
Stirling Council Agenda Item No. 4 

Planning & Regulation Panel
Date of 
Meeting:  

26 May 2020

Not Exempt 

Residential Development Of 31 No. Dwelling Houses 
At Land To South East Of Burn Green, Castlehill Loan, 
Kippen, Dawn Homes Ltd - 19/00781/FUL 

Purpose & Summary 

Full planning permission is sought to build thirty one dwelling houses (including nine 
affordable units) and associated infrastructure on land to the south east of Burn Green, 
Castlehill Loan, Kippen.  The application site is an allocated housing site (Policy Ref 
H103), as identified in Stirling Councils Adopted Local Development Plan (Oct 2018).  
Established residential areas lie to the north and north east and typically these areas are 
characterised by buildings of two storey and single storey in height and display a variety of 
architectural styles and materials.   

The application is being reported at this Panel as it has received more than five 
objections.  

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

Recommendations 

Panel is asked to: 

1. approve the application subject to a Legal Agreement for financial contributions and
the conditions set out at Appendix one to this report.

Resource Implications 
Not applicable. 

Legal & Risk Implications and Mitigation 
Not applicable.  

1. Background

1.1. Not applicable.  



2. Considerations 
The Site 

2.1. The application site is a Greenfield site within the Village of Kippen, which lies to 
the west of Stirling.  The site is approximately four acres in area, generally square 
in shape and lies at the southern edge of Kippen.  It is directly to the south of 
existing residential development and occupies an elevated position.  The land is 
currently a field of unimproved grassland, surrounded by post and wire fencing with 
broken vegetation of self-seeded shrubs and trees along the boundaries.  At the 
eastern boundary there is a narrow water course with steep embankments.  To the 
south there is a football ground and pavilion and to the west agricultural fields.  
Further south there is a large area of mature woodland, named Burnside Wood, 
within which there is the Kippen Gun Club. 

The Proposal 

2.2. The proposal is for the erection of thirty one residential units (including the 
associated infrastructure, such as roads, drainage and energy provision) including 
a thirty three percent provision of affordable housing, nine of which are to be 
provided on site and a monetary contribution is to be made for the tenth unit.  The 
application is accompanied by proposed site plans, sections, floor plans and 
elevations of all buildings and landscape proposals.  It is also supported by a series 
of detailed studies including a Flood Risk Assessment (FRA), a landscape and 
visual appraisal and a planning statement. 

2.3. The development is solely residential in nature, proposing a total of thirty one units.  
This comprises a mix of units through the site including detached, semi-detached 
and terraced housing.  Vehicular access is proposed via a single access point off 
an extension of Castlehill Loan, which is in turn is served off the B822.  The 
Adopted Local Development Plan October 2018 has allocated the site Burnside (ref 
H103) for 30 housing units.  The application proposes a residential development 
consisting of 31 units, including provisions for ten affordable units, nine of which are 
to be provided onsite.  The development proposes a layout, which seeks to 
maximise permeability through the provision of linked roads and foot paths through 
the site and connecting up with surrounding core paths.   

 
Previous History 

2.4. Planning history of particular relevance to the application site includes: 

2.4.1. 17/00813/FUL: Development of 21 No. private and 10 No. affordable 
dwelling houses including all associated landscaping, roads and drainage 
infrastructure, withdrawn August 2018. 

Consultations 

Roads Development Control: 

2.5. No objection subject to the conditions set out at Appendix one to this report. 

Service Manager (Environmental Health): 

2.6. No objection however concern has been raised with regard to the noise generated 
from the Kippen Gun Club and the potential for an adverse impact on garden 
ground.  Conditions are recommended and are set out at appendix one of this 
report. 

 
 



Scottish Natural Heritage: 

2.7. No comment received. 

Stirling Council Flooding: 

2.8. No objection subject to the conditions set out at Appendix one to this report. 

Scottish Environmental Protection Agency: 

2.9. No objection subject to the conditions set out at Appendix one to this report.  

Scottish Water: 

2.10. No objection. 

Education: 

2.11. No objection and no contributions required. 

Stirling Council Biodiversity Officer: 

2.12. No objection subject to a condition requiring further survey work, prior to 
commencement.  

Stirling Council Housing: 

2.13. No objections.  

Kippen Community Council:  

2.14. Have considered the application and have requested clarification/further 
information on the following:  

2.15. The proposed access arrangements from Main Street have been identified as via 
Oakwood and Castlehill Loan, Castlehill Loan being the principal route for vehicular 
access.  It is noted that the Developer has submitted a Traffic Statement, prepared 
by Dougall Baillie Associates, dated November 2019 to support the application.  
There is concern that the increased traffic flow to the development will exacerbate 
the current level of congestion experienced on a daily basis adjacent to the Kippen 
Surgery on Castlehill Loan, where currently parking on both sides causes the road 
to become a single carriageway.  

2.16. The “Traffic Statement” does not address this issue, however it does make 
reference to traffic calming at the site access to the junction with Dunmore Street, 
which is not particularly relevant in this instance.  The scope of the traffic statement 
should be increased to include the potential impact on the access roads to the site, 
including references to measures proposed that will address the raised impacts.  

2.17. Response:  Stirling Council Transport Development was consulted on this 
application and have considered the submitted Transport Statement to which no 
objections are raised.  The statement provides evidence the increase in traffic as a 
result of the development will have no impact on the surrounding road network. 

Representations 

2.18. Fourteen representations have been received, of which eleven object to the 
proposed development.  Two representations support the proposed development 
while one representations neither support to object to the proposed development.   
All representations can be viewed online at https://www.stirling.gov.uk/planning-
building-the-environment/planning/view-comment-on-planning/ . 

2.19. The issues raised in the objections can be summarised as follows: 

2.20. School: 



2.20.1. The village primary school is only just under capacity. 

2.20.2. Impact on the local primary school is unacceptable. 

2.20.3. The proposed development will have implications for the local primary 
school. 

2.21. Response:  Stirling Council Education have raised no objections in this respect. 

2.22. Location/Need: 

2.22.1. The proposed development is located on greenbelt land. 

2.22.2. Development is inappropriate at this location.   

2.22.3. Four other developments have been undertaken in recent years which fulfil 
local needs. 

2.23. Response:  The proposed development is identified in the Stirling Council Local 
Development Plan for residential purposes. 

2.24. Flooding/Drainage:  

2.24.1. The water system in the area already struggles. 

2.24.2. The burn already floods routinely.   

2.24.3. Concern over ability to connect to the water treatment works. 

2.24.4. Major concern on impact on Cuthbertson Burn due to additional run off. 

2.24.5. Impact on drainage and sewage to houses in Burngreen. 

2.25. Response:  A flood risk assessment and details of the proposed drainage formed 
part of the planning application and were considered by both Stirling Council 
Flooding and also SEPA.  No objection to the proposed development was noted by 
either consultee.  

2.26. Increase in population: 

2.26.1. The community cannot support such a large number of bedroom houses. 

2.26.2. Proposal will lead to a large number of new residents to the village. 

2.27. Response:  The application site is identified in the Stirling Council Local 
Development Plan as a residential development site. 

2.28. NHS: 

2.28.1. The doctors surgery is bursting at the seams. 

2.29. Response:  Stirling Councils Supplementary Guidance: Developer Contributions 
does not identify this as a constraint to the development.  There is no requirement 
for a financial contribution.   

2.30. Roads/Access: 

2.30.1. The development will potentially generate an additional 50-60 vehicles 
whose access and egress would be past a primary school or a narrow 
residential street. 

2.30.2. Proposal will place too much strain on already stretched roadways and 
wider road network. 

2.30.3. Existing road junctions are inadequate. 

2.30.4. Both proposed access points connect to residential streets that have 
significant on street parking. 



2.30.5. The development will impact pedestrian routes especially those relating to 
schoolchildren, the elderly, dog walkers and frail and vulnerable people.   

2.30.6. Proposed accesses are not suitable for lorries required during the build 
period. 

2.30.7. Parking and speeding issues within the vicinity of the application site. 

2.30.8. Vehicular access is inadequate. 

2.31. Response:  A traffic statement formed part of the planning application and was 
considered by Roads Development Control.  No objection to the proposed 
development was noted subject to conditions being attached to any planning 
approval.  

2.32. Inaccurate Plans/Consultation 

2.32.1. Existing residential property at end of farm track is not acknowledged on the 
submitted plans. 

2.32.2. No consultation undertaken with the residents of the property at the end of 
the farm track which will become part of the access road. 

2.33. Response:  The property in question is located outwith 20m of the application site 
and therefore would not have received any form of neighbour notification from the 
Planning Authority.  In terms of the house not being detailed on the plan, this is as 
a result of scale used to illustrate the application site.  It is considered that the plan 
submitted accurately reflects the application site and the access road to the house 
in question. 

2.34. Affordable Housing: 

2.34.1. More affordable social housing should be provided. 

2.35. Response: The proposed development includes nine affordable units on site while 
the developer has agreed to pay a commuted sum in respect of one unit.  The on-
site contribution together with the commuted sum is sufficient to meet the terms of 
the Stirling Council Local Development 2018 as it relates to affordable housing. 

2.36. Biodiversity: 

2.36.1. Biodiversity will be impacted as a result of the stripping back of 
hedgerows/vegetation. 

2.37. Response:  A Phase 1 Habitat survey formed part of the planning application and 
was considered by both Stirling Council Biodiversity Officer.  No objection was 
raised to the proposed development subject to conditions.     

2.38. Liquefied Petroleum Gas (LPG): 

2.38.1. The LPG compound is to be sited outwith the approved area for 
development within the village thus push the boundary of the settlement. 

2.38.2. It is excessive and environmentally insensitive to include LPG source to run 
cookers. 

2.38.3. The use of LPG will lead to more disruption to green space. 

2.39. Response:  The use of LPG will provide a sustainable source of energy which is 
welcomed given the current climate emergency.  The siting of the compound is 
within the application site on an adjacent field.  It is considered that the siting of the 
compound is acceptable given the sustainability benefits which it will deliver.   

2.40. Other Comments: 



2.40.1. Development would put at risk the bonfire and fireworks night which is held 
at the sports field. 

2.41. Response:  This is not a material planning consideration.   

2.42. Two letters of support were received and are summarised as follows:  

2.42.1. Housing is very limited in the village. 

2.42.2. Developer has taken care to address previous issues raised in relation to 
developing this site. 

2.42.3. New homes will enable the village to thrive. 

2.42.4. New social and private housing is need in rural areas. 

2.43. Response:  The issues raised in the letters of support are noted. 

Local Development Plan 

2.44. 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: 

2.45. Primary Policy 1 Of the Adopted Stirling Councils Local Development Plan (Oct 
2018): Place making 

2.46. Policy 1.1 Of the Adopted Stirling Councils Local Development Plan (Oct 2018): 
Site Planning 

2.47. Policy 1.2 Of the Adopted Stirling Councils Local Development Plan (Oct 2018): 
Design Process 

2.48. Policy 1.3 Of the Adopted Stirling Councils Local Development Plan (Oct 2018): 

2.49. Primary Policy 2 Of the Adopted Stirling Councils Local Development Plan (Oct 
2018):  Supporting the Vision and Spatial Strategy 

2.50. Policy 2.2 Of the Adopted Stirling Councils Local Development Plan (Oct 2018): 
Planning for Mixed Communities and Affordable Housing 

2.51. Policy 2.3 Of the Adopted Stirling Councils Local Development Plan (Oct 2018): 
Particular Needs Housing and Accommodation 

2.52. Primary Policy 3 of the Adopted Stirling Councils Local Development Plan (Oct 
2018): Provision of Infrastructure 

2.53. Policy 3.1 Of the Adopted Stirling Council Local Development Plan (Oct 2018):  
Addressing the Travel Demands of New Development 

2.54. Policy 3.2 Of the Adopted Stirling Council Local Development Plan (Oct 2018): Site 
Drainage 

2.55. Policy 3.3 Of the Adopted Stirling Council Local Development Plan (Oct 2018): 
Developer Contributions 

2.56. Primary Policy 5 of the Adopted Stirling Councils Local Development Plan (Oct 
2018): Flood Risk Management 

2.57. Primary Policy 8 Of the Adopted Stirling Council Local Development Plan (Oct 
2018): Conservation and Enhancement of Biodiversity 



2.58. Policy 8.1 Of the Adopted Stirling Council Local Development Plan (Oct 2018): 
Biodiversity Duty states that: 

2.59. Policy 9.2 Of the Adopted Stirling Council Local Development Plan (Oct 2018): 
Landscaping and Planting in association with Development 

2.60. Primary Policy 13 of the Adopted Stirling Council Local Development Plan (Oct 
2018): The Water Environment 

2.61. The site is allocated within the Stirling Local Development Plan 2018 (LDP) for 
residential use under H103. This allocation identifies the site for development of 30 
units, and through its ‘Key Requirements’ expects the submission of a Flood Risk 
Assessment (FRA) and early contact with Scottish Water regarding foul drainage 
and capacity.  

Other Planning Policy 

2.62. None relevant. 

Assessment 

2.63. This application has been submitted in full and it is proposed to provide thirty one 
housing units on the site, the necessary infrastructure (including Sustainable Urban 
Drainage), and open space.  There is a mixture of house types including: semi-
detached, detached and terraced housing.  Twenty two units are to be for private 
sale and nine are to be affordable units in accordance with Stirling Councils 
definitions of affordable houses set out within approved Supplementary Guidance 
4.  The tenth unit is to be provided off site by means of a monetary contribution.  In 
assessing the policy, design, place making implications arising from the 
submission, cognisance has been given to a number of the Adopted Stirling 
Council Local Development Plan policies and guidance set out above.  Although 
not intended to be exclusive, of particular relevance are Primary Policy 1.  
Placemaking; Policy 1.1. Site Planning; Policy 1.2. Design Process; Policy 2.2. 
Planning for Mixed Communities and Affordable Housing; and Policy 2.3 Particular 
Needs Housing and Accommodation.  

2.64. The drawings, information and reports submitted with the application have been 
considered in detail against the above policy framework and it is concluded that this 
application accords with the policy framework and can be supported for the 
following reasons (set out below).  A key part of this assessment was the 
responses of the consultees, the conclusions of which are included within the 
assessment below. 

2.65. As highlighted above the application has been submitted in ‘Full’ and categorised 
as a ‘Local’ planning application.  The application includes statements to consider 
and explain how the development has taken account of any Development Plan 
policies. 

2.66. It is considered that the application is relatively strong in accordance with Policy 
1.2, demonstrating a good understanding of the context of the site.  The submitted 
Planning Statement provides a good assessment of the development against a 
number of the Local Development Plan policies, including some design policies 
such as, Policy 1.1.  Site Planning and Policy 1.2: Design Process and it is 
considered that the applicant has complied with this policy. 

2.67. In terms of the proposals impact on the landscape, in accordance with Primary 
Policy 1: Place making, Primary Policy 9: Managing Landscape Change and Policy 
1.1: Site Planning of the Local Development Plan the applicants have carried out 
and submitted an appraisal of the landscape and visual impact of the proposed 
development.  Whilst not a full Landscape Visual Impact Assessment, (not required 



by the Local Development Plan), the carrying out of such an assessment meets 
with the thrust of the Overarching Policies set out above, as it allows for a greater 
understanding of the landscape and visual context of the site and proposed 
development, and the potential impacts of it.  The analysis carried out, and the 
conclusions reached within this report are generally agreed.  It is accepted that the 
type and scale of existing residential development and infrastructure reduces this 
sensitivity to a degree.  It is accepted the visual impact of the proposal will be 
insignificant, and that the development will be seen as a natural extension to the 
existing urban form. 

2.68. The proposed landscaping has an important role in further reducing the visual 
impact and providing an appropriate urban edge to what is currently a relatively 
open and undefined site edge.  The applicant has addressed this and it is now 
considered that the proposed landscaping adequately mitigates the visual impact of 
the proposals; provides appropriate green space within the development; and 
provides an attractive natural element to the streetscape, which counter-balances 
the built development. 

2.69. With respect to the number of units proposed, as highlighted above, the Adopted 
Stirling Local Development Plan 2018 allocates the site (Policy H103) for thirty 
units.  In conclusion it is considered that support can be given to this proposed 
slight increase in density/units because the submissions have demonstrated that an 
appropriate standard of design and place making can still be achieved.  The 
development displays good levels of space within streets for incidental open 
space/planting and street trees, despite the increased density.  In general the 
approach to boundary treatments is acceptable, particularly the use of walling and 
hedging in important and visible locations. 

2.70. With respect to the design and layout in general terms it is considered that the 
design adopted results in a relatively permeable, well connected layout.  The 
attempt to work with the existing landform, incorporate streetscapes of varying 
character and through building design creates a sense of place particular to the 
development, which can all be supported.  The applicant’s desire for the 
development to build in linkages into its wider surroundings and maximise 
permeability is welcomed.  It is recognised that the layout allows for physical 
linkages into neighbouring development site and nearby Core Paths.  The 
proposals show pedestrian links into the adjoining housing sites. From a Place 
making perspective, the proposals are in line with Policy 1.1.  

2.71. The submitted landscape strategy seeks to integrate areas of open space and 
landscaping into the development and in broad terms its approach is considered to 
be largely reflective of Policies 1.1 and 1.3 set out above.  In particular, in terms of 
the proposed planting, its use to soften development edges and provide a tree 
canopy within the development, in order to break-up the visual impact of the built 
development is supported.  Furthermore the revised drawings now include 
boundary hedging further mitigate the visual impact of development by providing 
natural screening.  

2.72. Turning to archaeology there is a risk of previously unrecorded objects and 
archaeological features surviving in the development area.  The presence of such 
putative remains is insufficient reason to oppose the application.  Therefore, if the 
development does proceed, in line with policy, it is recommended that in advance 
of construction an experienced and suitably qualified archaeological contractor 
undertake the a programme of archaeological works by way of mitigation regarding 
the loss of the site. 

 



2.73. Turning to the Environmental Health response, which has raised concerns 
regarding noise from the Kippen Gun Club impacting upon the enjoyment of these 
new homes.  This service sets out that this proposal will bring housing closer to the 
club and noise from the club is considered to impact upon the amenity of the 
housing, in particular the garden grounds.  The applicants carried out a test shoot 
at the club and reported back to Environmental Health on the decibel levels 
reached.  The shooting noise assessment measured shooting noise levels of 
63.3dB and 61.0db at the south west and south east boundary of the proposed 
development site respectively.  Noise readings previously taken by Environmental 
Health at gardens in Burngreen, Kippen, identified shooting noise levels of 77.7dB 
and 60.5dB on two separate occasions.  At its closest point, the development site is 
150 metres closer to the Gun Club than Environmental Health noise monitoring 
locations used for the reported readings.  

2.74. Whilst mitigation measures can be adopted for these houses to protect residents 
from noise within the homes (with windows closed), measures are not available to 
mitigate the noise in garden/amenity areas.  Accordingly, residents’ enjoyment of 
garden areas may be affected at times when the club is operating (normally 
Wednesdays and Saturdays).  The submitted report suggests the use of 
suppressors on the shotguns and the construction of an enclosed shooting shelter 
at the Gun Club to reduce noise levels.  However, this mitigation cannot form part 
of the conditions for any approval, as these measures are off site and do not 
directly relate to the development and for these reasons would be unreasonable 
conditions to impose. 

2.75. Noise to garden/amenity areas is a planning consideration and Planning Advice 
Note 1/2011 Planning and Noise sets out that: “Sound levels in gardens and 
amenity areas may also need to be considered in terms of enabling a reasonable 
degree of peaceful enjoyment of these spaces for residents.”  

2.76. For this proposal it is considered that the residents will still enjoy a reasonable 
degree of peaceful enjoyment of these spaces throughout the year.  This is due to 
the length of time the gun club meets and the frequency of the meets during this 
period.  The gun club does not operate during the winter months and during the 
rest of the year it operates on a Wednesday from 12pm to 5pm and on a Saturday 
from 10am to 5pm.  These times will allow the new residents to enjoy the 
garden/amenity spaces on a number of days throughout the week and year.  It is 
accepted there will be a noise impact from the gun club on the proposed outside 
spaces, however, it is considered any impact will not be significant and as such 
residents will still be able to enjoy a reasonable degree of peaceful enjoyment of 
these spaces, throughout the year.  

2.77. Negotiations with the developer in line with Policy 3.3 and the associated guidance 
for Developer Contributions have resulted in an agreement to apply such 
contributions to the private sale units only and not the affordable units.  The 
financial contributions applicable for this application are for open space, play, 
affordable housing, transport and waste. It has been agreed in line with the 
Supplementary Guidance for Contributions that the developer can make a financial 
contribution for the tenth affordable unit.   

2.78. The methodology for calculating this contribution is based on applying the required 
percentage to the Median House Price for housing market area.  This is then 
multiplied by the number of units. 

 

 



2.79. The reason it has been agreed the tenth can be paid for, is because the original 
layout showing the full extent of affordable units on site, created an over dominance 
of car parking.  It has been agreed in order to achieve a layout and density of 
development that ensures a positive impact by alleviating the impact of the 
proposals on site boundaries, in particular to allow the development to be pulled 
away from the burn to the east and therefore avoiding the need for retaining 
structures, which previously led to an objection from The Scottish Environmental 
Protection Agency.  Overall, the reduction in house numbers by one has benefited 
the overall layout ensuring compliance with Policy 1.1. 

2.80. In conclusion the principle of residential development has been established by the 
allocation of the site for housing in the Local Development Plan and there are a 
number of strong elements within the submission and to the proposals.  Therefore, 
the proposals are considered to be generally in compliance with the policy and 
guidance framework outlined above, therefore the application can be approved 
subject to the successful negotiation of the section 75 Legal Agreement to secure 
the necessary contribution monies and the necessary affordable housing. 

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 19/00781/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 3444_P_100/A 
 

02A Site Plan 3444_P_200/A 
 

03 General CAR 01 
 

04 General CAR 02 
 

05 General ED 01 
 

06 General ED 02 
 



07 General ED 03 
 

08 General ED 04 
 

09 General ET01(r9) 
 

10 General ET03(r8) 
 

11 General KE 01(r11) 
 

12 General KE 02 
 

13 General NE 01 r5 
 

14 General NE 02 
 

15 General TA 01(r8) 
 

16 General TA 02 
 

17 General TU 01 r1 
 

18 General TU 03 H 
 

19 General 2019/825/01 
 

20 General 2019/825/02 
 

21 General HA3.02 (r4) 
 

22 General HA3.07 (r4) 
 

23 General HA3 08 
 

24 General 3444_P_600 
 

25A Details 3444_P_210_A 
 

26 Elevations 3444_P_400 
 

27A Landscaping 98-60-01b 
 

28A Landscaping 98-60-02b 
 

29A Landscaping 98-60-03b 
 

30 Details 19-129-10 
 

31 Sections 19-129-11 
 

32 Details 19-129-14 
 

33 Details 19-129-20 
 

34 Details 19-129-22 
 

35 Details 19-129-30 
 

36 Details 19-129-40 
 
 

 
 

5. Appendices 

5.1. Appendix 1 – Conditions and Reasons. 
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APPENDIX 1 

 

RESIDENTIAL DEVELOPMENT OF 31 NO. DWELLING HOUSES AT LAND TO SOUTH 
EAST OF BURN GREEN,CASTLEHILL LOAN,KIPPEN - DAWN HOMES LTD - 

19/00781/FUL 

 

Approve, subject to the following conditions 

 

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

 
2. Design Features Plots 1, 5 and 17:  Prior to the commencement of works on site 

detailed design drawings are to be submitted for the written approval of the Planning 
Authority showing proposed fenestration for the gables of Plots 1, 5 and 17.  
 

3. Street Design:  Prior to the commencement of works on site detailed design drawings 
are to be submitted for the written approval of the Planning Authority (in consultation 
with Transport Development) showing a revised shared surface street design, 
including narrowing of the shared surface carriageway.  
 

4. Boundaries Plots 10 and 31:  Prior to the commencement of works on site detailed 
design drawings are to be submitted for the written approval of the Planning Authority 
showing the design and appearance, including boundary treatment of the rear garden 
boundaries of Plots 10 and 31 prominent to the western boundary lane.  Walling for 
these boundaries is to be proposed as opposed to timber fencing. 
 

5. Noise:  The completed development shall achieve a sound level of 40 dB LAr, T 
(Internal with Windows Closed Day) and 30 dB LAr,T) (Internal with Windows Closed 
- Night) and prior to occupation, written evidence of these noise levels being achieved 
is to be submitted to the Planning Authority for written approval in consultation with 
Environmental Health. 
 

6. Renewable Energy and Noise Standards:  Prior to the installation of the proposed 
Air Source Heat Pumps to be installed at each residential property on the site, detailed 
specifications of the proposed units including the expected noise levels are to be 
submitted for the written approval of the Planning Authority in consultation with 
Environmental Health.  
 

7. Comprehensive Contaminated Land Investigation:  Prior to commencement of any 
site works, a comprehensive contaminated land investigation shall be submitted to and 
approved by the Planning Authority in writing.  The investigation shall be completed in 
accordance with a recognised code of practice such as British Standards Institution 
"The Investigation of Potentially Contaminated Sites – Code of Practice (BS 
10175:2011)". The report must include a site specific risk assessment of all relevant 
pollutant linkages, as required in Scottish Executive Planning Advice Note 33. 
 



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

9. Remediation:  Remediation of the site shall be carried out in accordance with the 
approved remediation plan.  Any amendments to the approved remediation plan shall 
not be implemented unless approved in writing by the Planning Authority. 
 

10. Confirmation Work Carried Out:  On completion of the remediation works and prior 
to the site being occupied, the developer shall submit a report to the Planning Authority 
confirming the works have been carried out in accordance with the remediation plan. 
 

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

12. Sustainable Drainage Systems (SUDS):  Prior to commencement of development, 
detailed surface water drainage drawings shall be submitted to and approved in writing 
by the Planning Authority, in consultation with The Scottish Environmental Protection 
Agency.  These shall include full detailed Sustainable Urban Drainage designs for the 
development and that all works are carried out in accordance with the approved design.  
The SUDS strategy will also include details of measures to be employed during the 
construction phase of the project and accord with SUDs designs for roads. 
 

13. Schedule of Mitigation Environment:  Prior to commencement of development, a 
site specific Construction Environmental Management Plan shall be submitted to and 
approved in writing by the Planning Authority, in consultation with The Scottish 
Environmental Protection Agency. 
 

14. Hard and Soft Landscaping Maintenance:  Prior to the commencement of 
development on site, a detailed statement and plans, which clearly set out the 
proposed maintenance arrangements for all areas of open space, hard and soft 
landscaping and the sustainable urban drainage shall be submitted for the written 
approval of the Planning Authority.  This shall include persons responsible, both long 
and short term maintenance requirements, maintenance required during the early 
establishment of planting and any replacement planting (three years) required. It shall 
also make clear areas of common open space/maintenance and that intended to be 
contained within private plots. 
 

15. Landscaping: Prior to the commencement of development on site, the following is to 
be approved in writing by the Planning Authority: details of all new planting proposals 
(including planting and on the sustainable urban drainage area) including proposed 
phasing, shall be annotated on a planting plan at 1:500 scale.  This plan is to include 
the planting schedule/specification, annotated detail on the shrub planting layout, 
detailed planting plans, including plant numbers in planting beds, and clearly detail the 
ground preparation, species, nursery stock, size and density of planting, including 



areas of grass seed/turf.  The tree planting details shall include a mulch of one metre 
diameter weed free area around the base of the trees in grass. 
 

16. Residential Travel Plan:  Prior to the occupation of any dwellings within the 
application site, a comprehensive Residential Travel Plan will be submitted to, and 
approved in writing by, the Planning Authority.  The Residential 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. 
 

17. Roads Design:  The design and construction of all roads, two metre footways, 
sustainable road drainage and street lighting within the proposed developments shall 
be in accordance with the design guidance given in “Designing Streets”. 
 

18. Waste Management (Receptacles):  Prior to occupation of each housing unit, the 
developer will be required to provide each household with the necessary recycling and 
waste management receptacles to serve the development in accordance with the 
Council's Waste Service requirements and as specified in the Supplementary 
Guidance on Waste Management Requirements for Development Sites (SG19). 
 

19. Construction Traffic Management Plan:  Prior to construction works commencing 
the developer/the appointed ground worker shall submit a Construction Traffic 
Management Plan (CTMP) for the written approval of the Planning Authority, in 
consultation with the Roads Authority. 
 

20. Proposed Access Design:  Vehicular access shall be constructed at right angles to 
the private road, with a bell mouth from comprising 6m radii, leading to an entrance 
throat width of 5.5m. The throat width shall be maintained for a minimum distance of 
10m from the edge of the carriageway.  The access shall be formed with a dwell area 
(initial 5m from the edge of the carriageway) of gradient 0-2% and which thereafter 
achieves a gradient of no greater than 6.67% (1:15). 
 

21. Swept Path Analysis:  A swept path analysis of the general arrangement shall be 
provided by the applicant for the written approval of this Authority, prior to any building 
works commencing on site. 
 

22. Parking:  Parking requirements, including disabled spaces and cycle parking 
provision, shall be provided in accordance with Supplementary Guidance SG14: 
Ensuring a Choice of Access for New Developments. 
 

23. Driveways:  Vehicular access to each dwelling shall be at right angles to the public 
road and served via a standard or extended vehicular footway crossing point. Individual 
driveways shall not exceed gradients of 1:10 and be suitably drained and surfaced to 
ensure no surface water or loose material is discharged out onto the adjacent access 
road.  Where driveways fall towards the access road, a surface water interceptor drain 
shall be provided across the driveway to the rear of the footway to ensure that no water 
discharges out over the footway and any access gates shall open inwards only.  
 
Driveways shall be dimensioned as follows:  
 



Single Driveway – 3m wide x 5.5 m long 
 
Double driveway – 3m wide x 11m long, or 5m wide x 5.5 m long 
 

24. Parking:  Parking spaces shall be dimensioned 2.5 metres x 5 metres and be served 
by a 6 metre aisle width. Right Angled – 5.0 metres in length x 2.5 metres in width, with 
6.0 metre aisle width. 
 

25. Waste Collection:  Waste collection provisions shall be in accordance with Stirling 
Councils Approved Supplementary Guidance SG19: Waste Management: 
Requirements for Development Sites. 
 

26. Core Path:  The Stirling Council classified core path running adjacent to the site shall 
remain open during and post construction works.  
 

27. Visibility Sightlines:  
 
a) Junction:  Visibility shall be provided and maintained by forming visibility splays 

of 4.5m x 70m in either direction from the centre of the proposed access, (or 
otherwise agreed in writing with the Planning Authority) within which there should 
be no obstruction to visibility above carriageway level, thus allowing vehicles 
exiting the development to see and be seen by vehicles on the carriageway and 
join the traffic stream safely. 
 

b) Driveways:  There shall be no obstruction to visibility over 1.05m in height above 
road level within 2.0m of the carriageway edge over each plot’s frontage with the 
road.  Any proposed landscaping, including trees and hedging, should not 
encroach on or obstruct the visibility splays or envelopes. 

 
28. Surface Water Drainage and Discharge Rates:  Drainage arrangements should 

demonstrate that runoff from the development will have zero impact or an improvement 
on flows in watercourses and shall adhere to the following: 
i) Construction phase SuDS must be in place prior to stripping of topsoil; 
ii) Annual runoff maximum discharge of 7.2l/s meeting existing greenfield runoff 

value; 
iii) Peak rate run-off from the developed site for a 100 year (1%) storm event 

shall not exceed peak run-off from the undeveloped site for a 1 in 5 year 
(20%) storm event; 

iv) No surcharging shall occur anywhere within the drainage system for storm 
events up to and including 1 in 100 year (1%); and 

v) No overflow shall occur anywhere within the drainage system for storm events 
up to and including 1 in 100 year (1%) 

 

29. Archaeological Survey:  No works shall take place within the development site until 
the developer has secured the implementation of a programme of archaeological 
works in accordance with a written scheme of investigation which has been submitted 
by the applicant, agreed by the Stirling Council Planning Officer (Archaeology), and 
approved by the Planning Authority.  Thereafter the developer shall ensure that the 
programme of archaeological works is fully implemented and that all recording and 
recovery of archaeological resources within the development site is undertaken to the 
satisfaction of the Planning Authority in agreement with the Stirling Council Planning 



Officer (Archaeology).  Such a programme of works could include some or all of the 
following historical research, excavation, post excavation assessment and analysis, 
publication in an appropriate academic journal and archiving. 

 
30. Updated Surveys:  Prior to works commencing on site, the following surveys are to 

be updated and submitted for the written approval of the Planning Authority: a non-
native species survey and an up to date phase one habitat survey. 
 

31. Tree Protection:  Prior to works commencing on site, the installation of the Tree 
Protection fence is to be checked by a fully qualified Aboriculturist and the findings 
reported to the Planning Authority for written approval in accordance with BS: 
5837:Trees. No trees are to be topped lopped or felled without the written approval of 
the Planning Authority. 
 

32. Hard and Soft Landscaping Combined Plan:  Prior to works commencing on site a 
detailed plan is to be submitted for the written approval of the Planning Authority that 
shows the combined hard and soft landscaping ensuring that long stretches of timber 
fencing is set behind hedging along public boundaries. 
 

33. Final Design Levels: Prior to works commencing on site, suitably scaled plans, 
including cross sectional drawings, shall be submitted for the written approval of the 
Planning Authority which detail the following: 
i) Existing ground levels; 
ii) Proposed ground levels; and 
iii)  Levels of adjacent land and the relationship to the proposed development.  

 
34. Phasing:  Prior to works commencing on site, a phasing plan detailing the stages of 

development including the timings for landscaping and the necessary infrastructure, 
shall be submitted to the Planning Authority for written approval.  Thereafter the 
development shall proceed in accordance with the approved phasing plan.   

 

Reasons:  

1. In order to achieve an acceptable form of external treatment. 
 
2. In order to ensure the development within the confines of the layout is ensuring the 

core path to the north is overlooked.  
 
3. In order to ensure the street design accords with “Designing Streets”. 

 
4. In order to ensure boundary design and treatment that complements the lane. 

 
5. In order to ensure that the specified approved noise levels are achieved prior to 

occupation of the dwellings. 
 

6. In order to ensure that the specified noise levels are agreed in the interests of amenity 
prior to occupation of the dwellings. 
 

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



8. To ensure the proposed remediation plan is suitable. 
 

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

10. To provide verification that the remediation has been carried out to the Authority's 
satisfaction. 
 

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

12. To ensure that the development is not at risk from flooding nor increase the risk of 
flooding occurring elsewhere and to ensure that surface water discharge does not 
result in pollution of the water environment. 
 

13. Due to the possible soil contamination at these sites, information needs to be submitted 
to ensure that there are appropriate pollution prevention measures in place during the 
development. 
 

14. In order to ensure these areas of landscaping are maintained as part of the common 
maintenance arrangements and not by private households. 
 

15. In order to ensure that the approved scheme of landscaping is established and 
maintained in the interests of the amenity of the site and the surrounding area.  
 

16. In order to ensure that future occupants utilise a choice of access via all modes of 
transport thereby reducing travel demands and in accordance with Policy 3.1 of the 
Local Development Plan, 2014 and Supplementary Guidance SG14: Ensuring a 
Choice of Access for New Developments. 
 

17. To ensure that the proposed streets and drainage are adequate to serve the 
development and to create successful places in accordance with Designing Streets. 
 

18. To ensure that receptacles are provided timeously, reduce reliance on landfill whilst 
seeking to achieve the aims set out by the Scottish Government in the Zero Waste 
Plan. 
 

19. To ensure that the traffic management for the construction phase of the development 
minimises the impact on the surrounding area and ensure the maintenance of road 
safety. 
 

20. In order to ensure the access is designed to fully accord with these design standards. 
 

21. To ensure sufficient space is afforded for vehicles to manoeuvre around the site. 
 

22. To ensure that adequate parking is provided within the development to cater for the 
needs of residents and visitors. 
 

23. To ensure the driveways are to these dimensions 
 

24. To ensure the parking areas are to these dimensions 
 



25. In order to ensure the waste collection complies with Stirling Councils Approved 
Supplementary Guidance 19. 
 

26. In order to ensure this path remains open to public use without obstruction. 
 

27. In order to achieve this visibility. 
 

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

29. In order to safeguard the archaeological interests of the site. 
 

30. In order to ensure the biodiversity sensitivity and value of this site is preserved. 
 

31. In order to ensure trees within the site and adjacent to the site are protected. 
 

32. In order to ensure a combined scheme or hard and soft landscaping that will 
preserve and enhance the character of the area.  
 

33. In order to ensure that there is no significant detrimental impact on adjacent 
properties. 
 

34. In order to ensure that the site is developed in a way that insures all proposed 
landscaping is planted.  
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