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Purpose & Summary 

Full planning permission is sought from the Planning & Regulation Panel for demolition of 
existing dwelling and erection of 2 No. buildings each containing two self-contained flats at 
land known as ‘Bluerisk’, 2 Milndavie Road, Strathblane.  

This application has been referred to the Planning & Regulation Panel under the scheme 
of delegation having received 5 or more objections. 

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

A hearing has been requested by Strathblane Community Council. 

Recommendations 

Planning & Regulation Panel is asked to: 

1. approve the planning application subject to conditions and reasons as set out in 
Appendix 1 attached to the report.  

 

Resource Implications 

Not applicable. 

Legal & Risk Implications and Mitigation 

Not applicable.   



1. Background 

1.1. Not applicable  

2. Considerations 

The Site 

2.1. The application site, known as Bluerisk, No.2 Milndavie Road, forms an area of 
land of approximately 1396.00sqm in the southern extent of the village of 
Strathblane.  The site is currently occupied by a one and a half storey cottage style 
dwelling.   

2.2. The site occupies a prominent hill fringe which is elevated above the valley of the 
Blane Water to the north within which the majority of the housing in the village of 
Strathblane is situated.  The hill fringe marks a change in the architectural 
character and relaxation in the density of the townscape as it transitions from 
‘urban’ in the north to ‘urban fringe/semi-rural’ in the south.  The Campsie Fells and 
Strathblane Hills, forming part of the Southern Hills Local Landscape Area, provide 
a strong valley landscape setting to the north.   

2.3. The conjoined settlements of Strathblane and Blanefield have a distinctive 
character and strong relationship to the landscape with prominent features 
including: the form of settlement which is aligned along the curving lines of the 
valley; trees visually linking the settlements to the wooded hills beyond and; 
predominance of white walled buildings with grey slate roofs.  

The Proposal 

2.4. The application proposes demolition of the existing house and erection of 2 No. one 
and a half storey buildings each containing 2 No. self-contained flats.  Each flat 
contains two bedrooms and two forecourt car parking spaces (eight car parking 
spaces in total) with access off Milndavie Road.  

Previous History 

2.5. An application for demolition of the existing house and erection of 2No. buildings 
each containing two self contained flats (Reference: 19/00254/FUL) was withdrawn 
on 13 June 2019.  

Consultations 

Planning and Policy (Archaeology): 

2.6. The proposed development impacts directly on the remains of Bluerisk Farm which 
is first recorded on Roy’s mid-eighteenth century map as ‘Bluekiry’, which implies it 
may have older origins.  Any such pre-18th century remains have the potential to 
be of National Significance and would clearly be destroyed by the proposed 
development.  The proposed development has the potential to impact directly on 
previously unrecorded archaeological remains.  The presence of such putative 
remains is insufficient reason to oppose the application.  Therefore, if the 
development does proceed, it is recommended that in advance of construction an 
experienced and suitably qualified archaeological contractor undertakes the 
following programme of archaeological works (on that area of the site not 
previously developed) by way of mitigation regarding the loss of the site: 

  



2.6.1. Photographic record of the current site conditions including a record of the 
elevations and interior of Bluerisk Farm; 

2.6.2. A ground breaking archaeological evaluation comprising the excavation of 
evaluation trenches representing 5% of the development area. 

If this exercise identifies archaeological features or finds of merit, it is 
recommended that these be subject to some or all of the following: excavation; 
post-excavation assessment; post-excavation analysis; archiving and; publication in 
an appropriate academic journal.   

The following negative suspensive condition is also recommended: 

Programme of Archaeological Works (PAN 2/2011, SPP, SHEP) - 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. 

2.7. Response:  A condition to this effect has been attached accordingly. 

Roads Development Control:   

2.8. Transport Development has no objection to the proposal subject to the following  
conditions: 

Access: The access arrangements shall be laid out and constructed substantially in 
accordance with the submitted drawing 259_103 Rev. G, prior to any building 
works commencing. 

Realigned Wall: A drawing detailing how the land is to be finished, as a result of the 
setting back of the existing boundary wall, shall be submitted for the approval of the 
planning authority, in consultation with the Transport Development Team. 

Driveway: The driveway shall be suitably drained and surfaced to ensure no 
surface water is discharged or loose material is carried from it onto the adjacent 
public road. 

Waste Collection: Provision should be made for a properly designed collection point 
at the roadside for bins awaiting collection.  This collection point should be out with 
the required visibility splay sightlines.  The requirements of Stirling Councils Waste 
Department are detailed in Proposed Supplementary Guidance SG19 – Waste 
Management: Requirements for Development Sites. 

2.9. Response:  Conditions to this effect have been attached accordingly.  

Representations 

2.10. The Planning Authority has received a letter from Scottish Wildife Trust advising 
that roosting bats may be present in the roofspace and requesting that a bat 
advisory note be included for the developer with regard to the correct procedure if 
any bats are found during construction works.    

2.11. Response: An informative to this effect has been added.  



2.12. With regard to the original scheme, the Planning Authority has received 6 letters in 
support of the application, including two letters from same household and, 7 letters 
objecting to the application, including one letter from a neighbour and one letter 
from the neighbour’s agent.  The scheme was subsequently revised and 
neighbours were re-notified. In respect of the revised scheme, the Planning 
Authority has received 10 letters in support of the application, including two letters 
from the same household, and 8 letters objecting to the application, including two 
letters from the same household and one letter from their agent.   

2.13. The following comments were received in support of the application:  

2.13.1. Proposal will provide more housing for younger persons looking to stay in 
the local area and will visually enhance the area. 

2.13.2. Village has a shortage of good quality reasonable sized family homes.   

2.13.3. Proposal will allow others to down-size and free up larger homes for release 
into the market.  

2.13.4. Reduction in roof height reflects previous concerns and is welcomed as are 
the improved sight lines at the junction of Mindavie Road and Old Mugdock 
Road. 

2.13.5. Proposal is an appropriate use of space within the cluster of existing 
houses. 

2.13.6. Location does not overlook any other properties as it faces a field and there 
are no immediate neighbours that will be overlooked. 

2.13.7. Proposed flats offer great eco credentials which will reduce running costs. 

2.13.8. Existing house is very old and dilapidated. Proposed development will be 
visually more attractive than the current house. 

2.14. The following objections were also received:   

Deficient in Detail 

2.15. Drawing errors on the elevations and plans.  Floor plans and the elevations for Plot 
2 have been labelled incorrectly.  Drawing No. 103 Rev F (Proposed Site Plan) 
does not show the achieved site lines for the junction between Mindavie Road and 
Old Mugdock Road.  Drawing No. 107 Rev G (Plot 2 – Proposed North and South 
Elevation) on the north/rear garden elevation, the door to the utility room and the 
window to the en-suite are shown incorrectly Drawing No. 106 Rev J (Plot 2 – 
Proposed Plans) shows an external door to the utility room at first floor level.  No 
dimensions provided for the elevations on Drawing No.104 Rev J (Site Elevation) or 
provision of a scale bar.  

2.16. Response: Revised drawings have been submitted and are labelled correctly. 

2.17. Spot ridge heights are shown on the Site Plan and if these are taken to be correct, 
the proposed properties are higher than the adjacent properties.  

2.18. Response: The height of the proposed buildings is addressed at paragraph 2.13 of 
this report. 

2.19. No detail has been provided within the submitted plans to show how the stone 
boundary wall will be reused or repositioned.  

2.20. Response: Conditions are attached to ensure further information is submitted in this 
regard before the development proceeds. 



2.21. No information to show how Primary Policy 4 Greenhouse Gas Reduction has been 
achieved through installation of low and zero-carbon generating technologies.  

2.22. Response: A condition is attached to ensure further information is submitted in this 
regard before the development proceeds. 

2.23. Original application provided street elevations drawing. A comparable drawing 
should be provided for the revised scheme. 

2.24. Response: A comparative buildings height drawing has been submitted.  

2.25. No supporting design statement to justify the design or materials, height, massing, 
height and layout. 

2.26. Response: This is not a legal planning requirement.  

Density /Overdevelopment  

2.27. The proposal constitutes overdevelopment and unacceptable intensification of the 
plot and results in a disproportionate subdivision of garden ground that is not 
comparable to the plot areas of surrounding residential properties.  

2.28. Response: This matter is addressed in paragraph 2.108 of this report. 

Design and Appearance  

2.29. Buildings appear identical in architectural style, size and materials and appear as a 
pair.   

2.30. Response: This matter is addressed in paragraphs 2.109 and 2.110 of this report 

2.31. Buildings are of a substantial size, are crammed into the site and are not spaced 
apart as other houses in the street.   

2.32. Response: Height is addressed in paragraph 2.113 of this report and spatial setting 
is addressed in paragraphs 2.112 and 2.113 of this report. 

2.33. The angled position of Plot 1 is not in keeping with other houses in the street and 
shifts the sightline more directly towards No. 7 Milndavie Road with the kitchen 
window on the upper flat of Plot 1 overlooking the garden, patio and conservatory 
of No.7 Mindavie, thus adversely affecting privacy.  

2.34. Response:  A condition has been attached to address overlooking from the first 
floor west facing window (Plot 2).  The window shall be fitted with obscure glazing.   

2.35. The large plot size of the original Bluerisk property is appreciated but a more 
sympathetic design for redevelopment of the site would include a single building 
centrally positioned on the site and split as two semi-detached one or one and a 
half storey units.  This lower density solution would be more in keeping with the 
surrounding landscape and residential character of the area. 

2.36. Response: This would result in increased bulk and massing.  

2.37. The opportunity to establish a building line has been purposely contravened in 
order to achieve higher density development on the site than could otherwise be 
accommodated.  

2.38. Response: Density is addressed in paragraph 2.108 of this report and building lines 
and development pattern in the locality are addressed in paragraph 2.111 of this 
report. 

 

 

 



Landscape and Visual Impact  

2.39. The proposed housing would be intrusive in the landscape setting of the backdrop 
of the Campsie Fells and highly visible from a significant distance on approach to 
Strathblane from the south.  

2.40. Response: The landscape impacts are addressed in paragraph 2.112 of this report.  

2.41. The proposed buildings are incongruous in the LLA and would adversely affect the 
landscape setting of Strathblane on approach to the village from the south.  The 
existing houses along this stretch of Milndavie Road have a low profile and do not 
dominate the landscape.  

2.42. Response: The landscape impacts are addressed in paragraph 2.112 of this report.  

Impact on Local Roads and Parking  

2.43. The proposed access is situated close to a dangerous corner where the road 
narrows at the intersection between Old Mugdock Road and Milndavie Road.  
Sightlines are unlikely to be achieved at this junction without the Council acquiring 
the land via CPO.  

2.44. Response: A plan showing sight lines has been submitted and is considered to be 
acceptable. 

2.45. It is also likely that there will be insufficient parking within the property to 
accommodate visitors etc.  

2.46. Response: The development provides sufficient parking in accordance with Council 
car parking standards.  

2.47. Wall to the front is to be moved back to widen Milndavie Road but no details have 
been provided.  The side wall on the Old Mugdock Road is to remain despite there 
being no pavement up the brae to the junction.  

2.48. Response: A condition has been attached to ensure that further details of 
pedestrian access are provided before the development commences.  The 
application site is an existing housing site and it would not be reasonable to ask the 
developer to male provision for a public carriageway along this stretch of Old 
Mugdock Road.  

Impact on Flood Risk and Drainage 

2.49. Original application states that the proposed foul drainage is to connect to the 
public drainage network.  However, the Buyers Home Report states that the 
property is serviced by way of septic tank.  No new information has been submitted 
with the revised plans in respect of foul drainage.   

2.50. Response: A condition has been attached to ensure further details in respect of foul 
and surface water drainage are provided.  

Miscellaneous  

2.51. The letters in support of the application are from people outside the area and most 
of the others in support are from family or are business associates of the owners.  

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

2.53. Local Plan Housing Site H153 – the application site is in common ownership with 
the adjacent LDP housing site H153.  If the proposed development proceeds, the 
potential for establishing an enhanced access by providing an alternative access 
route to LDP housing site H153.  

2.54. Response: Each application must be considered on its individual merits.  



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. 

Overarching Policy 

2.56. This Plan supports good quality development, in the right place, that meets the 
community’s needs (social, economic and environmental), in order to contribute 
positively to the creation of vibrant, mixed and healthy communities.  All 
developments, land use changes and other proposals, plus related frameworks, 
masterplans, planning briefs, strategies, etc, will require to demonstrate the 
following: 

2.57. Compatibility with the Spatial Strategy and conformity with the relevant Sustainable 
Development Criteria.  

2.58. A design-led approach, including high standards of design, reinforcement of a 
sense of place, integration with neighbouring areas and the wider community.  

2.59. Appropriate measures for mitigation of and adaptation to climate change which 
seek to ensure an area’s full potential for electricity and heat from renewable 
sources is achieved.  

2.60. Appropriate measures for the safeguarding, conservation and enhancement of the 
historic and natural environment.  

2.61. Safeguarding and appropriate management and utilisation of natural resources.  

2.62. Adherence to the principles of the National Planning Framework proposal for a 
Central Scotland Green Network, with relevant contributions to local and national 
Green Network and Green Infrastructure objectives. 

2.63. Primary Policy 1: Placemaking  

In order to achieve the Council’s Placemaking objectives, development of all scales 
must:  

2.64. Be designed and sited, 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.  

2.65. Be of quality, having regard to any relevant design guidance, landscape character 
guidance, Conservation Area Character Assessments and Settlement Statements.  

2.66. Be located so as to reduce the need to encroach onto greenfield sites and to 
maximise sustainability benefits.  Developments should utilise vacant and under-
used land and buildings within settlements at higher densities where appropriate.  

2.67. Safeguard and enhance built and natural heritage, contribute to the implementation 
of the Council’s Open Space Strategy and Green Network objectives, and respect 
the Green Belts.  

2.68. Have minimal adverse impact on air quality.  Air quality assessments and 
appropriate mitigation measures will be required for any proposed development 
which the Council considers may significantly impact upon air quality, either on its 
own or cumulatively. 

 



2.69. Policy 1.1: Site Planning  

All new development, including alterations and extensions to existing buildings, are 
required to contribute, in a positive manner, to quality of the surrounding built and 
natural environment.  All proposals are therefore expected to meet the following 
criteria (where relevant):  

2.70. The siting, layout and density of new development should; contribute towards or 
create a coherent structure of streets, spaces and buildings; respect, complement 
and connect with its surroundings; be safely accessed; and create a sense of 
identity within the development.  

2.71. All new development should consider and respect site topography, and any 
surrounding important landmarks (built or natural), views or skylines.  

2.72. The design should be appropriate to both any building to which it relates, and the 
wider surroundings in terms of appearance, position, height, scale, massing, and 
should use materials, finishes and colours which complement those prevalent.  

2.73. In urban settings in particular, buildings should be positioned so as to respect an 
existing building line, or establish one where none exists.  Thereafter, access, uses 
and orientation of principal elevations should reinforce the street or areas of open 
space.  

2.74. All buildings, streets and open spaces should be considered and designed in a 
manner so as to create safe, accessible, inclusive places for people, which are 
easily navigable, particularly on foot, bicycle and public transport.  Any core path, 
established rights of way, and other important access routes should be protected 
and retained.  

2.75. It should be demonstrated that buildings and spaces have been designed with 
future adaptability in mind wherever possible and appropriate.  

2.76. Existing buildings, structures and natural features that contribute to local townscape 
and biodiversity should be retained and sensitively integrated into proposals.  

2.77. Consider and plan for how the development will be serviced including the potential 
for heat networks and ensuring that adequate space is given to facilitating recycling 
and the storage of waste bins. 

2.78. Policy 2.11: Houses in Garden Ground/Curtilages  

In settlements (outwith Conservation Areas and/or the grounds of Listed Buildings), 
residential development within the curtilage of an existing house will be supported 
provided that all the following criteria are satisfied:  

2.79. The position, orientation, and access to the proposed house(s) and the relationship 
with surrounding properties, maintains and respects the established development 
pattern.  

2.80. The proposed curtilage(s) and that remaining attached to the existing house will be 
comparable with those surrounding in terms of size, shape, amenity and privacy.  

2.81. The proposed house(s) is afforded a degree of privacy comparable with 
surrounding houses and does not materially affect the privacy and/or daylight of 
surrounding residential properties.  

2.82. All existing features such as trees, hedges, landforms, walls, fences and buildings 
which contribute to the character of the plot and/or wider area, shall be retained 
and not adversely affected by development. 

2.83. Policy 3.2: Site Drainage  



2.84. Foul Drainage  

2.85. A connection to the public sewer will be required for all development within or close 
to urban areas (i.e. all settlements of greater than 2000 population equivalent) and 
other sewered areas.  Where there is limited capacity at the Waste Water 
Treatment Works the authority recommends early contact with Scottish Water.  A 
private drainage system would only be considered in the sewered area as a 
temporary measure where there is no capacity in the existing sewer system. 
Private drainage provision will be unlikely, however in such cases the private 
system should be built to relevant Scottish Water standards to allow adoption once 
connection to the public sewerage system is available.  

2.86. In other settlements (population equivalents less than 2,000) where there is no, or a 
limited collection system, a private system may be permitted where it does not have 
a detrimental effect on the natural environment, surrounding uses or local amenity.  
A discharge to land (i.e. a full soakaway or raised mound soakaway) compatible 
with the Scottish Building Standards Agency Technical Handbooks should be 
explored prior to considering a discharge to surface waters.  

2.87. Surface Water Drainage  

2.88. Surface water from new development shall be treated by a Sustainable Drainage 
System (SuDS) before it is discharged into the water environment, in accordance 
with the CIRIA 753 document ‘The Suds Manual’ and, where the scheme is to be 
adopted by Scottish Water, the Sewers for Scotland Manual Third Edition. 
Developments should be designed to conserve water usage and control surface 
water at source wherever possible. Opportunities to retrofit SuDS are encouraged.  

2.89. All proposed developments that include roads should be designed in accordance 
with the SuDS for Roads Manual (2010), published by the Society of Chief Officers 
of Transportation in Scotland.  

2.90. Taking account of the location, scale and type of development, planning 
applications may require to be submitted with a drainage strategy in accordance 
with Scottish Government Planning Advice Note 61 – Planning and Sustainable 
Urban Drainage Systems (paras. 23 and 24). 

2.91. Policy 7.1: Archaeology and Historic Building Recording (designated and 
undesignated buildings/sites)  

2.92. There will be a presumption against development that would have an adverse 
effect on a scheduled monument or on the integrity of its setting except in 
exceptional circumstances.  The same presumption will also apply to other 
nationally important monuments.  

2.93. Where there is 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 for preserving or recording surviving 
archaeological features.  

2.94. Approval of any proposal directly affecting historic environment features will be 
conditional upon satisfactory provision being made by the developer for the 
appropriate level of archaeological and/or standing building investigation and 
recording, assessment, analysis, publication and archiving. 

2.95. Primary Policy 9: Managing Landscape Change  

 



2.96. The integrity, character and special qualities of key areas of nationally and locally 
valued landscapes will be protected.  Elsewhere, landscape and visual impacts will 
be important considerations in determining all proposals for development and land 
use change.  A principle of facilitating positive change, including repairing past 
damage, will be followed.  All development proposals should comply with the 
following:  

2.97. Recognise the reasons for any special landscape designation that applies, and take 
account of guidance as to the types and scales of development that may be 
acceptable (see Policy 9.1 and SG: Landscape and Biodiversity).  

2.98. Outwith designated landscape areas (including areas of wild land) demonstrate that 
the capacity of the local landscape to accommodate new development of the type 
and scale envisaged has been take into account, with reference to the guidance 
included with the landscape character assessments (see SG: Landscape and 
Biodiversity).  

2.99. Avoid adverse cumulative effects on landscape character and visual amenity.  

2.100. Include appropriate provision for landscape and planting works to maintain or 
enhance landscape quality and contribute to enhancing the Green Network.  

2.101. Large-scale development or land-use change delivering proven public benefits, but 
otherwise at variance with existing landscape character, should make provision for 
the creation of new, high quality landscapes with their own distinctive character. 

Other Planning Policy 

2.102. Draft Supplementary Guidance Transport & Access for New Development 

Car parking standards are contained in Appendix A of the SG as follows: 

Class 9 Houses              Allocated Spaces                       Visitors Spaces 

1-2 bedrooms                 1 space                                       0.5 space 

3-4 bedrooms                 2 spaces                                     0.25 spaces 

5 or more bedrooms       3 spaces                                     0.25 spaces 

Unallocated spaces shall be provided in the form of laybys or by off-street car 
parks.  

2.103. Supplementary Guidance SG12 Residential Alterations and Extensions 

While not strictly relevant, paragraph 2.2 Size Relative to Plot Size of the SG 
provides some general advice on density standards and acceptable plot area to 
building footprint ratios as they apply to residential extensions.  Generally, the 
ground area of the original house (including garage and outhouses) plus proposed 
extension should not be greater than 30% of the total plot area.  Proposals taking 
up more of the plot than this are likely to be considered as over-development of the 
site. Section 3 Assessing Impact on Daylight and Sunlight and Section 4 Privacy 
and Overlooking of SG12 also provide helpful guides for assessing impacts on 
amenity.  

2.104. Supplementary Guidance SG28 Landscape Character Assessments 2014. 

Strath Blane Local Landscape Character Area:  The settlements of Strathblane and 
Blanefield have a distinctive character and strong relationship to the landscape, key 
features include: form of settlement clearly related to topography and aligned along 
the curving lines of the valley; large number of trees through the settlement visually 
link the village(s) to the wooded hills above and; predominance of white walled 
buildings with grey roofs. 



Assessment 

Principle of Demolition and New Housing Development 

2.105. The application site is prominently located along a ridgeline where the land falls 
away to the north and rear of the site allowing mid to longer range views of the 
Campsie Fells and Strathblane hills from the south when approaching the 
village.  The site is currently occupied by a one and a half storey early 20th century 
property, known as Bluerisk, with accommodation in the roof space. 

2.106. Concerns have been expressed by a number of objectors regarding the demolition 
of the Bluerisk property with objectors placing much weight on the property’s 
architectural and historic merit.  Whilst the age of the property is acknowledged, 
this in itself does not provide sufficient grounds for its retention.  The architectural 
interest and significance of the building is limited insofar as it is neither listed nor is 
it within a conservation area.  The property is also showing signs of disrepair and 
has been subject to a number of unsympathetic modern interventions over past 
years, which have diluted its original character.  However, it is equally understood 
that tension between the desire to retain the valued character of the village and 
need to accommodate changes necessary for the continued use and enjoyment of 
the village should be managed carefully.  

2.107. The Development Plan’s Overarching Policy provides that good quality 
development will be supported where it contributes positively to the creation of 
vibrant, mixed and healthy communities and is (a) compatibility with the Spatial 
Strategy and conforms to the relevant Sustainable Development Criteria.  The 
Spatial Strategy identifies Strathblane as a Rural Village and Tier 4 settlement 
within the Settlement Hierarchy with modest capacity for new development which 
in part is due to the absence of suitable sites.  Strathblane is also identified as 
‘Highly Pressured’ in relation to the need for affordable housing; highly pressured 
status is also more generally indicative of a need for all housing tenures.  It 
follows that the current application site, an existing housing and brownfield site, 
provides the most sustainable solution for the provision of additional housing in 
the village.  In this context, demolition of the existing house as part of a proposal 
to develop new housing on the site is not objected to. 

Density  

2.108. Further concerns have been raised in respect to density and overdevelopment of 
the site.  In the first instance, density standards in the immediate locality vary 
markedly with plot sizes ranging from circa 3973sqm (Napier Lodge to the east) 
and circa 2534sqm (Northview to the west) to circa 854sqm (No.4 Milndavie).  
Whilst the Planning Authority does not prescribe density standards for flatted 
development, there is an expectation, in accordance with Policy 2.11 (b), that the 
curtilage of new housing development is comparable, proportionately, with 
neighbouring curtilages.  Plans submitted in support of the application show the plot 
ratio to building footprint for each of the proposed buildings.  The gross area of Plot 
1 is 676m2 and building footprint is 175m2; the building footprint therefore occupies 
effectively 25.8% of the plot area.  Similarly, the gross area of Plot 2 is 644m2 and 
building footprint is 175m2, with the latter equating to 27.1% of the total plot area.  
In each case, the lower density standards applied to Plots 1 and 2 are totally 
appropriate for this site and do not exceed the 30% threshold outlined in 
Supplementary Guidance SG12 Residential Extensions and Alterations.  The 
proposed development does not therefore constitute overdevelopment of the site 
and for the above reasons, is considered to comply both with Primary Policy 1 (c) 
and Policy 2.11(a) and (b) of the Development Plan and with the Planning 
Authority’s guidance on density standards contained in paragraph 2.2 of SG12.  



Design and Layout 

2.109. The proposal offers two different house styles to incorporate a broader typological 
range of housing in the village and mirror the diversity of existing house styles that 
do necessarily conform to more standardised ‘vernacular’ thresholds.  Plot 1 
building proposes a contemporary one and a half storey symmetrical composition 
featuring: a traditional pitched roof (with accommodation in the roof space) 
punctuated by asymmetrical cosmetic chimney stack; generously proportioned 
fenestration to north and south elevations and; a projecting porch entrance to the 
principal elevation to add volume, articulation and to reduce any massing effects.  
The proposed building occupying Plot 2 is also one and a half storeys in height with 
accommodation in the roof space.  This building blurs the edges between 
contemporary and traditional design and incorporates rural vernacular values 
emphasised by a projecting gable frontage centred between large ground floor 
windows with vertical emphasis and featuring margin lights 

2.110. The contemporary architectural style of the buildings are moderated by the use of 
rural vernacular materials, including natural slate roof tiles and white rendered 
external walls with nature stone base course.  The assemblage of various elements 
in the proposed buildings works well to create a design that makes a significant and 
highly varied contribution to the existing building stock.  The proposed design will 
have a positive impact on local distinctiveness and relates well to the style and 
character of surrounding buildings.  The proposed external finishes complement the 
predominant and largely traditional materials that characterise the area. In terms of 
design, the proposal is in accordance with Policies 1.1 (c) and 2.11 (a) of the 
Development Plan.  

2.111. Primary Policy 1 requires new development to have regard to urban, rural and 
landscape character and Policy 1.1 states that new development should contribute 
in a positive manner to the quality of the surrounding built and natural environment.  
The shape of the existing Bluerisk property takes the form of a linear block with an 
overt horizontal emphasis.  It is positioned in rigid alignment with the street edge, 
with only a shallow front garden and hedge dividing the public and private space.  
Its extended principal elevation is orientated to face Milndavie Road.  Collectively, 
those elements of its design and layout contribute to result in a more pronounced 
effect on the landscape.  In marked contrast, neighbouring properties have more 
informal staggered building lines, oblique facing facades and generously 
proportioned front gardens.  The more sensitive positioning and arrangement of 
neighbouring properties and disposition of trees and shrubs in their larger private 
front gardens, coupled with the perceived greater spatial setting afforded to these 
properties, collectively works to provide camouflage against the sensitive backdrop 
of the Campsie Fells and Strathblane hills and makes for a more harmonious 
relationship with the landscape setting.  The informal layout of the proposed 
residential buildings, skewed to reflect the predominant development pattern in the 
locality and featuring staggered recessions and projections, responds better to the 
surrounding built form and landscape context than the more prominent Bluerisk 
property and in this regard, the proposed layout can be said to comply with Primary 
Policy 1 (a) and Policy 1.1 (a).   

Impact on Landscape Character 

2.112. Concerns have been raised by objectors in respect of the impact of the 
development on landscape character.  The site is located in the Strathblane Local 
Landscape Character Area where the form of settlement is aligned along the 
curving lines of the valley (SG28).  The application site and neighbouring properties 
to the east are situated along the 97.5m contour line.  The position of the Bluerisk 
property breaks through the ruling contour line to appear as if it is perched on the 



edge of the prominent hill ridge.  To the contrary, the position of the proposed 
buildings (together with the neighbouring buildings to the east), gently curve to 
follow the contour line. In common with the Bluerisk property, it is inevitable 
however that any redevelopment of this site will break the plane of the natural 
backdrop.  To mitigate this, the curvilinear position and layout of the buildings will 
help mimic the natural lines and folds of the Campsie Fells and Strathblane Hills to 
the north.  Impacts on landscape are reduced further by the deep roof profiles 
covered in nature grey slate tiles to blend with the landscape palette.  The 
enhanced spatial setting of buildings and improved set back from the common 
boundary with No. 4 Milndavie Road, will also help break up the overall massing 
effect of the buildings and allow glimpses of rear gardens, vegetation and views to 
the hills beyond.  

2.113. Objectors have also raised concerns that the proposed buildings are ‘’significantly 
taller than the existing building and others on this stretch of the road’’.  A plan 
showing comparative building heights shows this not to be the case.  The proposed 
buildings are marginally taller than neighbouring buildings.  However, the 
transitional approach to building heights, together with the improved broken roofline 
along this stretch of road, reflects the irregular hillside patterns and aids the ability 
to camouflage the buildings against the natural folds in the hills.  The resultant 
contrasting and varied horizontal and vertical building planes will also create 
shadow patterns to help reduce perceived bulk, whereas a continuous unbroken 
horizontal line at ridge level would cut across the hills and impinge more on 
landscape character.  From medium to long range views the buildings will appear 
nestled into the hills and less conspicuous in their landscape setting than the 
current Bluerisk property.  The proposed development will have a medium-low 
impact on landscape character and is capable of being absorbed into the 
landscape without significant character change or adverse effects.  The proposal is 
therefore in accordance with Overarching Policy (d), Primary Policy 1 (b) and (d), 
Primary Policy 9 (ii), (iii) and (iv), Policy 1.1 (b) and Policy 2.11 (d) of the 
Development Plan.  

2.114. As noted in SG28, trees through the settlement help to visually link the village to 
the wooded hills beyond.  Therefore new vegetation should be planted to soften the 
mass of the buildings as viewed from off-site.  However, insufficient detail has been 
provided to assess opportunities for hard and soft landscaping and/or for tree 
planting on the site.  It is therefore recommended that a scheme of landscaping and 
tree planting is submitted to the Planning Authority for approval before development 
commences.  

Impact on Residential Amenity 

2.115. The windows serving the study rooms on the upper floor flats of Plot 1 and Plot 2 
directly overlook the respective plot gardens.  The upper east facing window of Plot 
1 directly overlooks the front garden area of Plot 2.  However, the upper west facing 
window of Plot 2 will have a greater impact on the amenity of adjacent occupiers of 
Plot 1 since this window directly overlooks the rear garden of this plot.  It is 
recommended that a condition is attached to ensure this window is fitted with 
obscure glazing to be retained permanently thereafter.  The proposed buildings are 
sufficiently distanced from neighbouring properties to avoid any further material 
adverse impacts on amenity.  Subject to a condition relating to obscure glazing, the 
proposed development is said to accord with Primary Policy 1 (a) and Policy 2.11 
(b) and (c) of the Development Plan and sections 3 and 4 of SG12.  

 

 



Car Parking and Access 

2.116. The development makes provision for 8 car parking spaces (two car parking 
spaces each per flat) which exceeds minimum car parking standards set out in 
Draft Supplementary Guidance Transport and Access for New Development.  This 
element of the proposal is therefore acceptable.  The development will be accessed 
off Milndavie Road and in accordance with the recommendation of the Transport 
Development Control Officer, to the existing stone boundary wall fronting the 
property will have to be carefully dismantled and realigned to provide sufficient 
visibility for vehicles entering and exiting the site.  It is anticipated that the 
realignment of the stone wall will improve visibility at the intersection between 
Milndavie Road and Old Mugdock Road and this aspect of the design has been 
conditioned accordingly.  It is recommended that a condition is also attached to 
ensure that a method statement outlining technical and structural works involved in 
the downtakings, together with a method statement for reconstruction of the wall 
and making-good works, is submitted to the Planning Authority for approval.   

2.117. Conclusion:  For the reasons set out above the proposed development is capable 
of positive consideration, subject to the conditions set out in Appendix 1 of 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 section 2. 

Consultations 

3.5. As set out in section 2. 

 

4. Background Papers 

4.1. Planning Application file 19/00444/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 102 

04 Site Plan 103 

05 Floor Plans 105 

06 Elevations 107 

07 Elevations 108 

08 Floor Plans 106 

09 Elevations 109 

10 Elevations 110 

11 Elevations 104 

 

 

5. Appendices 

5.1. Appendix 1 – Conditions and Reasons. 

5.2. Appendix 2 – Location Plan. 
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APPENDIX 1 

 
DEMOLITION OF EXISTING HOUSE AND ERECTION OF 2NO. BUILDINGS EACH 

CONTAINING TWO SELF CONTAINED FLATS AT BLUERISK,2 MILNDAVIE 
ROAD,STRATHBLANE,G63 9EL, - MRS ANGELA MAIN - 19/00444/FUL 

 
Approve, subject to the following conditions 
 
1. A Programme of Archaeological Works (PAN 2/2011, SPP, SHEP): No works shall 

take place within the development site until the developer has secured the 
implementation of a programme of archaeological works in accordance with a written 
scheme of investigation which has been submitted by the applicant, agreed by the 
Stirling Council Planning Officer (Archaeology), and approved by the Planning 
Authority. Thereafter the developer shall ensure that the programme of archaeological 
works is fully implemented and that all recording and recovery of archaeological 
resources within the development site is undertaken to the satisfaction of the Planning 
Authority in agreement with the Stirling Council Planning Officer (Archaeology). Such 
a programme of works could include some or all of the following: historical research; 
excavation; post-excavation assessment and analysis; publication in an appropriate 
academic journal and; archiving. 

  
Reason: to safeguard and record the archaeological potential of the area. 

 
2. Access: The access arrangements shall be laid out and constructed substantially in 

accordance with the submitted drawing 259_103 Rev. G, prior to any building works 
commencing. 
 
Reason: To facilitate access to and from the site in the interests of road safety.  

 
3. Realigned Wall: A drawing detailing how the land is to be finished, as a result of the 

setting back of the existing boundary wall, shall be submitted for the approval of the 
planning authority, in consultation with the Transport Development Team. 

 
Reason:  To ensure provision is made for an adequate footpath and pedestrian 
access.   

  
4. Driveway: The driveway shall be suitably drained and surfaced to ensure no surface 

water is discharged or loose material is carried from it onto the adjacent public road. 
 

Reason: In the interests of road safety.  
  
5. Waste Collection: Provision should be made for a properly designed collection point 

at the roadside for bins awaiting collection. This collection point should be out with the 
required visibility splay sightlines. The requirements of Stirling Councils Waste 
Department are detailed in Proposed Supplementary Guidance SG19 – Waste 
Management: Requirements for Development Sites. 

 
Reason: To ensure adequate waste management facilities are provided in accordance 
with SG19.  

 
6. Downtakings (Boundary Wall): A method statement outlining the technical and 

structural works involved in the downtakings, together with reinstatement of the wall 
and making-good works, shall be submitted to the Planning Authority for approval prior 
to any works commencing on site. 



 
Reason: In order to protect the structural integrity of the wall and to ensure a 
satisfactory standard of finish is achieved.  
 

7. 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. 
 
Reason: To ensure any potential contamination within the site is managed. 
 

8. Detailed Remediation Strategy: Where an 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. 
 
Reason: To ensure the proposed remediation plan is acceptable. 

 
9. Landscape: New Planting: No development shall take place until details of new 

planting proposals with details of ground preparation, species, nursery stock size and 
density of planting and areas of grass seed/turf have been submitted to and approved 
in writing by the Planning Authority. 
 
Reason: To ensure the successful integration of the development with its    landscape 
setting. 

 
10. 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. 
 
Reason: To ensure the successful integration of the development with its    landscape 
setting. 
 

11. Landscape - Lighting: Llighting shall be limited to bollard style lighting only.  The 
proposals required by this Condition shall also include switch off times for the lighting 
that takes into account dawn and dusk twilight and nocturnal species. 
 
Reason: To preserve the countryside setting and residential amenities of the locality. 
 

12. 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. 
 
Reason: To protect the visual amenity and character of the area and to ensure the 
maintenance of a satisfactory environment. 
 

13. Landscape - No Topping, Lopping or Felling: No trees, shrubs or hedges within the 
application site shall be topped, lopped, felled or uprooted without the prior written 
consent of the Planning Authority. 
 



Reason: To protect the visual amenity and character of the area.  
 

14. Foul Water Drainage: No development shall commence on site until the developer 
has demonstrated to the satisfaction of the Planning Authority that adequate foul water 
drainage arrangements are in place. 
 
Reason: To ensure that adequate and timeous drainage arrangements are made. 
 

15. Surface Water Management: No development shall commence on site until the 
developer has demonstrated to the satisfaction of the Planning Authority suitable 
arrangements for surface water discharge. 
 
Reason: To ensure that there is no increased flood risk and that adequate and timeous 
drainage arrangements are made for surface water discharge within the site. 
 

16. Climate Change and Energy Efficiency: An energy use assessment for the dwellings 
hereby approved outlining how the development will incorporate renewable energy 
production (equipment and construction) and reduce overall carbon dioxide emission 
shall be submitted to the Planning Authority for approval prior to the commencement 
of the development.  This assessment should explain the baseline for calculating the 
proportion of on-site generation/use required in this case.  
 
Reason: In order to ensure appropriate measures for mitigation of and adaptation to 
climate change are in place having regard to Overaching Policy (c) of the Stirling Local 
Development Plan 2018.  
 

17. Obscure Glazing: The first floor west facing window of Plot 2 annotated as ‘Study’ on 
Drawing No. 106 Revision K (Floor Plans Plot 2) dated May 2019, shall be fitted with 
obscure glazing and retained permanently thereafter. 
 
Reason: In order to protect the amenities of adjacent occupiers of Plot 1.  
 

Informative: 
The developer is advised that roosting bats may be present in the roofspace of the building to 
be demolished. This area should be checked for bats prior to demolition. Further information 
can be found on the Bat Conservation Trust website: https://www.bats.org.uk. 
 





 

Appendix 2 

Location of Development 
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