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Purpose & Summary 

Full planning permission is sought for the erection of an office development (Use Class 4) 
with associated landscaping, parking and site infrastructure on land 320 metres North 
West Of The Highland Gate, Drip Road, Raploch.  This new office development supports 
Stirling’s strategic policies for office provision and includes a new pedestrian and cycle 
route.  

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. 

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 financial contributions to The City Area 
Transport Plan within the Council’s Local Transport Strategy as noted within this 
Report.  Also to secure the delivery of the pedestrian/cycle paths that are to be 
formed along the southern and western site boundaries. 

 



Resource Implications 

Not applicable. 

Legal & Risk Implications and Mitigation 

Not applicable.   

1. Background 

1.1. Not applicable.  

2. Considerations 

The Site 

2.1. Site Location:  The site forms part of the allocated Local Development Plan (Oct 
2018) site, at Kildean, Stirling.  Site specific policies H054 and B06 support a 
mixed-use development comprising residential and business use.  The site is 
bounded to the north by the River Forth, east by the Kildean Business Park and to 
the south by Drip Road, with the A84 beyond.  To the west there is the Anglers car 
park and the M9, beyond that. 

2.2. Site Context:  The area within the redline boundary extends to approximately 2.49 
hectares.  At present, the site is currently grassland comprising riparian areas, 
which is the interface between land and a river.  The site subject to the application 
is located at the south western edges of the site, adjacent to the banks of the river 
and the settlement edge with the countryside.  The A84 and M9 are busy local and 
national transport routes from which the site features prominently in views.  A core 
path runs along the southern boundary, whilst a right of way runs through the site.  
This is complemented by a network of informal paths near the river, and adjacent 
fisherman’s hut and car park.  Drip Road is a core route for cycles and pedestrians 
and connects with the Anglers car park sited at the western boundaries of the site.  
The River Teith Special Area of Conservation (SAC) is downstream from the site 
and upstream from the site is the Firth of Forth Special Protection Area.  

2.3. Landscape Character: The topography across the site is generally undulating, 
which slopes down gradually to the cliffs of the River Forth.  The land surrounding 
the site is relatively open and exposed to views from surrounding areas and 
landmarks, including Stirling Castle, The Wallace Monument and the nearby M9 
motorway.  The majority of the site is currently open grassland with the River Forth 
providing the northern boundary, along with the river cliffs and riparian boundary.  
To the west there are natural tree belts containing several species of mature trees.  
First is the woodland edge to Drip Road and the site, second the intermediate 
woodland contained within the roundabout and third the woodland hill, which 
contains the Craigforth office Campus.  

 

 

 



2.4. Built and Cultural Heritage: The proposed development area impacts on the 
immediate environs of an unnamed hamlet recorded on Roy’s mid-18th century 
map, which may indicate older medieval origins, which could be of probable 
Regional Significance.  There are no Listed Buildings, Conservation Areas or 
Gardens and Designated Landscapes within the site. 

2.5. Infrastructure: The site is to be accessed via the recently constructed spine road 
(Ref 18/00763/FUL).  This creates a route to the site and will encourage the 
development of future plots within the proposed Kildean Business Park.  This road 
also provides pedestrian and cycle access to the site along with landscaping.   

The Proposal 

2.6. Full Planning Permission is sought to erect an office building (Class four use) with 
associated café (canteen for staff use primarily), ancillary buildings, landscaping, 
parking and site infrastructure works.  Consequently, the submission is supported 
by a series of plans and elevations of the proposed building and site.  A range of 
supporting information is also provided including a Landscape and Visual 
Appraisal, Design and Access Statement and Planning Statement. 

2.7. Key elements of the proposals include: 

2.8. The provision of a 8700m2, three storey office building, located to the south 
western extent of the application site, adjacent to the river; 

2.9. Provision of significant surface parking for 280 cars, coach and cycle parking. 
These facilities are to the front of the site and building; 

2.10. Land raising of up to 1.8 metres and re-profiling of the riverbank edge, along the 
western edges of the application site. 

2.11. The proposed three storey building is to involve a small area of roof plant (taking 
the building above 12 metres in height) and comprise two blocks, of a west-east 
orientation.  Access is to be via the spine road to the east of the site, with the layout 
incorporating 280 car parking spaces (including 12 accessible spaces and 28 
electric charging spaces), 12 motorcycle spaces, 10 dedicated coach parking 
spaces and 88 cycle spaces.  Pedestrian and cycle access is proposed from the 
main spine road and via new routes shown along the southern and western 
boundaries of the site that are to connect to the wider informal path network.  The 
existing hedge at the southern boundary of the site is to be removed to 
accommodate this new path.  Also proposed is extensive landscaping and planting 
to create green infrastructure and encourage biodiversity across the site.  

2.12. The landscaping proposals show that the access road to the development is to 
have an avenue of trees that is to extend into the site all the way up to the building, 
including Beech hedging and infrastructure planting within the grounds.  On the 
eastern edge of the development site, a new mixed species hedge with tree 
planting is incorporated to screen the car park and provide separation, replacing 
the hedge to be removed.  The car park itself is to be divided with new tree planting 
and Beech hedging.  To address the edge of the site at the River Forth, the 
proposals provide a continuation and extension of the River Forth’s riparian corridor 
along the north edge of the development plot with new riparian planting in groups 
with meadow grass on profiled slopes.    

Previous History 

2.13. Planning Application 18/00763/FUL was approved for the construction of the spine 
road and access road with associated cycle ways, footways, landscaping and 
drainage and utilities infrastructure. 



Consultations 

Historic Environment Scotland: 

2.14. No objection to the proposals and the Landscape and Visual Impact Assessment’s 
(LVIA) assessment that the impact on views towards the proposed Office 
Development from the Castle, Wallace Monument and Abbey Craig will be ‘slight’. 
Given the restricted height of the development and the distance towards the 
heritage assets.  

2.15. Furthermore, Historical Environment Scotland (HSE) offer no concerns to the 
LVIA’s assessment that the impact on views looking towards the proposed Office 
Development with these heritage assets in the same view will also be slight‘.  In 
light of the restricted height of the proposed Office Development, the separation 
distance between it and the heritage assets and due to the fact that the topography 
of Stirling Castle (Castle Rock) and the Wallace Monument (Abbey Craig) will not 
be obscured by the development impacts will be slight.  

Bridge & Flood Maintenance: 

2.16. No objection, and are satisfied of the requirement to involve underground storage, 
as part of the proposed surface water drainage arrangements, subject to a 
condition requiring the ongoing maintenance arrangements to be submitted for 
approval. 

Transport Scotland: 

2.17. No objections subject to a condition. 

Scottish Water: 

2.18. No objection. 

Scottish Natural Heritage: 

2.19. No objection.  It is Scottish Natural Heritage (SNH) view that, inclusion of the 
measures within the application documents and strict compliance with Scottish 
Environment Protection Agency (SEPA) guidance will ensure that there is no 
adverse impact on the integrity of the Special Area of Conservation.  SNH have 
also not raised any concerns with respect to any adverse impact on the landscape 
or any visual impact.  

Scottish Environment Protection Agency (East): 

2.20. No objection to the application subject to conditions requiring detail of the final 
Sustainable Urban Drainage design and a Construction Environmental 
Management Plan is submitted prior to commencement. 

Roads Development Control: 

2.21. No objection subject to the conditions set out at Appendix 1 to this report. 

Planning & Policy (Archaeology): 

2.22. 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.  

Service Manager (Environmental Health):  

2.23. No objections. 

 
 



Senior Manager (Economic Development): 

2.24. No response to date. 

Representations 

2.25. Five representations have been received, four objecting to the proposals and one 
offering advice on ecology and increasing biodiversity.  

2.26. The issued raised can be summarised as follow:  

2.27. Objection on the grounds the proposals do not meet government, regional and local 
transport Policies, In particular there is no coherent, consistent and comprehensive 
infrastructure plan to enable and encourage safe cycling (active travel) to the site. 

2.28. Response: The applicants have submitted a Design and Access Statement and 
Transport Assessment, that sets out the proposed site is to be well connected, 
extending Stirling’s Core Cycle and Pedestrian routes.  This is accompanied by 
plans showing the new paths and footpaths along the southern and western 
boundaries of the site and connecting into the existing network.    

2.29. Objections on the grounds the submitted travel assessment does not follow 
government policies to prioritise active and sustainable travel over vehicles, 
particularly private transport.  There is little assessment of the strategic cycle routes 
in the area and the much needed improvements.  

2.30. Response: The applicants have submitted a Design and Access Statement and 
Transport Assessment that sets out the proposed site is to be well connected, 
extending Stirling’s Core Cycle and Pedestrian routes.  This is accompanied by 
plans showing the new paths and footpaths along the southern and western 
boundaries of the site and connecting into the existing network.  The proposed end 
user has a particular need to accommodate private coaches, as part of the 
transport requirements and Stirling Council Roads support the number of car 
parking spaces shown, as being in accordance with parking guidelines.    

2.31. Objection on the grounds the proposed modal share of two percent cycling 
journeys is low and not in line with policies and the travel hierarchy.  

2.32. Response: The end user uses private coaches to transport the majority of the staff 
to and from the office and this will account for a number of the trips.  

2.33. Objection on the grounds the strategic cycle routes that come together at this site 
have not been identified, with proposals for improvement and the proposed internal 
site routes do not all link or prioritise cyclists over vehicles.  

2.34. Response: The applicants have submitted a Design and Access Statement and 
Transport Assessment that sets out the proposed site is to be well connected, 
extending Stirling’s Core Cycle and Pedestrian routes.  This is accompanied by 
plans showing the new paths and footpaths along the southern and western 
boundaries of the site and connecting into the existing network.  The proposed end 
user has a particular need to accommodate private coaches, as part of the 
transport requirements and Stirling Council Roads support the number of car 
parking spaces shown, as being in accordance with parking guidelines.   

2.35. Concerns raised with regards to a lack of detail on track widths to accommodate 
pedestrians, mobility aids and cyclists and which are segregated or shared use. 
The paths safe continuity of travel, avoiding conflict with vehicles and multiple 
transitions.  

 



2.36. Response: The new paths to be formed along the southern and western 
boundaries are to be three metre widths, with a segregated pedestrian and cycle 
lane to match those existing within the site.  As part of the planning conditions set 
out at Appendix 1 there are conditions requiring further detail on the proposed path 
network.  

2.37. Specific concerns were raised regarding crossing of main roads, crossing the petrol 
station entrance, paths running alongside roads, the linking of paths that may be 
too narrow and not able to take the traffic, paths mixing with utility vehicles.  

2.38. Response: Stirling Council Roads have raised no objections to the proposals.  

2.39. Concerns raised the proposals do not upgrade existing core paths, such as over 
the pipe bridge that leads over the Carse onto Bridge of Allan, which will provide a 
shorter safer walking and cycling route between the development and Bridge of 
Allan.  

2.40. Response: There is no requirement to upgrade this Core Path, as part of the 
proposals.  

2.41. Safety concerns were raised that the proposed path/cycle route running along the 
southern boundary is at risk to parked and moving Heavy Good Vehicle’s (HGVs).  
It will need to be protected from parked motor vehicles preferably by a hedge or 
other barrier that will stop the HGVs driving onto the path or parking. 

2.42. Response: There is a planning condition set out at Appendix 1 to this report 
requiring further details on segregation to ensure safety and to prevent parking on 
the new pathway. 

2.43. Concerns raised that the proposals do not seem to show a bike hire station and 
there is insufficient bike parking shown and safe, secure, covered parking needs to 
be provided. 

2.44. Response: There are planning conditions set out at Appendix 1 to this report to 
cover both of these points. 

2.45. Concerns raised that this development will increase traffic movements along Drip 
Road and must be rejected until the application clearly shows the removal from 
Drip Road the through traffic it creates.   

2.46. Response: The applicants have submitted a Transport Assessment as part of the 
proposals which has identified the need for the applicants to pay a financial 
contribution to address the developments contribution to the cumulative traffic 
impacts within the area.  This is to be secured by means of a Legal Agreement and 
will contribute towards Stirling Council’s Local Transport Strategy. 

2.47. Concerns raised that the proposals show a bias towards vehicular travels with 
provision made for up to ten coaches and no provision for public transport to 
service the site, providing links from the railway and stations and the Castleview 
Park and Ride. 

2.48. Response: The applicants have submitted a Design and Access Statement and 
Transport Assessment that sets out the proposed site is to be well connected, 
extending Stirling’s Core Cycle and Pedestrian routes.  This is accompanied by 
plans showing the new paths and footpaths along the southern and western 
boundaries of the site and connecting into the existing network.  The proposed end 
user has a particular need to accommodate private coaches, as part of the 
transport requirements and Stirling Council Roads support the number of car 
parking spaces shown, as being in accordance with parking guidelines.  There are 
existing bus links to within the vicinity of the site.   



2.49. Concerns raised that a Core path being closed as part of these proposals is being 
replaced by an informal path with less of a status.  Also the informal paths shown 
do not link up and appear as different widths on difference plans.  

2.50. Response: There are conditions set out at Appendix 1 to this report to ensure Core 
Paths remain open to all, during and post construction works.  Also there is a 
condition to ensure full configuration details (including construction specification) for 
the informal paths, as highlighted in figure 3.4 of the TA, are submitted for the 
approval of the Planning Authority, in consultation with the Transport Development 
Team.  

2.51. Concerns raised questioning whether in light of COVID-19 there is a need for this 
office space, when there is likely to be a greater emphasis on people working from 
home in the future.  

2.52. Response: This is not a material Planning Consideration. 

2.53. Comments offering advice on how the site can be developed to further benefit 
ecology and biodiversity.  Preserving existing habitat and creating new habitat.  

2.54. Response: This has been taken on board and the proposed final SUDs scheme is 
to be developed to benefit biodiversity.  

Local Development Plan 

2.55. 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. 

2.56. The Adopted Local Development Plan is the adopted Stirling Local Development 
Plan October 2018 (henceforth Local Development Plan).  The following provisions 
of the Local Development Plan are considered relevant to the consideration of this 
application. 

2.57. The site is allocated in the Adopted Local Development Plan for business and is 
covered by site specific policy B06.  The development needs to comply with the 
following key site requirements set out within B06:  

 Compliance with the requirements of the Kildean Development Framework 
Supplementary Guidance 08A. 

 The height of the buildings on the site should be appropriate in terms of 
views from and to Stirling Castle and the Wallace Monument. 

 A Flood Risk Assessment is required. 

 Appropriate mitigation measures are to be implemented to reduce the risk of 
surface water runoff. 

 Safeguarding of local waste management infrastructure. 

 Foul and surface water drainage is to be treated to the relevant standards of 
Scottish Water and SEPA to maintain the integrity of the Firth of Forth 
Special Protection Area. 

 

 

 



2.58. The Local Development Plan highlights these as site-specific requirements only, 
but they do not represent an exhaustive list of all of the requirements to be met.  
Sites must also be developed in accordance with the Local Development Plan and 
Supplementary Guidance, as well as Development Masterplans, Frameworks and 
Briefs, and extant planning permissions where applicable. 

2.59. The following adopted policies and the criteria/requirements set out within them are 
also relevant for these proposals:  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 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. 

2.60. Policy 1.2(a) requires the preparation of Development Frameworks in instances 
where sites require a comprehensive approach to the provision, design, and 
location of uses, open space and infrastructure.  Thereafter it expects detailed 
proposals for all or part of the site to demonstrate cognisance and compliance with 
it.    

2.61. In this instance SG08A: Kildean Development Framework provides non-statutory 
guidance for the site.  This includes providing a series of principles for 
development, relative to its layout, built form, design, and landscape.  It sets 
principles intended to apply across the entire site, whilst also providing guidance 
and principles intended for specific uses, such as ‘Business’, and specific areas of 
the site.   

Other Planning Policy 

2.62. 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 

2.63. 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. 

2.64. The Pre-Application Consultation:  The Pre-Application Consultation (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.  

 



 

2.65. 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 the character area. 

2.66. Transport Assessment:  The Transport Assessment considers the impact of the 
proposed development on the local and trunk road networks and seeks to assess 
the development sites suitability for access via sustainable modes of travel, and to 
consider the likely impact of the development on the surrounding road network, 
including Trunk Road.  

2.67. The issue of increased traffic volumes and its effect on the operation of the 
adjacent Kildean Roundabout is an issue to be commented on by Transport 
Scotland, as Roads Authority for the Trunk Road Network, which Kildean 
Roundabout and the M9 and A84 roads form part of.  

2.68. The accessibility of the development site has been considered within the TA with 
an assessment of walking, cycling and public transport options available.  The TA 
highlights the existing walking and cycling infrastructure, within the wider network, 
and the immediate vicinity of the site, and concludes that the development can be 
reasonably served by a number of different mode choices (which will be further 
enhanced by the delivery of the Walk Cycle Live Stirling Project within Raploch).  
As part of the proposals it is intended to upgrade the core path (ref: 9078Rp/20) 
which runs along Old Drip Road to the south of the site, to provide a segregated 3m 
wide shared footway/cycleway.  It is accepted and recognised that the development 
has the potential to ensure that there is a reasonable choice of access via all 
modes.  The TA has also considered the likely traffic impact of the development, 
with a number of junctions on the local network being assessed, to ensure there is 
no adverse impact on these junctions resulting from the development.  The TA 
confirms that none of the local junctions assessed breach a 5% threshold, and as 
such it is accepted that no off-site junction mitigation will be required. 

2.69. 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.   

2.70. 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. 

2.71. Preliminary Ecological Appraisal/Construction Environmental Management 
Plan (CEMP):  The Ecology 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 2020 including 
consideration of the potential impacts associated with the development, and 
mitigation/recommendations required to address potentially harmful impacts. The 
CEMP sets out the construction measures to be practiced to mitigate its potential 
impacts through construction, preserving the River Teith SAC.  

2.72. Flood Risk Assessment (FRA): The FRA presents an assessment of flood risk to 
the site from all potential sources including fluvial (river) flood risk in relation to the 
Forth, pluvial (surface water), groundwater and sewers. The site falls partly within 
the flood plain. 



 

Assessment 

2.73. 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.   

2.74. The drawings and supporting documents submitted with the application have been 
considered in detail against SG08: Kildean Development Framework and wider 
Placemaking and Design policies outlined above and it is concluded that this 
application accords with these policies and material considerations set out above 
and can be supported for the reasons, which follow.  The key issues worthy of 
specific consideration and assessed against the development plan policies set out 
and the Kildean Framework are as follows.  A key part of this assessment has been 
the responses of the statutory consultees, the conclusions of which are also 
assessed within the following paragraphs. 

2.75. The continuing paragraphs cover these policy aspects of the proposals (highlighted 
in bold): Principle of development; Landscape and Visual Impact Assessment; 
place making and design; employment development; traffic and transport; transport 
standards; climate change; air quality; cultural heritage and archaeology; ecology 
and Impact on trees.  

2.76. 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.   

2.77. Primary Policy 2 supports the delivery of development in accordance with the Local 
Development Plan Vision and Spatial Strategy.  This 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 land need.  It directs employment 
development proposals, which are consistent with the Vision and Spatial Strategy, 
to sites identified for those particular purposes. 

2.78. In this case, the development site, referred to as Kildean, is located within the ‘Core 
Area’ as defined by the Spatial Strategy, and within which the ‘Strategic 
Development’ approach is to deliver a high quality, ecologically sensitive, extension 
to the Castle Business Park and Raploch.  With reference to Appendix A, within the 
Local Development Plan, the site is allocated for employment/business uses (site 
ref. B06), subject to conformity with the Key Site Requirements included in Local 
Development Plan/Framework and set out above in the policy section to this report.  
Also specified is the need for the submission of various technical and design 
information in support of the development. 

2.79. The application proposes the delivery of an office, class four use, which meets with 
the allocation for business/employment use.  The application is also supported by 
the necessary supporting documents/reports in accordance with the Key Site 
Requirements of the land allocation, which are assessed below.  Consequently, the 
principle of this development brought forward within this application accords with 
the Vision and Spatial Strategy of the Local Development Plan in this regard. 

2.80. In terms of the Landscape and Visual Impact Assessment (LVIA), in light of the 
current COVID-19 restrictions on site visits the submitted Landscape and Visual 
Impact Assessment was prepared by the applicants, using images taken previously 
for earlier developments surrounding these proposals.  It was agreed at the pre 
application stage that the submitted LVIA, met with the requirements of the 
allocated site.  Given it 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 within the landscape and the potential 
cumulative impact of development within the site taking into account other 
proposed development recently consented.  The locations of viewpoints were 
agreed with the Council and although it does not form a full visual assessment, it 
does provide an indication of the likely effects on key views around the site, 
encompassing written descriptions of existing views and the extent of change as a 
result of the proposals.   

2.81. 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. 

2.82. 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.    

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

2.84. LVIA Submission:  As noted above, the LVIA carried was originally prepared to 
support a previous Development Plan allocation of the site.  It therefore provides an 
assessment of landscape capacity relative to the wider area, as well as also 
providing a more site specific assessment relative to landscape and visual impacts 
of the development.   

2.85. Internal Views:  The LVIA acknowledges that there will be a local impact on a 
number of ‘internal’ visual receptors (existing residential properties).  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 built environment.  In 
summary, the Planning Authority accepts that with appropriate mitigation in place, 
the potential impacts of the development on the environment can be appropriately 
mitigated through careful and improved planting proposals.  The proposals do not 
fully accord with the key site requirements, which is discussed below, but 
accordance with the conditions outlined at Appendix 1 to this report will remedy the 
impacts discussed at paragraphs 2.61 to 2.79.  

 



 

2.86. 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.     

2.87. It considers that through the establishment of new structure planting and the scale 
and form of development, including, materials used, it will ultimately generate 
limited impacts on the wider setting.  In particular, it notes that the current mostly 
open character of the northern and eastern/western 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.   

2.88. The submissions including the LVIA are considered to articulate an approach and 
series of landscaping principles for the site, which are reflective of the general 
principles outlined within the above policies and the Kildean Development 
Framework.  As part of this, the proposals have continued with the approach to 
planting along the main access road that was established through previous 
planning permission 18/00763/FUL.  In principle this is supported, and considered 
to align with the Development Framework aspirations relative to the provision of a 
cohesive landscape strategy across the wider allocated site.  This support however 
is predicated upon the detail of all planting proposals relative to the site being 
submitted in detail prior to the build commencing and confirmed as appropriate and 
acceptable.  This is detailed through conditions, set out at Appendix 1 of this report 
where landscaping is to be agreed prior to works commencing on site. 

2.89. However, there are aspects of the proposals considered inconsistent with elements 
of the guidance contained within the Development Framework.  Specifically: (i) The 
breaching of the 12 metre overall building height restriction, particularly through the 
roof plant; (ii) the provision of a three storey building along the edges of the Local 
Development Plan site, where maximum of two storeys are envisaged; (iii) The land 
raising and ground modelling works brings the proposals ‘development edge’ within 
25 metres of the river; (iv) Provision of significant areas of car parking to the front of 
the building and site; (v) Limited permeability and connections within the site and to 
the surrounding Core path and informal path network.  Each of the issues are taken 
in turn and discussed in further detail below, with the reasons set out why the 
proposals can be supported, despite these variances. 

2.90. (i) Proposed building height and roof design: the Development Framework 
stipulates a maximum 12 metres height restriction across the Business Park site, 
and advises that plant and associated housing be located off the roof wherever 
possible.  The purpose of which was to ensure that the visual impact of the 
development, and its roofs cape, be minimised, in response to its sensitive and 
prominent location at the edges of the settlement.  The submission demonstrates 
that whilst the parapet of the majority of the proposed building sits at a height of 12 
metres, the provision of an element of plant on the roof, takes the overall height 
above this.  This is considered inconsistent with the guidance contained within the 
Development Framework.   

 

 



 

2.91. Whilst it is acknowledged that the plant elements exceed the twelve metre height 
restriction, it is significant to note that the plant equipment is located centrally within 
the roof, thus offsetting it from the edges and limiting any impacts.  In addition 
careful consideration in relation to the materials and colour of the plant housing is 
required in order to minimise impact. In light of the above, it is considered that the 
increase in height of the building, exceeding the twelve metre restriction is 
acceptable in this instance.  Any negative impact can be carefully mitigated through 
the careful use of finishing materials and its position on the roof.  This conclusion is 
further supported through consultation with HES and SNH, who have raised no 
objections to the proposals in terms of any visual or landscape impact.  

2.92.  (ii) Number of proposed storeys within building: Notwithstanding the above, 
the Development Framework goes on to provide more nuanced guidance relative to 
building heights within the site.  Specifically, in relation to storey heights, it outlines 
a development approach that locates any taller buildings of up to three-storeys, 
within the centre of the site, along the main distributor road.  Thereafter, it promotes 
no more than two-storey buildings along the periphery of the site with its 
boundaries along the river.  This approach was taken in order to ensure that 
development was appropriately physically and visually assimilated into its wider 
landscape, sensitively addressing and acknowledging the transition from urban 
edge adjacent to the riverbank, into the wider countryside beyond.  

2.93. This is reflective of Local Development Plan Policies PP1: Placemaking and Policy 
1.1: Site Planning, which collectively require all development proposals to be sited 
and designed not only with reference to their own specifications and requirements, 
but also in relation to the character and amenity of the place, urban or rural, where 
they are located.  This includes considering visual impact.      

2.94. The proposals submitted show a building of three storeys, which, is considered 
inconsistent with the above guidance and policies.  It is noted that within the 
submitted Design and Access Statement the applicant has sought to provide a 
justification for the proposals, and address this issue.   

2.95. Specifically, it is argued that the third storey (as opposed to adopting a maximum 2-
storeys) limits the overall building footprint within the site, given the confines of the 
site, and the brief to provide c8700m2 of building and 280 car parking spaces.  It is 
also suggested that as the topography of the site and surroundings is such that the 
tree level on the A84 road embankment almost matches the parapet level of the 
office building, it provides sufficient counter-balance to the scale of the proposed 
building.  A great degree of significance is also placed on anticipated future 
development, and the size and scale indicated thereof (indicated within the 
Landscape and Visual Appraisal) mitigating the impact of the current proposal over 
time.   

2.96. In response, whilst the argument in respect of an equivalent two-storey building are 
noted, this is not considered to demonstrate that a two-storey building per se is 
inappropriate for the site.  Rather it demonstrates that the scale of build and 
associated infrastructure requirements for this end user will not easily fit on the site 
in two storeys.  Moreover, whilst it is accepted that there are likely to be further 
development to the north of the current site, it is considered that little weight can be 
placed on the imagery representing this ‘future development’ within the submission, 
as not all is based upon any extant or formal planning approval, but rather it 
represents the applicant’s aspirations, which have no formal approval.   

 



 

2.97. Following careful consideration of the proposals, the LVIA and the proposed 
planting the applicant is willing to undertake, it is accepted that a building of three 
storeys can be accommodated on this site.  The content of the Landscape and 
Visual Appraisal demonstrates that the embankment planting out with the site, does 
provide a backcloth to the proposed building from some views, particularly those 
longer-range views from the north and east.  Furthermore, it is considered that the 
proposed planting can mitigate its size and scale, where views will be more 
prominent, such as from the M9 and A84 when travelling towards the city.  From 
which important views of the historic skyline of both the Castle and the Wallace 
Monument are experienced.   

2.98. Overall, it is considered that whilst the scale and height of the proposed building 
could result in a development that will offer a relatively abrupt and stark transition 
between town, and country along the river in comparison to that envisaged and 
promoted through the Development Framework.  This is something that can be 
mitigated through additional landscaping and planting, and the use of appropriate 
building materials.  Therefore, set out at Appendix 1 to this report are conditions 
requiring full detailed structural planting proposals for along the development edges 
and samples of all proposed building materials, included roofing and plant housing.  

2.99. (iii) Land raising and ground remodelling works brings the proposals 
‘development edge’ within 25m of the river: In order to provide both protection 
and a sensitive and appropriate edge to the development relative to the riparian 
corridor of the River Forth SAC, the Development Framework stipulated that the 
development edge be set back a minimum twenty five metres from the river cliffs.   

2.100. Whilst the submission demonstrates that the building element of the proposals will 
be consistent with this set back, it also proposes land raising and re-profiling within 
this set back, down to the river edges along the western boundary.  The sections 
provided within the Landscape and Visual Appraisal are considered to demonstrate 
that this will introduce a man-made and ‘engineered’ profile to what is currently a 
natural edge.  To mitigate this further landscaping and planting is to be secured, 
which seeks to mitigate and minimise the visual impact of the revised site profile 
along this boundary.  Furthermore the conditions set out at Appendix 1 will ensure 
the proposed works do not negatively impact on its integrity of the River Forth SAC, 
nor the adjoining fisherman’s walk.   

2.101. (iv) Provision of significant areas of car parking to the front of the building 
and site: Reflective of the thrust of national policy Designing Streets, the 
Development Framework seeks to limit the impact of the private car, and car 
parking.  Consequently, it promotes a development layout within the Business Park 
that seeks to utilise and positions buildings in a manner that allows them to enclose 
and help screen large areas of surface car parking from wider public views, whilst 
also promoting permeability and connectivity via active travel methods. 

2.102. During discussions, concerns were raised, from a planning perspective, regarding 
the level and scale of the proposed car parking.  However, the level of parking 
proposed is supported by roads and seen as vital to the operation of the proposed 
business use.  Therefore, In light of the proposed levels of car parking additional 
planting proposals are conditioned within the car park to mitigate the impacts.  This 
is considered to reflect the generality of the Development Framework, insofar as it 
states that landscaping should be utilised to further break-down and screen large 
areas of surface car parking. 

 



 

2.103. (v) Limited permeability and connections within the site and to the 
surrounding Core path and informal path network:  One of the key objectives of 
the Development Framework is the provision of a visually and physically integrated 
development.  To do so, it is stated that it will be necessary to provide a layout and 
road and footpath network that allows for, and encourages movement to and 
through the site, and which links into existing networks.  In this instance, there is a 
Core path and informal network within the immediate vicinity of the site, which the 
development should connect to. 

2.104. The application is showing a new Core Path for cyclists and pedestrians that is to 
run along the southern and western boundaries of the site, connecting into the 
existing path network.  Transport colleagues have raised no objections to this route 
and as it falls on council owned land it can be secured.  The Legal Agreement 
forming part of any approval will secure its delivery.  Concerns have been raised in 
respect of an adverse impact to the local biodiversity through the loss of the 
existing southern boundary hedge, however the ecology report submitted by the 
applicants has questioned its value and is proposing a suitable replacement, which 
will offer an enhancement to local biodiversity.  The existing hedge is not to be 
removed during bird nesting season and this is a condition of the approval.  

2.105. Further potential connections to the wider informal path network have been 
indicated to the south and west of the site.  Whilst this is supported in principle, the 
applicant is still to demonstrate the nature of these connections (including any 
gates etc.) and their ability to deliver such connections, particularly in instances 
where they are wholly or partially out with the defined application site boundary.  
This is to include the provision of an appropriate alternative to the existing right of 
way.  Additionally, better internal connections within the site between the coach 
parking and building entrance are to be secured.  All of these aspects are to be 
secured through any approved conditions and the associated Legal Agreement. 
Through these conditions it is considered the proposals can be more reflective of 
the Framework aims for permeability and connections within the site and to the 
surrounding Core path and informal path network. 

2.106. The conclusions of the LVIA place significant reliance on new structure planting to 
mitigate the landscape and visual impacts of the proposals and this is accepted and 
reflected in the proposed conditions.  Including the need for planting in relation to 
the proximity of the proposals to the river edge, its overall height and the extent of 
proposed parking.  This is specifically required in relation to both the northern and 
eastern/western boundaries of the site.  It is also accepted by the Planning 
Authority that the development proposals, as expressed through the submitted 
documents and the associated site layout plans and landscape general 
arrangement plans, demonstrate consideration of the landscape and visual 
impacts, and have sought to minimise development impacts in this regard.  Overall 
it is considered subject to the conditions and requirements set out above the 
development proposals will 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 adopted 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 at 
Appendix 1.   

2.107. In terms of place making and Design, 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. 

2.108. 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.   

2.109. 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.   

2.110. Policy 1.2 (Design Process) sets out a requirement for a master planned 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.  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 SG08: Kildean Development Framework: which contains specific key 
principles and detailed development and design guidance.    

2.111. The first step in assessing the proposals against the design and Placemaking 
policies and aspirations set out above, is consideration to assessment of the 
detailed plans and supporting information having regard to the adopted framework 
and ultimately against the policy framework outlined above.  The Placemaking 
assessment is addressed below. 

2.112. As highlighted above the application has been submitted in ‘Full’ and categorised 
as a ‘Major’ planning application.  As such, under planning legislation, and Policy 
1.2 the submission of a Design and Access Statement (D&AS) was required.  The 
legislation also sets out a minimum requirement in terms of the content, which is 
reiterated and explained within Supplementary Guidance 01: Place making.  This 
includes the requirement for such statements to consider and explain how the 
development has taken account of any Development Plan design policies. 

2.113. Overall, it is considered that the D&AS can be viewed in accordance with Policy 
1.2, demonstrating a good understanding of the context of the site, and providing a 
clear narrative relative to initial concepts.  The submitted Planning Statement 
provides a relatively detailed assessment of the development against a number of 
the Local Development Plan policies, including some the design requirements of 
the Kildean Framework and policies such as, Policy 1.1.  Site Planning and Policy 
1.2: Design Process, however for completeness, and compliance with legislation, it 
is considered that the applicant has complied with policy regarding the submission 
of the Design and Access Statement.  It is considered that the Design and Access 
Statement and associated building plans and elevations demonstrate that there are 



elements of the building design, which are well considered and offer both an 
appropriate response to the site reflective of the LDP policy framework outlined, 
and the guidance contained within the Development Framework.   

2.114. Building Design and Appearance:  In particular, it is considered that the 
architectural approach taken relative to the articulation of the various facades, and 
use of materials results in a building appearance that has an appropriately civic 
nature and quality.  This is considered to align with the Development Framework 
aspirations for the business park to continue the high quality design of buildings 
within Castle Business Park – to which the allocation of the site is seen as an 
extension.  Moreover, the palette of materials proposed will fit within the context of 
development currently found within the wider allocated site and beyond.  The 
content of the Landscape and Visual Appraisal, including its visualisations are 
considered to demonstrate that the materials are appropriate in terms of attempts 
to help assimilate the building somewhat into the landscape.  Conditions are set out 
at Appendix 1 to this report requiring the submission and approval of all intended 
building materials relative to external elevations and roof.  

2.115. The submission demonstrates that a number of elements of the building design, not 
least the installation of air source heat pumps to provide all heating and cooling, 
have considered issues of sustainability.  This is supported, and considered 
consistent with both wider LDP aims, and the Key Objectives of the Development 
Framework relative to ‘the creation of a development underpinned by the principles 
of sustainable development’.   

2.116. Detailed Site Planning The provision of a number of discrete multi-use external 
areas within the site is considered positive from a Placemaking perspective, and 
consistent with Policy 1.1: Site Planning relative to the inclusion of good quality 
open space and amenity areas for users and visitors of the proposed development.  
The location of these areas are considered to take advantage of the microclimate 
and various views and aspects found within the site.  Furthermore, as a number of 
these ‘garden’ areas are located on the perimeter of the site, and its edge with the 
countryside, conditions are attached, relative to the type and location of any 
lighting.  The specification of which is to be considered prior to works starting to 
ensure any means of reducing light pollution.  Conditions are also attached 
requiring the submission and approval of all hard landscaping materials, in order to 
ensure delivery of the design aspirations articulated within the Design and Access 
Statement. 

2.117. Landscaping: as detailed above in principle this is supported, and considered to 
align with the Development Framework aspirations relative to the provision of a 
cohesive landscape strategy across the wider allocated site.  This support however 
is predicated upon the detail of all planting proposals being submitted through the 
conditions and confirmed as appropriate and acceptable.    

2.118. 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 proposals advocate 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 designed to catch surface water 
runoff close to source.  Thereafter features 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.    

 



2.119. SEPA in their consultation response note the intended use of SuDS features within 
the site and the multi-benefits that these would deliver and consider, subject to 
conditions, that overall the proposals will deliver an appropriate surface water 
drainage proposal across the site.  Increasing biodiversity is a key aim of the SEPA 
guidelines for SuDS and this is reflected in the conditions. 

2.120. 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. 

2.121. The Local Development Plan allocates the site for employment uses (B06).  As the 
development proposal provides for a business use for Class 4, it accords with the 
Policy 2.5.  The delivery of the office use, which would bring about local 
employment opportunities, is also consistent with the Framework aspirations. 

2.122. Road Network Assessment: 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. 

2.123. 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.  As part of their planning submission the applicant 
has submitted a Transport Assessment (TA) (prepared by their transport consultant 
Arcadis) dated May 2020).  The TA seeks to assess the development sites 
suitability for access via sustainable modes of travel, and to consider the likely 
impact of the development on the surrounding road network, including Trunk Road. 

2.124. The issue of increased traffic volumes and its effect on the operation of the 
adjacent Kildean Roundabout is an issue to be commented on by Transport 
Scotland, as Roads Authority for the Trunk Road Network, which Kildean 
Roundabout and the M9 and A84 roads form part of.  Transport Scotland were 
consulted on this application and the comments are assessed below.  

2.125. The accessibility of the development site has been considered within the TA with 
an assessment of walking, cycling and public transport options available.  The TA 
highlights the existing walking and cycling infrastructure, within the wider network, 
and the immediate vicinity of the site, and concludes that the development can be 
reasonably served by a number of different mode choices (which will be further 
enhanced by the delivery of the Walk Cycle Live Stirling Project within Raploch).  
As part of the proposals it is intended to upgrade the core path (ref: 9078Rp/20) 
which runs along Old Drip Road to the south of the site and to the west, to provide 
a segregated 3m wide shared footway/cycleway.  It is accepted that the proposal 
put forward by the applicant presents an acceptable upgrade to the existing path 
network.  Given this, it is recognised that the development has the potential to 
ensure that there is a reasonable choice of access via all modes.  This new path is 
out with the site, but on council land, with its deliverability relying upon a legal 
agreement and moving the Fisherman’s hut that exists to the west of the site. 

 



2.126. One issue that will require further attention from the applicant is the requirement to 
permanently divert the right of way (catalogued as: CS411) which currently 
provides access from Old Drip Road to Old Mills Farm and the Weir Bungalow, and 
beyond.  The process for this is set out in the Town and Country Planning Act 
1997, Section 208.  Furthermore, further details relating to the construction 
specification of the informal paths that are proposed (as identified in figure 3.4 of 
the TA) is conditioned to ensure that these are being provided to a suitable 
standard. 

2.127. The TA has also considered the likely traffic impact of the development, with a 
number of junctions on the local network being assessed, to ensure there is no 
adverse impact on these junctions resulting from the development.  The TA 
confirms that none of the local junctions assessed breach a 5% threshold, and as 
such it is accepted that no off-site junction mitigation will be required. 

2.128. The parking provision has been assessed against the parking requirements set out 
in the Council’s Draft Supplementary Guidance: Transport and Access for New 
Development, and the National Roads Development Guide, and is found to comply 
with both.  Whilst the level of electric charging spaces is considered acceptable for 
development at this time, the applicant will need take cognisance of National Policy 
regarding electric vehicles, and seek to future proof all car parking spaces to 
ensure future demands can be readily accommodated.  This aspect should be 
incorporated into future iterations of the Travel Plan.  The TA also highlights that a 
dedicated coach shuttle service will be provided for staff, whereby a minimum of 10 
coaches will provide a direct link from the site to local residential areas, the train 
station, and local towns and villages.  This provision is welcomed as it will reduce 
the demand for private car trips to and from the site.  

2.129. In accordance with the Council’s Supplementary Guidance, a developer 
contribution is sought for a development of this scale and nature. The TA has 
assessed the likely people trips generated by the development, using the industry 
recognised TRICS database, with 485 trips anticipated during the morning peak 
period (07:00 – 10:00).  Of these 352 trips can be linked to private car trips (70% 
car, 2.5% passenger as identified in the TA).  Given the location of the site a 
number of trips will be directly onto the trunk road network, which the TA identifies 
as 43% of trips.  As such the total number of local trips is calculated as 201. 

2.130. For this contribution 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 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. 

2.131. Trunk Road Network – Operational Impacts:  The Transport Scotland 
consultation response offers no objections subject to a Travel Plan condition 
seeking further decreased reliance on the private car.    

2.132. Active Travel and Sustainable Transport: 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. 

2.133. 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).  

2.134. 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.  In addition, the Design 
and Access Statement (DAS) promotes a development with good connectivity 
between areas and access by walking and cycling.  The detailed proposals are 
consistent with the principal objectives of the DAS in this regard. 

2.135. Cycle Parking Standards:  Turning to cycle parking, an appropriately worded 
condition is attached to secure adequate cycle parking facilities.  Consequently, it is 
considered that the proposal could comply with the Council’s guidance on cycle 
parking standards in this respect. 

2.136. Sustainability: 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. 

2.137. 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. These are shown on the proposed drawings and there is a condition 
requiring details of the strategy for this, set out at Appendix 1.  

2.138. 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. 

2.139. The Submitted Statements provide an overview of the approach taken to 
sustainable ‘low carbon’  ‘green’ building design, e.g. Natural daylight will form the 
basis of the overall lighting and the emission rates and SuDS can provide an 
improved environment in human and ecological terms.  Particular support is given 
to:- i) The commitment that the building will achieve Silver standard in accordance 
with the Scottish Technical Standards 2019 for Non-Domestic buildings and ii) The 
use of air source heat pumps to provide all heating and cooling, with heat recovery 



heat pump air handling units providing the ventilation.  This accords with the 
requirements of Policy 4.1: Low and Zero Carbon Buildings. 

2.140. Air Quality: 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. 

2.141. 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. 

2.142. With regard to the construction process, the 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. 

2.143. The Scottish Environment Protection Agency (SEPA), in their consultation 
response, do not raise any objection to the development in terms of air quality 
impacts.  Consultation with the Council’s Environmental Health has also raised no 
objections.    

2.144. 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. 

2.145. Water Environment: The application is supported by a Flood Risk Assessment 
(FRA) and Drainage Assessment.  The potential impacts can be summarised as 
follows: 

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

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

2.148.  The impacts of the development on water quality. 

2.149. 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.   

 

 



2.150. SEPA’s Online Flood Extent Map for river (fluvial) flooding does indicate a flood 
extent to the site.  The results within the FRA confirm that all proposed 
development (buildings) is placed out with 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 the proposed 
building has been designed to provide adequate freeboard protection against a 1 in 
200 year (plus climate change) flood event in accordance with SEPA’s 
requirements. 

2.151. 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.    

2.152. 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. 

2.153. The updated SuDS addresses the SEPA objection and has allowed SEPA to 
withdraw their objection, subject to conditions. Stirling Council’s Flood Co-Ordinator 
has no objection to the development on flood risk grounds. 

2.154. 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. 

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

2.156. 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.    

2.157. Dealing firstly with foul drainage, the development will connect to the public sewer 
system in accordance with Policy 3.2 and Scottish Water have raised no objections 
in this respect. With regard to surface water drainage, 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.  Pollution from 
chemicals and contaminants released from plant, machinery and on site works 
during construction could also enter the water environment.   

 

 

 

 



2.158. The submitted reports set 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 
Conditions to this effect have been attached to the recommendation accordingly.  

2.159. The drainage 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.  

2.160. 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.  In particular The River Teith SAC. 

2.161. Cultural Heritage and Archaeology: The proposed development area impacts on 
the immediate environs of an unnamed hamlet recorded on Roy’s mid-18th century 
map, which may indicate older medieval origins, which could be of probably 
Regional Significance.  The proposed development would destroy these putative 
remains.   

2.162. 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.   

2.163. 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.   

2.164. Impact on 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.  

 



2.165. 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. 

2.166. 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.   

2.167. 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 in advance of any construction works 
taking place.  Conditions to this effect have been attached to the recommendation 
accordingly. 

2.168. 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.   

2.169. Ecology: 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. 

2.170. 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. 

2.171. The submitted Reports consider the impact of the development on national 
designations.  This includes considering the impact on the River Teith Special Area 
of Conservation.  SACs are areas of water that Scottish Natural Heritage (SNH) 
considers to best represent Scotland’s natural heritage in terms of their flora and 
fauna, and a mixture of these natural features.  The Teith SAC is designated for its 
Lamprey species and Atlantic Salmon species. 

2.172. The Planning Authority considers that, whilst the SAC and the development site are 
not physically connected, the sites are connected through the water environment.  
Thus, the Planning Authority recognises that the development has the potential to 
affect the Teith SAC as a consequence of drainage related impacts on the water 
environment.  In response there was a need for SuDS and a Construction 
Environmental Management Plan (CEMP) to avoid pollutants entering the water 
environment both during construction and throughout.  These were submitted and 
concludes that the effects of the proposed development on the water environment 



can be mitigated, 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 Teith SAC. 

2.173. Impact on protected species:  The site and surrounding area was assessed for 
the presence of European and national (UK) protected species.  

2.174. Impact on Bat Species:  All Scottish bat species are European Protected Species 
and are therefore of international importance.  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 siting of compounds/material and plant storage areas as far from 
woodland habitats as possible has been identified as an appropriate mitigation 
measure.   

2.175. Impact on Badger Species:  Badgers and their Setts are protected from 
disturbance under Scottish law, specifically under the Protection of Badgers Act 
1992.  Badgers have a low sensitivity to development impacts as they have some 
ability to tolerate and adapt to changes in their territory.  A condition is added to this 
planning recommendation requiring the development to provide Badger Protection.  

2.176. 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.   

2.177. Impact on Ornithology:  There are no statutorily or locally designated sites related 
to ornithology within or adjacent to the boundary of the site.  The assessment 
focuses on the impacts associated with the proposed development on bird species 
within the site and surrounding area.  The main impacts on ornithology will arise 
from individual tree loss and loss of grassland and hedgerow habitats during, and 
as a result of, construction. 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.  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. 

2.178. 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. 

2.179. Conclusions on Ecological and Ornithological Impacts: 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. The improvement and 
creation of landscaping, involving 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. 

 

 



2.180. 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. 

2.181. Impacts on Human Health: The protection, provision and enhancement of good 
quality paths and small extent of open space for formal and informal recreation, 
would provide significant additional benefits in terms of health, well-being, 
recreation and physical activity.   

2.182. 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 active travel are inherently linked 
to physical health and mental well-being which would be secured through condition 
and appropriate legal agreement. 

2.183. 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.   

2.184. Furthermore, the recommendation secures employment generating business class 
four office use, which will provide significant economic benefit. 

2.185. 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. 

2.186. Conclusion: For the reasons set out above the development is supported subject 
to the conditions set out at Appendix 1 to this report. 

 

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 Considerations within this report. 

Consultations 

3.5. As set out in Considerations within this report.  



4. Background Papers 

4.1. Planning Application file 20/00291/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 CKO.AR(PL)1002 B 
 

02 Location Plan CKO.AR(PL)001 A 
 

04 Location Plan CKO.AR(PL)002 A 
 

05B Site Plan CKO.AR(PL)003(2) C 
 

06 Floor Plans CKO.AR(PL)004 A 
 

07 Floor Plans CKO.AR(PL)005 A 
 

08 Floor Plans CKO.AR(PL)006 A 
 

09 Floor Plans CKO.AR(PL)007 A 
 

10 Elevations CKO.AR(PL)105 A 
 

11 Elevations CKO.AR(PL)107 A 
 

12 Elevations CKO.AR(PL)108 A 
 

13 Elevations CKO.AR(PL)106 A 
 

14 General CKO.AR(PL)111 A 
 

15 Elevations CKO.AR(PL)100 A 
 

16 Elevations CKO.AR(PL)101 A 
 

17 Elevations CKO.AR(PL)103 A 
 

18 Elevations CKO.AR(PL)102 A 
 

19 Sections CKO.AR(PL)109 A 
 

20 Sections CKO.AR(PL)110 A 
 

21 Sections PN2148RFBZZGF DR AL 0004 
 

22 Sections PN2148RFBZZGF DR AL 0005 
 

23A Sections PN2148RFBZZGFDRAL 0006A 
 

24 Sections PN2148RFBZZGF DR AL 0007 
 

25 Sections CKO.AR(PL)104 A 
 

26A Landscaping PN2148RFBZZGFDRAL 0002 A 
 

27A Details CKO.AR(PL)009 B 
 

28 Details 14500GOOZ1XXDRC-0610 P01 
 

29A Details CKO.AR(SK)058 P3 
  

5. Appendices 

5.1. Appendix 1 – Conditions. 
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APPENDIX 1 

 

NEW OFFICE DEVELOPMENT (USE CLASS 4) WITH ASSOCIATED LANDSCAPING, 
PARKING AND SITE INFRASTRUCTURE AT LAND 320M NORTH WEST OF THE 
HIGHLAND GATE,DRIP ROAD,RAPLOCH,STIRLING - STIRLING DEVELOPMENT 

AGENCY - 20/00291/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 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. 

 
3 Landscape - Maintenance:  No development shall take place until a detailed 

statement illustrating the proposed provisions for the establishment and maintenance 
of all areas of landscaping including identification of persons responsible for 
maintenance, and any proposed phasing of works has been submitted to and 
approved in writing by the Planning Authority. 

 
4 Landscape - Planting Before Occupation:  All planting, seeding, turfing and other 

works indicated on the approved landscaping plans shall be carried out prior to the 
occupation of the buildings granted consent. 

 
5 Landscape - Replacement Planting (3 Years):  Within three years of the 

completion of the approved landscaping scheme, any trees or shrubs removed, 
dying, being severely damaged or becoming seriously diseased, or areas of grass 
which become eroded or damaged shall be replaced and reinstated by the end of the 
next planting season, to the satisfaction of the Planning Authority. 

 
6 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. 

 
7 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. 

 



8 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. 

 
9 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. 

 
10 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. 

 
11 Right of Way Closure:  Prior to construction works commencing on site the 

applicant will provide written confirmation an application has be made, and 
subsequently approved by the Transport Development Team for the diversion of the 
right of way, in accordance with Section 208 of The Town and Country Planning 
(Scotland) Act 1997. 

 
12 Site Layout:  All pedestrian crossings provided within the development site shall be 

constructed as raised footway crossings to promote pedestrian priority over vehicular 
traffic. 

 
13 Core Path:  The Stirling Council classified core path (9078Rp/20), runs adjacent to 

the site.  For the avoidance of doubt this is to remain open to all, during and post 
construction works.  Any requirement to close this core path on a temporary basis, 
will require prior approval from Stirling Council Planning Authority. 

 
14 Travel Plan: No development shall commence until a detailed Travel Plan, 

(expanding on the Travel Plan framework set out in the TA, including future 
enhancement of the electric vehicle charging provision) which sets out proposals for 
reducing dependency on the private car, is submitted and approved in writing by the 
Planning Authority, in consultation with the Transport Development Team.  The 
approved Travel plan shall be implemented from the commencement of 
development. 

 
15 Cycle Parking:  No development shall commence on site until the specification and 

details of the necessary cycle parking to be provided, including visitor parking, has 
been submitted and approved in writing by the Planning Authority, in consultation 
with the Transport Development Team. 

 
16 Cycle Hire Scheme:  The office development hereby approved shall not be occupied 

until a Strategy for the implementation of a bike hire scheme, has been submitted to 
and approved in writing by the Planning Authority. The approved Strategy shall then 
be implemented within the timescales to be set out within the approved Strategy. 

 
17 Pedestrian/Cycle Route Specification:  Prior to works commencing on site, full 

configuration details, (including construction specification and lighting) for the 
pedestrian/cycle routes proposed adjacent to Old Drip Road (south site boundary) 
and along the western site boundary are to be submitted for the written approval of 
the Planning Authority, in consultation with the Transport Development Team. 

 



18 Vehicular Access to Old Mills Farm and the Weir Bungalow:  Prior to any 
construction works commencing on site alternative vehicular access to Old Mills 
Farm and the Weir Bungalow is to be approved in writing by the Planning Authority 
and is to ensure a continuous access route is available at all times.  This alternative 
route is to be available for use prior to the closure of the existing access route. 

 
19 Informal Path:  Prior to any construction works commencing on site, full 

configuration details (including construction specification) for the informal paths, as 
highlighted in figure 3.4 of the TA, shall be submitted for the written approval of the 
Planning Authority, in consultation with the Transport Development Team. 

 
20 Travel Plan:  The office hereby approved is not to be occupied until a 

comprehensive Travel Plan that sets out proposals for reducing dependency on the 
private car has been submitted and approved in writing by the Planning Authority, 
after consultation with Transport Scotland, as the Trunk Roads Authority.  In 
particular this Travel Plan shall identify measures to be implemented , the system of 
management, monitoring, review, reporting and the duration of the Plan. 

 
21 Landscaping:  Prior to the commencement of development on site, details of all new 

planting proposals including all tree planting (including additional tree planting 
immediately to the north-west of the building and beside the River Forth to mitigate 
the visual impact of the building when viewed from the north-west), shrubs, hedges, 
garden area and grass seed mixes (including the sustainable urban drainage areas) 
shall be annotated on a planting plan at 1:500 scale, including the planting schedule 
and specification.  This plan will clearly detail the ground preparation, species, 
nursery stock, size and density of planting and areas of grass seed/turf/wild flower 
meadows and shall be approved in writing by the Planning Authority.  This plan shall 
also include annotated detail on the shrub planting layout, detailed planting plans 
including plant numbers in planting beds, density, planting details, specification. 

 
22 Hard and Soft Landscaping Maintenance:  Prior to the commencement of 

development on site, a detailed statement including plans, which clearly set out the 
proposed maintenance arrangements for all areas of open space/hard and soft 
landscaping and sustainable urban drainage shall be submitted for the written 
approval of the Planning Authority.  This shall include persons responsible, for both 
long and short term maintenance requirements, maintenance required during the 
early establishment of planting and any replacement planting (three years) required. 

 
23 Archaeology Cycle Paths:  No works shall take place on the route of the cycle path 

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. 

 
24 Archaeology Site:  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. 

 
25 CEMP Update:  Prior to commencement of works on site a Construction an updated 

Environment Management Plan / Pollution Prevention Plan shall be submitted for the 
written approval of the Planning Authority in accordance with SEPA guidance.  The 
updated CEMP is to be fully accorded with and be used to keep a robust monitoring 
record of environmental protection measures applied on site in accordance with the 
approved scheme as consented.  A buffer zone will be identified on site, by notices 
and on the zone plan preventing construction activity in any form from approaching 
the boundary of the River Teith SAC and all works are to be carried out in 
accordance with the approved CEMP throughout the development. 

 
26 Site Waste Management Plan:  Prior to works commencing on site, a site Waste 

Management Plan (SWMP) is to be submitted for the written approval of the Planning 
Authority and show which waste materials are going to be generated and how they 
are going to treated and disposed of. 

 
27 Sustainable Drainage Systems (SuDS):  Prior to commencement of development, 

updated 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. In particular the SuDS design is to accord with the 
submitted P14500-Response to SEPA Objection 26.05.2020, 14500-GOO-Z1-XXDR-
C-0610, P14500 - Site Plan Overlay with SUDS Locations and is to include measures 
to improve biodiversity within the site, such as 'bio-retention' or 'swales'. 

 
28 SuDS Maintenance:  Prior to works commencing on site full SuDS (including 

underground storage) maintenance plans and factor details are to submitted to the 
Planning Authority for written approval. Following written approval the agreed 
maintenance is to be implemented and updated every year. 

 
29 Badger Protection:  During construction, all trenches shall be covered and open 

pipes capped at the end of each day of work to prevent potential ingress by badgers. 
 
30 Nesting Season:  All clearance of vegetation on site and off shall take place outside 

of the breeding bird season (March to August).  Where vegetation clearance cannot 
be undertaken outwith the bird breeding season, then all land, trees or scrub shall be 
checked prior to any clearance by a qualified ecologist. Any areas with active nests 
will be left intact until the nestlings have fledged. 

 
31 Invasive Species:  Prior to works commencing on site an invasive non-native 

species survey/management plan, including biosecurity measures is to be undetaken 
for the site and submitted for the written approval of the Planning Authority. Upon 
approval all measures agreed are to be carried out before works commence on site. 

 



32 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. 

33. Ultra-Low Emissions Vehicles (“ULEV”) Charging Strategy:  The office in 
connection with the permission hereby approved shall not be occupied until an Ultra-
Low Emissions Vehicles (ULEV) charging strategy, required to support a network of 
charge points and associated infrastructure 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. 

34. Ultra-Low Emission Vehicle (“ULEV”) Charging Points:  Details of the ULEV 
charge points shall include:  

a)   Confirmation of the level of provision, type and power level, and ducting 
infrastructure for all residential and non-residential uses. The level and type of 
provision relating to both charge points and electricity infrastructure shall be in 
accordance with the ULEV Charging Strategy submitted under Condition 25 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. 

35. External Lighting:  Prior to works commencing on site, all external lighting arrangements 
are to be submitted for the written approval of the Planning Authority including levels of 
illuminance. 



 
 
Reasons: 
 
1 In order to achieve an acceptable form of external treatment. 
 
2 To ensure that the scheme of landscaping for the proposed development is of a 

satisfactory standard relative to the functional requirements and visual amenity of 
the site and its setting in the locality as insufficient details of the proposed scheme 
of landscaping have been submitted with the application. 

 
3 To ensure that the proposed scheme of landscaping is established and maintained 

in the interests of the amenity of the site and the surrounding area. 
 

4 In the interests of amenity, to ensure that the proposed development is provided 
with a suitable standard of landscaping and is assimilated into the surrounding area 
at the earliest practical stage. 

 
5 To ensure that the proposed scheme of landscaping is established and maintained 

in the interests of the amenity of the site and the surrounding area. 
 

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

7 To ensure the proposed remediation plan is suitable. 
 

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

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

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

 
11 In order to ensure the Right of Way is legally closed/diverted before works 

commence on the office building. 
 

12 In order to ensure they are constructed as raised footway crossings to ensure 
pedestrian priority over vehicular traffic. 

 
13 In order to ensure this Core Path is kept open at all times, unless otherwise 

temporary closed with approval. 
 

14 In order to ensure the approved Travel Plan introduces further measures for 
reducing the dependency on the private car. 

 
15 In order to ensure these works are designed and built to the Councils standards. 

 
16 In order to ensure the implementation of a bike hire scheme, as part of the 

approved development. 
 

17 In order to ensure the full configuration details, (including construction specification 
and lighting) for the pedestrian/cycle routes proposed are agreed in writing prior to 
commencement of works. 

 



18 In order to ensure this alternative access route ensures a continuous access route 
is available at all times. 

 
19 In order to ensure the full configuration details (including construction specification) 

for the informal paths is approved in writing. 
 

20 To be consistent with the requirements of Scottish Planning Policy (SPP) and PAN 
75 Planning for Transport. 

 
21 In order to ensure this level of detail is provided for the proposed planting and to 

ensure it provides the necessary visual mitigation. 
 

22 In order to ensure this is agreed and in place prior to works commencing. Also to 
ensure the SuDs is to be privately maintained to an agreed standard. 

 
23 In order to safeguard the Archaeology of this part of the site. 

 
24 In order to safeguard the Archaeology of this part of the site. 

 
25 In order to protect the ecology of the site and prevent environmental damage being 

caused to the River Teith SAC. 
 

26 In order to ensure it is clear, as to which waste materials are going to be generated 
and how they are going to be treated and disposed of. 

 
27 In order to ensure the proposed SuDS design accords fully with SEPAs design 

requirements. 
 

28 As this is a private system Scottish Water will not take on maintenance 
responsibility for these assets, therefore there must be a maintenance schedule in 
place to ensure it remains effective and operational. 

 
29 In order to prevent harm to an EPS. 

 
30 In order to protect birds during nesting season. 

 
31 In order to ensure that this development does not spread invasive non-native 

species, in particular when moving soils and machinery off site. 
 

32 In order to ensure these are up to date at the point of starting works. 
 

33 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 a minimum level of provision in accordance with ‘Delivering Clean Air 
for Scotland’ guidance. 

 
34 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. 

 
35  In order to agree the design and illuminance levels of the lighting. 
 

 



 

  



Appendix 2 

Location of Development   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Reproduced by permission of Ordnance Survey on behalf of HMSO. © Crown copyright and database right 2020.  All rights 
reserved. Ordnance Survey Licence number 100020780 

 




	Blank Page

