular Needs Housing and Accommodation, Primary Policy 1 – 
Placemaking and Policy 1.1, Site Planning, and Policy 1.4 Outdoor sports facilities 

Other Planning Policy 

2.19. Supplementary Guidance 12.  Parts relating to sunlight, daylight and privacy (non-
statutory). 

2.20. Supplementary Guidance on Developer Contributions – SG16 (non-statutory). 

2.21. Draft Supplementary Guidance on Developer Contributions – February 2019. 

2.22. Draft Supplementary Guidance - Transport and Access for New Development – 
July 2019. 

Assessment 

2.23. In Local Development Plan Policy 2.3, part (d) there is a presumption against 
further provision of private nursing or residential care home accommodation for 
adults and older people unless it supports the outcomes and commitments arising 
from the Integration Joint Board Strategic Plan – in determining such planning 
application, this policy requires consultation with the relevant Service department 
within the Council, which has been carried out – see consultation reply from the 
Planning and Commissioning Officer in paragraph 2.5. 

2.24. The Council has received correspondence from a representation body of the care 
industry which raises concerns regarding the lawfulness of Policy 2.3 of the LDP in 
terms of the policy breaching procurement and competition law. 

2.25. Expert legal opinion has been obtained for the purposes of determining this 
planning application.  The legal opinion states reservations as to the lawfulness of 
Policy 2.3.  It is found that a presumption against a proposed development from an 
independent section social care provider maybe discriminatory against a specific 
sector and accordingly may be in contravention of both procurement and 
competition.  Legal opinion concludes that in determining the planning application 
that no account should be taken that the application is being made by a private 
sector provider.  Opinion also finds that the applicant should not be required to 
demonstrate a need for the development. 

2.26. Accordingly, consideration should not be given to the terms of Policy 2.3 of the 
Local Development Plan in determining the planning application.  The consultation 
advice from the Planning and Commissioning Officer provides qualified support for 
the proposal for a new care home.  However the provisions of the policy and the 
response from the Planning and Commissioning Officer should not be taken into 
account in determining the planning application.  

2.27. In response to objections relating to lack of proposed off-road parking and 
increased on-road parking, a Transport Statement (TS) was submitted along with 
an increase in off-road parking proposals from 12 to 16 spaces. 

2.28. The accessibility of the development site has been considered within the TS and an 
assessment of the travel options being undertaken.  The TS indicates the 
anticipated distances travelled for walking, cycling and public transport trips are 
generally in accordance with recommended in Scottish Planning Policy.  The TS 
also outlines a Travel Plan Framework that is to be implemented should the 
development proceed, and this will aim to influence travel behaviour of staff that are 
to be employed at the facility.  Given the above it is recognised that a development 
of this nature, at this location, has the potential to benefit from a number of 
sustainable travel options. 



2.29. The TS has also considered the anticipated travel demands of the proposed 
development.  A total of 17 vehicle movements would be undertaken over the three 
hour am peak period (07:00 – 10:00), which is considered to be a suitably low 
number so as not to have any detrimental impact on the surrounding road network. 

2.30. The site plan showing parking details 16No. car parking spaces within the site, 2 of 
which are to be marked as disabled bays, along with a drop-off/pick up facility.  
Standard bays are to be dimensioned 2.5 metres by 5 metres, and served by a 6 
metres aisle width, which is considered acceptable, however the 1.2m hatched 
surround to one of the disabled bays appears to encroach onto the footpath which 
leads to the buildings main entrance – a condition has been applied which requires 
compliance with the Council’s disabled space standard. 

2.31. Notwithstanding the above, it is recognised that a number of local residents have 
raised concerns about the level of parking proposed and the possibility of increased 
on-street parking which may result.  As stated above the proposed parking 
provision complies with the relevant Supplementary Guidance, however in an effort 
to alleviate the concerns raised by residents the reply from Transport development 
(Roads) advises that double yellow line road markings be provided along the 
eastern carriageway edge of Randolph Road (to the south of the access), 
continuing around the turning head.  This will be subject to a Traffic Regulation 
Order and will be subject to a formal consultation process to determine the full 
extents of road markings required.  

2.32. Cycle parking in the form of what appears to be Sheffield Stands (or similar) is 
proposed adjacent to the buildings main entrance.  The number proposed is 
acceptable.  Care will need to be taken to ensure parked cycles do not obstruct the 
pedestrian path to the building and, if required, an alternative location will need to 
be found for the cycle parking stands to ensure they are suitably located.  A 
Condition has been applied which requires precise details of the cycle parking 
location to be submitted for approval. 

2.33. Vehicular access to the site is proposed via an upgraded vehicular footway 
crossing, which is accepted.  Visibility sightlines to the south of the junction fall 
below the suggested recommended sightlines for a 30 miles per hour road (2.4 
metres by 43 metres), however given the location of the access towards the end of 
a residential cul-de-sac, where vehicle speeds are anticipated to be below the 
posted speed limit, the available splay of 2.4 metres by 20.5 metres to the south 
(commensurate with vehicle speeds of 20mph) is reasonable, subject to double 
yellow lines being introduced along Randolph Road to ensure the splays are kept 
clear at all times.  The applicant has agreed to pay a developer contribution 
towards the provision of yellow lines and implementation of the Traffic Regulation 
Order.  

2.34. As per Stirling Council’s Draft Supplementary Guidance Transport and Access for 
New Developments July 2019, a financial contribution is required towards transport 
measures identified in the City Transport Plan.  Based on the information submitted 
a developer contribution of £3,760.82 has been calculated for this proposal.  The 
applicant has agreed to pay this developer contribution towards the City Transport 
Plan. 

 

 

 

 



2.35. The design shows two storey pitched roofed building set back from the public road 
with small bowling green and putting green on the site frontage and access from 
Randolph Road using the existing bowling green site access, and car parking for a 
total of 16 cars along the side, and cycle parking (8 spaces).  The external finishing 
materials are a dark grey fibre cement roof, dark grey vertical weather boarding on 
the top storey and off-white on the ground floor storey and gable ends.  The 
perimeter of the site is to be landscaped with hedges, shrubs and lawns.  The 
proposed building is nearest to housing at the east side where it would be set back 
from 78 and 80 Randolph Road by a distance of 29 metres, and this combined with 
an area of intervening existing mature tree planting would not be visually intrusive.  
The design, verticality, and spacing set back from the road with amenity space on 
the frontage building, would provide a new development which respects the setting, 
amenity and privacy of adjacent housing.  The comments received acknowledge 
that the siting and design will enhance the area and compliment the community 
hospital design.  It is therefore not considered to be an over-development.  The 
application complies with Local Development Plan Primary Policy 1 concerning 
Placemaking and Policy 1.1 concerning Site Planning.  

2.36. Local Development Plan Policy 1.4 relating to the redevelopment of outdoor sports 
facilities states that where redevelopment is proposed, applicants should either 
replace lost sports facilities with a new sports facility or upgrade existing facilities 
within the local area, or demonstrate the clear excess of sports facilities (including 
bowling clubs) to meet current and future demand and evidence the development 
will not impact upon the quality of the provision.  The applicant’s planning statement 
demonstrates there is an excess of sports facilities within Stirling to meet current 
demand, all within close proximity of the former Livilands Bowling Club and the loss 
of the club is not considered to materially impact upon the quality and quantity of 
sporting provision for residents.  Furthermore, there is not sufficient demand to 
operate a bowling club at the locale.  The application for redevelopment therefore 
complies with Local Development Plan Policy 1.4. 

2.37. Bats:  A bat activity survey report was submitted which concludes that no bat roosts 
are present within the site and as such mitigation against the loss of roosts is not 
necessary.  

2.38. All roof and car park surface water from the new care home will discharge into 
nearby Scottish Water surface sewer.  All waste water drainage will discharge to a 
new foul water drain and connect to the existing foul sewer to the south of the site 
on Randolph Road. 

2.39. Conclusion: In determining the planning application account should not be taken 
that the application is being made by a private sector care home provider.  The use 
of the site for care home purposes within a residential area is consistent with the 
development plan.  The siting and design of the proposed nursing home would 
integrate visually into the site and setting of the local housing and community 
hospital, and the use is compatible with adjacent residential properties.  The off-
road parking provision (16 spaces) would meet the anticipated demand and 
Randolph Road would be subject of a traffic order for double yellow lines to 
address concerns relating to access to housing and on-road parking.  There is 
adequate provision of other sports facilities in Stirling including bowling clubs in 
Stirling and so the loss of the bowling club is not a constraint on approval of the 
planning application.  The application therefore complies with Local Development 
Plan policy relating to Primary Policy 1 – Placemaking, Policy 1.1 Site Planning and 
Policy 1.4 relating to Outdoor sports facilities 

 



3. Implications 

Equalities Impact 

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

Sustainability and Environmental 

3.2. An Environmental Impact Assessment is not required.  

Fairer Scotland Duty 

3.3. This section is not applicable. 

Other Policy Implications 

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

Consultations 

3.5. As set out in section 2. 

 

4. Background Papers 

4.1. Planning Application file 19/00704/FUL.  File can be viewed online at: View 
Application 

4.2. List of determining plans: 

Stirling Council Plan No. Name Ref on Plan 
 

01 Location Plan 4481-AL(0)001A 
 

03 Site Plan 4481-AL(0)105 
 

04 Floor Plans 4481-AL(0)110 D 
 

05 Floor Plans 4481-AL(0)111 E 
 

06 Elevations 4481-AL(0)123 
 

07 Elevations 4481-AL(0)120 
 

08 General 4481-AL(0)121 
 

09 Elevations 4481-AL(0)122A 
 

 
 

5. Appendices 

5.1. Appendix 1 – Conditions and Reasons. 
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APPENDIX 1 

 

ERECTION OF RESIDENTIAL CARE HOME WITH ASSOCIATED CAR PARKING, 
INFRASTRUCTURE AND LANDSCAPING AT BOWLING GREEN,RANDOLPH 

ROAD,STIRLING,FK8 2AP - MORRISON COMMUNITY CARE LIMITED - 19/00704/FUL 

 
Approve subject to the following conditions: 
 
1 Access/Visibility:  Vehicular access to the site shall be reformed to provide a 

vehicular footway crossing measuring a minimum 6m in width, which provides a kerb 
upstand not exceeding 25millimetres. 

 
2 Car Park Construction:  The site access and car park shall be surfaced in 

tarmacadam and suitably drained to ensure that no surface water discharges onto 
the adjacent public road. 

 
3 Deliveries Strategy:  No development shall commence until a detailed delivery 

strategy, which sets out the frequency and type of deliveries, has been submitted to, 
for approval in writing by, the Planning Authority. 

 
4 Travel Plan:  Prior to the occupation of the building within the application site, a 

comprehensive Travel Plan will be submitted to and approved in writing by the 
Planning Authority and the approved Travel Plan 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 
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. 

 
5 Disabled Parking Bays:  Disabled parking bay markings shall comply with the 

BS8300-1/2:2018 (BS). 
 
6 Cycle Parking:  A drawing detailing that the proposed cycle stands will not block 

pedestrian routes shall be provided, for the approval of the Planning Authority.  
Should there be a conflict a revised cycle parking location shall be proposed, again 
for the approval of the Planning Authority. 

 
7 Details of Materials:  Samples of the materials to be used for the external walls and 

roof of the development granted permission shall be submitted to, and approved in 
writing by, the Planning Authority before any work starts on site. 

 
8 Landscape - New Planting:  No development shall take place until details of new 

planting proposals with details of ground preparation, species, nursery stock size and 
density of planting and areas of grass seed/turf have been submitted to and 
approved in writing by the Planning Authority. 

 
9 Landscape - Hard Landscaping:  No development shall take place until details of 

proposed means of boundary treatment, enclosures, screening, walls and fences, 
paving and hard surfacing materials have been submitted to and approved in writing 
by the Planning Authority. 

 
10 Revised Siting and Design:  Any revision proposed to the siting and design of the 



care home, to take account of changes to the type of care facilities, requires the 
written approval of the Planning Authority, in advance of any work stat on these 
revisions. 

 
Reasons: 
 
1 To ensure that the access is designed to facilitate road safety. 
 
2 To ensure that the access and parking complies with the Council's standard and is 

designed to facilitate road safety. 
 
3 To ensure that the approved delivery strategy does not have any detrimental impact 

on the surrounding road network. 
 
4 To facilitate a sustainable means of travel in accordance with the Council's 

Supplementary Guidance - Ensuring a choice of access for all. 
 
5 To ensure that the disabled parking is designed to facilitate accessibility to and from 

the disabled parking spaces. 
 
6 To facilitate a sustainable means of travel in accordance with the Council's 

Supplementary Guidance - Ensuring a choice of access for all. 
 
7 In order to achieve an acceptable form of external treatment. 
 
8 The proposed development and its location is such that landscaping is necessary to 

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

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

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

 
10 To ensure that any details are submitted covering these matters are adequate, in the 

interests of ensuring that the development, when implemented, is of the highest quality. 
 

Financial Developer Contributions be secured following the issue of invoices, as per 
the Council’s Supplementary Guidance on Developer Contributions 2014 – SG16, 
paragraph 2.7:  
 
1. Traffic Order (Double Yellow Lines):  The applicant is required to meet the cost of the 

promotion of a Road Traffic Regulation Order for the introduction of double yellow 
line road markings sections of Randolph Road (extents to be determined by the 
consultation process). This cost of this order would be a maximum of £2,500. 
 

2. Developer Transport Contribution:  As per Stirling Council’s Draft Supplementary 
Guidance Transport and Access for New developments a financial contribution is 
required towards transport measures identified in the City Transport Plan.  Based on 
the information submitted a developer contribution of £3,760.82 has been calculated 
and is required for this proposal.  

  



Location of Development 
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