
Stirling Council  Agenda Item No. 7 

Planning & Regulation Panel Date of 
Meeting:  8 December 2020 

Not Exempt 

Proposed Office Development Including New Access, Car 
Parking, Landscaping And Associated Infrastructure At Land 
And Buildings At Craigforth, Stirling - Ambassador LB 
Holdings LLP - 20/00427/FUL 

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 and buildings at 
Craigforth, Stirling.  This new office development supports Stirling’s strategic policies for 
office provision and includes a new slip road access off the A84(T).  

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  
Panel is asked to approve the application subject to the conditions set out at Appendix 1 to 
this report. 

Resource Implications  
Not applicable. 

Legal & Risk Implications  
Not applicable  

1. Background
1.1. Not applicable.



2. Considerations 
The Site 

2.1 Site Location:  The site lies within the northern part of the Craigforth 
Complex, which is located to the west of the M9 motorway, occupying a 
prominent countryside location within the Carse and along routes to/from the 
City of Stirling.  It is framed by the tree covered Crag located to the south of 
the proposed office site.  The River Forth bounds its western edges, across 
which the A Listed Drip Bridge extends, to the north west of the site and just 
beyond this is the Drip Bridge Conservation Area.  The northern extents of the 
site are marked by the A84(T), whilst the M9 lies to the east. 

2.2 Site Context:  At present, the site is currently a mix of landscaped grassland, 
formal car parking and treed areas.  The site subject to the application is 
located at the north western edges of the Craigforth Complex, adjacent to the 
banks of the River Forth and wholly within the countryside.  The A84 and M9 
are busy local and national transport routes from which the overall complex 
does not feature prominently in views.  Even in instances of closer proximity, 
such as the motorway slip, it is largely glimpsed views through existing trees.  
Where fuller views are available, such as approaches/exits at Craigforth 
roundabout, the views experienced are buildings, set back from the road, 
within mature, landscape setting.  Existing development on the site is 
relatively discrete and has a minimal impact upon the wider setting.  The River 
Teith Special Area of Conservation (SAC) is downstream from the site.  

2.3 Landscape Character:  The site occupies a prominent countryside location 
within the Carse and along routes to/from the City of Stirling.  It is framed by 
the tree covered Crag located within the southern section of the complex.  Its 
surrounding Carse landscape is largely free of built form, with the exception of 
a scattering of farmhouses/buildings.  This open and green Carse landscape, 
with the protrusions of the Craigforth Crag inter-visible with the Castle rock, 
forming a unique and impressive landscape setting on this approach to 
Stirling.  

2.4 Built and Cultural Heritage:  The proposed development area impacts on 
the setting of the A Listed Drip Bridge, which extends, to the north west of the 
site and just beyond this is the Drip Bridge Conservation Area.  

2.5 The Drip Old Bridge at Craigforth is designated through listing at category A 
as an outstanding example of a bridge of this date.  It is a major landmark for 
the area.  

2.6 The bridge spans 60 metres, east to west, across the River Forth and is an 
important survival of a late 18th century bridge in Scotland.  The riverside 
crossing at this location represents a historic boundary between Stirling and 
Perthshire.  The bridge was built by public subscription in 1773 to carry the 
old road from Stirling to Callander, on the site of a medieval ford and former 
ferry route.  It is constructed of roughly coursed sandstone rubble, and has 
five arches, increasing in span towards the centre.  The cut water piers are 
carried up to the parapet to form small semi-hexagonal pedestrian refuges.  
The bridge was closed to vehicular traffic in the 20th century when a new 
bridge was constructed to the north.  The current use for this bridge is by 
pedestrians and cyclists.  

 

 



2.7 The bridge occupies a low riverside location, with open views southeast 
across the River Forth towards the natural landmark and outcrop of Craigforth 
Crag, and open views to Hill of Drip and Drip Moss across open fields on 
raised ground to the southwest, and with distant views to the Ochill Hills in the 
northeast.  The late 18th century and early 19th century setting of the bridge 
and its associated settlement has been somewhat compromised by the 
introduction of the A84 road and bridge.  However, the A84 is partially 
screened by trees and the setting remains predominantly rural. 

2.8 Stirling Castle is one of the most important royal castles of medieval and early 
modern Scotland and is also one of the most iconic and visited castles.  Its 
strategic location on the rocky volcanic outcrop known as Castle Rock means 
that it commands panoramic views out over the Upper Forth Valley and 
beyond.  

2.9 These views include foreground views out over the landscape immediately 
surrounding the castle, as well as those views towards the distant hills and 
mountains.  Because of its function and due to it being a highly visible feature 
and a notable landmark within this landscape, views towards the monument 
are also important.  Despite the spread of modern development within the 
Stirling area, the castle retains a strong sense of place, and this together with 
these views are important parts of the setting of the monument. 

2.10 The Royal Gardens including the King’s Knott comprises the surviving 
physical remains of part of the royal gardens at the foot of the castle and is 
the most extensive and best-preserved example of a royal garden of the 
Renaissance period in Scotland.  Because of its topographical position at the 
foot of the castle, the views both from and towards the monument are not as 
extensive as that of the castle.  Nevertheless, these views and the 
monument’s strong sense of place are important parts of its setting. 

2.11 Infrastructure:  The site is to be accessed via the existing access points, as 
well as the creation of a new access directly off the A84(T).  This road also 
provides pedestrian and cycle access to the site along with landscaping.  

2.12 Constraints and Safety:  The site is located approximately five hundred 
metres upstream of the confluence of the River Forth and River Teith.  There 
are some areas of low-lying land which are identified as being at risk of 
flooding from surface water (pluvial) on Scottish Environment Protection 
Agency (SEPA)’s indicative river and coastal flood map. 

The Proposal 

2.13 Full Planning Permission is sought to erect an office building (Class 4 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. 

2.14 Key elements of the proposals include: 

2.15 The provision of a 9000m2, three storey office building, located towards the 
north western extent of the application site, adjacent to the river. 

2.16 Provision of significant surface parking for in the region of 280 cars, coach 
and cycle parking.  These facilities are primarily to the south of the site and 
building. 



2.17 Access is to be via the existing access off the Craigforth roundabout and via a 
new access to be formed to the north of the office, directly off the A84(T) road.  
The layout incorporates extensive car parking spaces (including accessible 
spaces and electric charging spaces (subject to condition), motorcycle 
spaces, dedicated coach parking spaces (outwith the red line) and cycle 
spaces are also shown.  

2.18 Pedestrian and cycle access is proposed from the main access road and via 
the new access route shown at the northern boundaries of the site that are to 
connect to the wider informal path network, as part of the wider Planning 
Permission in Principle (PPP) application Ref 20/000426/PPP.  Existing 
vegetation at the northern boundary of the site and within the site is to be 
removed to accommodate this new access and the proposed office, including 
associated infrastructure.  Also proposed is landscaping and planting to 
create green infrastructure and encourage biodiversity across the site.  

2.19 The landscaping proposals includes a Tree Survey and Arboricultural 
Constraints Report, prepared by Alan Motion Tree Consulting Ltd, dated 14 
July 20.  This Survey relates to 65 trees and groups within the site boundary 
to the north of the main Craigforth campus, comprising semi-mature, largely 
native woodland groups including alder, ash, birch, cherry, hawthorn, hazel, 
oak and rowan.  In other areas there are Scots pine, Norway spruce, Sitka 
spruce, Norway Maple and Horse Chestnut trees.  There is one mature 
pedunculated Oak (category A), to the north-east of the site.  

2.20 As highlighted, the majority of this site is existing car park, currently very 
visible from the A84 in both directions.  Whilst the ethos seems to be to retain 
trees ‘where possible’, proposed tree removals along the A84 frontage for the 
proposed new access point and building, are shown on Figure 7.6 of the 
Environment Impact Assessment Report (EIAR).  The existing boundary 
screen/overgrown hedgerow planting, which is largely deciduous and provides 
little screening in winter, will in places also require to be removed to 
accommodate development.  The proposed replacement planting will take 
time (at least up to 10 years) to re-establish screening. 

Previous History 

2.21 The application is a ‘Major’ development and as such was subject to Pre-
Application Notification procedure.  A Proposal of Application Notice (PAN-
2020-004) was submitted to the Council on 7 February 2020 for this 
development.  The Proposal of Application Notice (POAN) was submitted in 
line with legislative requirements and a report on comments received as part 
of the Pre-Application Consultation process is included in a Pre-Application 
Consultation Report submitted with the application. 

2.22 An Environmental Impact Assessment (EIA) screening request was received 
on 28 February for this development.  The Council issued a screening opinion 
on 17 April 2020, which determined the requirement for an EIA based on the 
size of the development and the potential significant impact on the natural 
environment, biodiversity, and landscapes/structures of historical importance, 
cultural or archaeological significance.     

2.23 An EIA scoping request was also received on 28 February 2020.  The Council 
responded to the scoping request on 24 April 2020, which covered matters 
relating to biodiversity, traffic and transport, archaeology, health and safety, 
landscape and visual impact, flooding and drainage, air quality, and 
contaminated land.  The Council issued scoping opinion helped set out the 
scope of the EIA. 



Consultations 

Bridge & Flood Maintenance: 

2.24 No Objections.  

Environmental Health:   

2.25 No objections subject to conditions: 

Planning & Policy (Archaeology):  

2.26 No objection subject to investigation conditions. 

Historic Environment Scotland (HES): 

2.27 No objections.  

Roads Development Control:   

2.28 No objections subject to conditions. 

Scottish Environment Protection Agency:  

2.29 No objections.  

The Scottish Government: 

2.30 No comments are to follow but consultation noted in their records. 

Scottish Natural Heritage: 

2.31 No objections.  

Sustainable Development Manager:   

2.32 No objections. 

Scottish Water:   

2.33 Scottish Water has no objection to this planning application; however, the 
applicant should be aware that this does not confirm that the proposed 
development can currently be serviced. 

Transport Scotland:   

2.34 No objections subject to conditions. 

Representations 

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

2.36 A report of pre-application consultation dated June 2020 has been submitted 
which included an online public exhibition, which targeted engagement with 
community stakeholders in Raploch, Thornhill and Blairdrummond including 
residents around the site. 

2.37 An advert inviting the public to make representations in respect of the 
application and the accompanying EIA Report was placed in the Stirling 
observer most recently October 2020 and also the Edinburgh Gazette. 

2.38 Twelve representations have been received, objecting to the proposals.  

2.39 The issues raised can be summarised as follow:  

 



2.40 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. 

2.41 Response:  This is covered in the assessment section under active travel. 

2.42 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. 

2.43 Response:  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.    

2.44 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.  

2.45 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.  

2.46 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.  

2.47 Response:  This is covered in the active travel assessment section below.  
Stirling Council Roads support the number of car parking spaces shown, as 
being in accordance with parking guidelines.   

2.48 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.  

2.49 Specific concerns were raised regarding crossing of main roads.  

2.50 Response:  Stirling Council Roads has raised no objections to the proposals.  

2.51 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. 

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

2.53 Concerns raised that this development will increase traffic movements 
towards Dumbarton Road. 

2.54 Response:  The applicants have submitted a Transport Assessment as part 
of the proposals which has identified the primary traffic will enter and exit the 
site via the A84 accesses.  

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

2.56 Response:  This is not a material Planning Consideration. 

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



2.58 Response:  This has been taken on board and the proposed final sustainable 
drainage systems (SUDs) scheme is to be developed to benefit biodiversity.  

Environmental Impact Assessment (EIA) 

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

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

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

2.62 Environmental Impact Assessment Report Volume ll:  Figures; 

2.63 Environmental Impact Assessment Report Volume lll: Technical Appendices; 

2.64 Environmental Impact Assessment Report: Non-Technical Summary; 

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

2.66 All representations from members of the public. 

2.67 Additional Information:  During the processing of the EIA application the 
applicant has submitted the following additional information: 

2.68 Copy of the Landscape and Visual Impact Assessment as supplementary 
information in relation to Chapter 7 of the EIA Report. 

Appendix 1 – Historic Environment Scotland - Visualisations  

Appendix 2 – CFA Archaeology Review and Commentary of Visualisations  

Appendix 3 – ASH Landscape + Design Review and Commentary of 
Visualisations  

A copy of the Ground Investigation report as part of Appendix 12.1 to the EIA. 

2.69 As the submitted information relates to matters included in the EIA Report, in 
the opinion of the Planning Authority it was considered ‘substantive 
information’ as referred to in paragraph 117 of Circular 1/2017: Environmental 
Impact Assessment Regulations and therefore there was further requirement 
to advertise the information received.  It was re advertised on the 14 and 16 of 
Oct 2020.   

Local Development Plan 

2.70 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. 

2.71 The Adopted Local Development Plan is the Stirling Local Development Plan 
2018 (henceforth Local Development Plan (LDP)). 



2.72 In terms of the LDP, the site is located out with the defined settlement 
boundary of Stirling and consequently lies within the defined countryside.  The 
Stirling Proposals Map confirms the site application to be an ‘Employment 
Safeguarding Area’ where Policy 2.4: Safeguarding Employment Land and 
Property applies.  Through B14, the LDP allocates a site of c.8 hectares within 
the Campus for employment use.  The proposals map indicates the extent of 
this allocation, along the north and western areas of the land within the 
Craigforth Campus.  The associated Key Site Requirements (KSRs) 
determine that the predominant use of the site is for Class 4 business, hotel 
and leisure uses.  

2.73 Additionally. H119 Craigforth allocates residential use within the wider 
Craigforth Campus for 8 units.  This is reflective of the terms of a previous, 
now lapsed, planning permission, which allowed for the conversion of existing 
buildings, and the replacement of existing residential units on the site on a 
one-for-one basis only.  These buildings are not within the red line boundary 
of this application. 

2.74 Thereafter, the following provisions of the Local Development Plan are 
considered relevant to the consideration of this application.  

2.75 The Vision, The Spatial Strategy, Overarching Policy,  Primary Policy 1: 
Placemaking; Policy 1.1: Site Planning; Policy 1.2: Design Process; Primary 
Policy 2: Supporting the Vision and Spatial Strategy; Policy 2.1: Housing Land 
Requirement; Policy 2.2: Planning for Mixed Communities and Affordable 
Housing; Policy 2.3: Particular Needs Housing and Accommodation; Policy 
2.10: Housing in the Countryside; Policy 2.4: Safeguarding Employment Land 
and Property; Primary Policy 3: Provision of Infrastructure; Policy 3.1: 
Addressing the Travel Demands of New Development; Policy 3.2: Site 
Drainage; Policy 3.3: Developer Contributions; Primary Policy 4: Greenhouse 
Gas Reduction; Primary Policy 5: Flood Risk Management; Primary Policy 6: 
Resource Use and Waste Management; Primary Policy 7: Historic 
Environment; Policy 7.1: Archaeology and Historic Building Recording 
(designated and undesignated buildings/sites); Primary Policy 8: 
Conservation and Enhancement of Biodiversity; Primary Policy 9: Managing 
Landscape Change; Policy 9.2: Landscaping and Planting in association with 
Development; Primary Policy 10: Forests, Woodlands and Trees; Policy 10.1: 
Development Impact on Trees and Hedgerows. 

Other Planning Policy 

2.76 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 

2.77 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. 

 



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

2.79 The Environmental Impact Assessment Report (and Non-Technical 
Summary):  This is the reporting paper for the Environmental Impact 
Assessment (EIA) carried out for the site.  The Environmental Impact 
Assessment Report (henceforth EIA Report) has been prepared under the 
Town and Country Planning (Environmental Impact Assessment) (Scotland) 
Regulations 2017 and is made up of twenty main parts:  1) Introduction; 2) 
Site Description; 3) Alternatives and Design Solution; 4) Description of 
Development; 5) Planning Policy, 6) EIA Methodology and Approach, 7) 
Landscape and Visual Amenity; 8) Cultural Heritage 9);  Biodiversity; 10) 
Flood Risk; 11) Drainage and Hydrology; 12) Ground Conditions; 13) Traffic 
and Transport; 14) Noise and Vibration; 15) Air Quality; 16) Socio Economics; 
17) Health Impacts; 18) Sustainability and Climate Change; 19) Cumulative 
Impacts and 20) Summary of Mitigation. 

2.80 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. 

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

2.82 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. 

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

 

 

 

 

 



2.84 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 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.  

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

2.86 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 

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

2.88 The drawings and supporting documents submitted with the application have 
been considered in detail against 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.  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. 

2.89 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.  

2.90 Principle of Development:  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. 

2.91 In this case, the development site, referred to as Craigforth, is located within 
the ‘Rural Area as defined by the Spatial Strategy, but is an allocated 
employment site (B14).  The allocation is subject to conformity with the Key 
Site Requirements included in Local Development Plan 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. 



2.92 It is considered that the principle of Class 4 business use on this site can be 
supported through the LDP allocation and policies, specifically B14 and Policy 
2.4: Safeguarding Employment Land and Property.  This is subject to the 
detailed siting and design of all such buildings, and consideration of their 
impact relative to views, existing natural and heritage features, and flooding, 
which is assessed in the paragraphs which follow.   

2.93 In this respect, the application proposes a new c.9000m2, 3-storey modern 
HQ office building. It is intended to replace, in part, existing accommodation, 
proposed to be demolished.  It will not occupy the same or similar location. 
Instead, it is proposed on an area of land currently predominately surface car 
parking, adjacent to the A84.  Other than the ‘Lomond View’ building, located 
along the River Forth, in a less prominent position, the northern areas of the 
wider Craigforth complex is largely undeveloped in terms of buildings. 

2.94 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. 

2.95 Conclusions on Principle of Development:  The application relates to an 
allocation within the Local Development Plan and the development proposals 
brought forward in the application are consistent with the plan, vision and 
spatial strategy.   

2.96 Landscape and Visual Impact Assessment:  The EIA Report considers 
Landscape and Visual Impact in Chapters 7 and 8. Advice provided through 
the Scoping Opinion stated that the required Landscape and Visual Impact 
Assessment (LVIA) should be compliant with GLVIA3 in respect of its 
production, assessment, and presentation.  It was also stated that the content 
of the assessment, including Viewpoints, should be discussed further and 
agreed with the Planning Authority. Chapter 7 of the EIAR, ‘Landscape and 
Visual Amenity’, contains the findings of the Landscape and Visual Impact 
Assessment (LVIA) undertaken.  This comprises a separate LVIA for the 
entire PPiP (20/00426/PPP), based on the indicative Masterplan, and one for 
the detailed, office development on the northern section of the site, which is 
subject of this application. 

2.97 Having reviewed the content of the chapter, and the associated technical 
appendices, it is considered to fall short of that expected, and advocated 
through the guidance provided within GLVIA3. Subsequent to this, the 
applicant has submitted additional information.  The ‘Craigforth Development 
Historic Environment Scotland – Visualisations’.  This document provides 
visualisations from four viewpoints from which the proposed development will 
be experienced.  It also includes associated commentary relative to impact, 
and was prepared in response to initial comments from Historic Environment 
Scotland (HES).  As such, it provides visualisations from viewpoints requested 
by HES, namely:  

2.97.1 Western Ramparts, Stirling Castle; 

2.97.2 Near Kings Knot Gardens; 

2.97.3 Drip Bridge;  

2.97.4 A84, Western Approach to Drip Bridge. 

 

 



2.98 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. 

2.99 Local Development Plan and Associated Guidance:  Primary Policy 9 
(Managing Landscape Change) of the 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. 

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

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

2.102 The Site does not fall within any national or local landscape designations. 
However, the Southern Hills Local Landscape Area (LLA), identified by Stirling 
Council is located within the study area around 1.65 km to the south of the 
Masterplan Site and 2.5 km to the south of the North Site.  The purpose of 
LLAs is identified in the Stirling Local Development Plan as, “to safeguard and 
enhance the character and quality of landscapes, promote understanding and 
awareness of their distinctive character and special qualities, and safeguard 
and promote important settings for outdoor recreation and tourism locally.” 

2.103 The Southern Hills LLA covers an expansive area of hills, valleys and upland 
fringes set to the south of the Carse of Stirling which provide an important 
backdrop and setting to the lowland areas, towns and villages. These include 
the Campsie Fells, Gargunnock and Touch Hills.  The LLA is described in the 
citation included in the 2014 Supplementary Guidance: SG27 – Protecting 
Special Landscapes, which divides this extensive LLA into a number of 
sections.  The section which falls within the Study Area for the Proposed 
Development is: 

2.104 The farmed and wooded slopes on the eastern fringe of the Touch Hills. 

2.105 The Supplementary Guidance describes this area as follows: “The hill-mass 
becomes less united in the east, with the rock banding becoming fragmented 
as the Touch Hills drop down towards the Forth Valley, forming a rolling and 
diverse hill fringe area, extending from Gillies Hill, Lewis Hill and Loch Coulter 
towards Stirling and the M80.  Relatively well settled and accessible, served 
with minor roads, tracks and paths especially at lower levels. Popular 
recreation area for local people”.  Key characteristics of the East Touch Fringe 
area are described as follows: 



2.105.1 “Local character and views closely related to elevation, aspect and 
historic patterns of land use.  Rough grazing on higher and poorer 
ground gives way to improved pasture and arable at lower levels.  
Traditional estates and policies have a strong influence in some 
areas and there are high levels of woodland and tree cover.” 

2.105.2 “Complex visual characteristics and relationships.  Traversing the 
rolling slopes and passing through or around woodlands views open 
and close.  External views of the farmed and wooded slopes from the 
north and east form an important backdrop to Stirling Old Town and 
Castle but also contain some ‘dead ground’, where land form and 
tree cover conceal areas from view, creating ‘secret’ enclaves.  
Views from the hill plateau to the west reveal the unexpectedly 
rugged edges of Lewis Hill and Sauchie Craigs rising above North 
Third Reservoir.  Relatively well-settled landscape and containing 
some fine historic houses.  Dispersed farmsteads and houses with 
small groups of houses sheltered on lower slopes. The north-east 
part of this landscape forms a key element in the setting of 
Cambusbarron.” 

2.105.3 LVIA Submission:  The LVIA considers all aspects of both the North 
Site (Proposed Development (Detailed Application); and the 
Masterplan Site (Proposed Development (PPiP Masterplan, separate 
application 20/00426/PPP)), during the construction phase and 
during operation.  It gives consideration to potential effects on the 
character of the landscape and also the visual amenity of those 
present within the landscape.   

2.106 Internal Views:  The LVIA acknowledges that there will be a local impact on a 
number of ‘internal’ visual receptors.  It considers that this impact will be 
greatest during the construction phase, especially as there will be significant 
vegetation loss during the buildings construction and to form its new access 
slip.  In summary, it is accepted that with appropriate mitigation in place 
(conditioned at Appendix 1), the potential impacts of the development on the 
environment can be appropriately mitigated through careful and improved 
planting proposals.   

2.107 Impact on Landscape Character:  The Assessment acknowledges that the 
landscape character of the site and its immediate context will be permanently 
altered from a semi 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. 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.   

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

 



2.109 As stated above the assessments are considered to fall short of GLVIA3 
standards in respect of establishing, describing, and representing the visual 
baseline for both assessments.  GLVIA3 makes clear the level of detail 
required in relation to the description, and requires the inclusion of baseline 
photographs taken to record existing views.  This has not been included within 
the EIAR.  In turn, the level of description and assessment of potential visual 
impacts (contained within Appendix Technical Appendices 7.1 & 7.2), is 
considered inadequate, and does not provide the reader with a clear 
understanding of potential impact/s, nor the basis from which conclusions are 
then drawn. 

2.110 Furthermore, the proposed mitigation planting does not appear effective in 
screening the various farmhouses to the west/south and Hill of Drip 
Farm/Conservation Area.   A condition has been recommended for early 
establishment of wider bands of screen planting and ensuring as many 
existing trees are retained as possible, with appropriate maintenance and 
management.   

2.111 Whilst the conclusions within the EIA Report and those drawn within the LVIA 
are not agreed subject to the conditions set out at Appendix 1, which seek to 
limit the removal of existing hedgerows and shelter belts, retain existing trees, 
introduces substantial additional planting, and implements an extensive new 
management and maintenance regime, it is considered that this office can be 
built with mitigation that will reduce the visual impact. 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.  

2.112 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 the Campus, and country along the river, including 
the Drip Bridge setting.  Consideration of the economic benefit of a significant 
employment use at the site and the mitigation 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.   

2.113 In terms of the provision of significant areas of car parking.  Reflective of the 
thrust of national policy Designing Streets, the Development Policies seek to 
limit the impact of the private car, and car parking.  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 
Policy Framework, insofar as it states that landscaping should be utilised to 
further break-down and screen large areas of surface car parking.    

2.114 Place Making and Design: 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.   



2.115 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.   

2.116 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.   

2.117 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.   

2.118 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 policy 
framework outlined above.  The Placemaking assessment is addressed 
below. 

2.119 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. 

2.120 Overall, it is considered that the D&AS can be viewed in accordance with 
Policy 1.2, demonstrating to a degree an understanding of the context of the 
site.  The submitted Planning Statement provides a relatively detailed 
assessment of the development against a number of the Local Development 
Plan 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 (subject to conditions on materials) that there are some elements 
of the building design, which are considered and offer an appropriate 
response to the site reflective of the LDP policy framework outlined.   



2.121 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.  In this respect, the application proposes a new 
c.9000m2, 3-storey modern HQ office building.  It is intended to replace, in 
part, existing accommodation, proposed to be demolished. It will not occupy 
the same or similar location.  Instead, it is proposed on an area of land 
currently predominately surface car parking, adjacent to the A84.  Other than 
the ‘Lomond View’ building, located along the River Forth, in a less prominent 
position, the northern areas of the wider Craigforth complex is largely 
undeveloped in terms of buildings.  

2.122 The proposed office is a rectangular plan building of substantial scale and 
massing, proposed to be located in the furthest corner of the car park, and 
extending into an area of undeveloped land.  This positions it very much on 
the periphery of the allocated LDP site. Located very close to the category ‘A’ 
listed Drip Bridge and the designated Drip Bridge Conservation Area, and 
more prominently placed relative to the A84 and public views than any current 
building on the site, or those surrounding.  It is considered that the design, 
scale, configuration or siting of the building is functional.  It appears as typical 
office block development set within a typical ‘business park’ layout with 
associated car parking and landscaping.  

2.123 Subject to conditions to agree enhancement through external material 
treatments and the necessary landscaping set out above the proposals are 
considered to align with the Development Framework aspirations for the 
business use and buildings within Craigforth Campus.  Conditions will ensure 
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 suitable 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.  

2.124 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’.   

2.125 Detailed Site Planning: The provision of a number of multi-use external 
areas out with 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.  However, these are dependent on the successful approval of 
application 20/00426/PPP.  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. 

2.126 Landscaping: As detailed above in principle this is supported.  This support 
however is predicated upon the detail of all planting proposals being 
submitted through the conditions and confirmed as appropriate and 
acceptable.    



2.127 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.    

2.128 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. 

2.129 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.   

2.130 The Local Development Plan allocates the site for employment uses (B14).  
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.  The demonstrable significant economic benefit arising from a 
significant level of employment office floorspace provided in this proposal has 
been integral to considering the overall impact of development and the 
recommendation for approval. 

2.131 Road Network Assessment: Chapter 13 (Traffic and Transport) of the EIA 
Report summaries the Transport Assessment.  The Assessment addresses, 
amongst other things, the traffic and transportation impacts associated with 
the proposed development.   

2.132 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. 

2.133 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).  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. 

 



2.134 The issue of increased traffic volumes and its effect on the operation of the 
nearby 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(T) roads form part of.  Transport Scotland 
was consulted on this application and the comments are assessed below.  

2.135 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.  

2.136 The EIA Report notes that the primary access route for construction vehicles 
is along the A84(T) via the M9 Kildean interchange.  In considering the effects 
of the additional vehicles on the A84 and the Kildean Interchange, the EIA 
Report concludes that the operation of the network will not be significantly 
affected by construction traffic as they are capable of carrying large goods 
vehicles and other commercial vehicles.  Therefore, no significant effects 
were found. 

2.137 In order to encourage construction traffic to route via the A84 the EIA Report 
recommends a Construction Traffic Management Plan (CTMP) as mitigation 
in the interests of highway safety and amenity.  The CTMP will set out high-
level principles of best practice for the appointed contractor to follow during 
the construction period.  This will cover aspects of the construction relating to 
construction traffic routing and the timing of site deliveries, and measures to 
encourage multi-occupancy of vehicles used by construction workers.  
Conditions to this effect have been attached to the recommendation. It is 
important to note however that planning conditions are not an appropriate 
means of controlling the right of passage over public highways as they are. 

2.138 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.  

2.139 Trunk Road Network – Operational Impacts:  The Transport Scotland 
consultation response offers no objections subject to conditions.  

2.140 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. 

2.141 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).  

2.142 Active Travel:  The Transport Assessment seeks to improve the provision of 
pedestrian and cycling infrastructure to encourage the use of active travel as 
part of reducing traffic pressure on the road network.  In addition, the Design 
and Access Statement (DAS) promotes a development with a degree of 
connectivity between areas and access by walking and cycling.  Due to the 
site extents the ability to provide for active travel is limited, however there is a 
condition set out at Appendix 1 to this report which seeks further detail on this 
aspect.  This is an existing employment site and the proposals will replace 
existing office space, which will not worsen the existing traffic on the 
neighbouring main roads.  This will also be ensured via the condition set out 
at Appendix 1, which limits the overall office floor space allowed, which 
accords with the Transport Assessment.  

2.143 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. 

2.144 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. 

2.145 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 indicated within the submissions and there is a 
condition requiring details of the strategy for this, set out at Appendix 1.  

2.146 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. 

 

 



2.147 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. 

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

2.149 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. 

2.150 The EIA Report considers the impact on Air Quality (Chapter 15) and is 
supported by the Air Quality Impact Assessment, and Technical Appendix.  
This chapter focuses on the impact of the development on air quality from 
transport emissions, incorporating a baseline position of known air quality 
limits and objectives, and a prediction of emissions post-development.   

2.151 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. 

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

2.153 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.    

2.154 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. 

 



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

2.156 Drainage and Hydrology: Chapter 11 of the EIA Report addresses matters 
relevant to flood risk and drainage at the site.  The EIA Report is supported by 
a Flood Risk Assessment (FRA), Technical Appendix and Drainage 
Assessment.  The potential impacts can be summarised as follows: 

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

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

2.156.3 The impacts of the development on water quality. 

2.157 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.   

2.158 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 outwith the defined functional floodplain in 
compliance with the requirements of the adopted Local Development Plan 
and Scottish Planning Policy.   

2.159 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.    

2.160 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. 

2.161 The EIA Report notes that the topographical survey of the site, undertaken as 
part of the Flood Risk Assessment (Appendix C) and Drainage Assessment 
(Appendix A), has identified that the locations within the site most at risk of 
surface water flooding are at low points where surface water flows overland 
from surrounding areas of higher ground and accumulates naturally within low 
lying areas.   



2.162 The SuDS addresses the SEPA requirements, subject to conditions. Stirling 
Council’s Flood Co-Ordinator has no objection to the development on flood 
risk grounds. 

2.163 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. 

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

2.165 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.    

2.166 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.   

2.167 The submitted EIA 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.  

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

2.169 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. 

 

 

 



2.170 Cultural Heritage and Archaeology: The EIA Report considers the impact 
on Cultural Heritage and Archaeology (Chapter 8).  This chapter focuses on 
the impact on archaeology, and cultural and historic heritage assets 
(designated and non-designated) that would result from the proposed 
development.  Despite the conclusions reached within the report it is not 
agreed that the proposed office development would not give rise to a 
significant impact on the setting of the Drip Old Bridge over River Forth 
(Category A listed building).  Which has generated the need for landscaping 
conditions to form part of this recommendation. 

2.171 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.   

2.172 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) is of particular relevance.   

2.173 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.  

2.174 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.   

2.175 It is agreed that the impact of the new office development on views to Stirling 
Castle from the Drip Old Bridge would be of a low magnitude, however it 
should also be noted that the existing low lying, open riverside to the south 
east contributes to the understanding and appreciation of Drip Old Bridge.  

 

 

 



2.176 The proposed construction of a large four storey office building and additional 
infrastructure would have a negative visual impact on the setting of the listed 
building as the open views to the southeast towards Craigforth Crag would be 
lost.  The development would also be prominent when approaching from the 
west.  The proposed office development would therefore erode the setting of 
the bridge and give rise to an impact of moderate magnitude.  While this 
impact is significant in EIA terms, it is not considered the application should 
be refused on this basis for the reason set out below. 

2.177 Visualisations 3 and 4 included in the Further Information Submission are 
taken from the Drip Old Bridge over River Forth (Category A listed building).  
As indicated above, this bridge is an important late 18th century survival of its 
type which is located at an historic crossing of the River Forth and an historic 
boundary between Stirling and Perthshire.  

2.178 The assessment considers the relationship between the Drip Bridge and 
Stirling Castle. Although the castle is partly screened by intervening trees, the 
proposed new office development would potentially impact ‘a view that is a 
small but important aspect of the setting of the bridge’, concluding that the 
impact would be minor.  

2.179 The castle is visible from many points within the surrounding landscape, 
including from various points along modern roads such as the A84 and M9 
and from the Drip Bridge.  In this case, views towards the castle from this 
location are limited due to the amount of tree screening and have been 
affected to a large extent by the modern road and associated street furniture. 
In light of this, it is agreed that this impact is likely to be minor and therefore 
not significant in EIA terms. 

2.180 As set out above, it is considered that the proposed development would give 
rise to a significant adverse impact on the Drip Old Bridge over River Forth 
(Category A listed building).  

2.181 Policy HEP4 included in the Historic Environment Policy for Scotland (HEPS 
2019) makes clear that if a detrimental impact on the historic environment is 
unavoidable, it should be minimised.  Steps should therefore be taken to 
demonstrate that alternatives have been explored, and mitigation measures 
should be put in place.  

2.182 Therefore impacts on the setting of this Category A listed building should be 
minimised.  Mitigation is to involve the replanting of any trees or other planting 
lost during construction of the buildings and associated infrastructure with 
appropriate native species.  Additional planting of low lying native riverside 
species should also help to soften the edge of the development boundary.  
This would be particularly important in the low lying, treeless areas to the west 
and north boundary of the new development where the impacts on Drip Old 
Bridge are highest.  Theses form part of the conditions set out at Appendix 1 
to this report.  

2.183 Mitigation measures to minimise the potential impact of the development on 
the archaeology of the site are set out within the EIA Report, which includes 
archaeological recording, further metal detecting and excavation, and a 
watching brief during construction works.  Conditions to this effect have been 
attached to this permission. 

2.184 With this mitigation it is considered that the proposal would achieve 
compliance with Local Development Plan Policy 7.1 (Archaeology and Historic 
Building Recording). 



2.185 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. 

2.186 The proposal is consistent with the requirement provisions of Policy 7.1 and is 
therefore in overall accordance with the Development Plan.   

2.187 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. 

2.188 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. 

2.189 The EIA Report considers the likely effects on ecology/biodiversity in Chapter 
9.  The EIA Report is supported by an Ecological Impact Assessment (EcIA), 
Bat Survey.  

2.190 The EIA Report considers the impact of the development on national 
designations.  This includes considering the impact on the Teith SAC which is 
a designated Site of Special Area of Conservation. 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.  The EIA Report, with the aforementioned mitigation, concludes 
that the effects of the proposed development on the water environment are 
not significant under the terms of the 2017 EIA Regulation, which is accepted 
by the Planning Authority.  Therefore, any such impact, no matter how 
inconsequential, can be reasonably dealt with by condition of any planning 
permission and would provide sufficient mitigation to avoid this potential in 
direct impact on the River Teith SAC.  The Teith SAC is designated for its 
Lamprey species and Atlantic Salmon species. 

2.191 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. 



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

2.193 Impact on Bat Species:  The EIA Report is supported by a Bat Survey, which 
was undertaken to: identify the species of bats using the site; understand the 
level and nature of bat activity across the site, and locate and record any bat 
roosts that may be affected by the development.  The survey method used to 
identify the presence of bat roosts included external inspections of all 
buildings to be demolished and visual and elevated inspections of trees at risk 
of being affected by the development.   

2.194 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.   

2.195 The EIA Report, in considering the likely impacts of the above on bats and 
their foraging habitats, concludes that the overall impact of habitat loss and 
disturbance is not significant.  The conclusion of the EIA Report is accepted 
by the Planning Authority, in consultation with SNH, on the basis of the design 
and construction mitigation measures presented.  The enhancement of open 
spaces with improved flora and the increase in the level and quality of blue 
infrastructure is also recognised for its potential to improve the overall quality 
and quantity of foraging habitats throughout the site.  

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

2.197 Impact on Ornithology: The effects on ornithology are also assessed in the 
EIA Report.  The assessment is supported by a Preliminary Ecological 
Appraisal and Breeding Bird Survey. 

2.198 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. 

2.199 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. 

 

 

 



2.200 The EIA Report notes that the main impacts on ornithology will arise from 
individual tree loss and loss of woodland, grassland and hedgerow habitats 
during, and as a result of, construction.  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. 

2.201 Mitigation secured by condition will ensure compliance with legislation and 
best practice guidance.  In particular, the demolition of buildings and removal 
of trees (including tree works), hedgerows and vegetation should be avoided 
during the bird breeding season unless further survey work provides 
confirmation that no birds would be disturbed or harmed.  Conditions will also 
ensure that an Ecological Clerk of Works is employed during the breeding 
season to oversee the construction phase of the development.  The creation 
of new and the enhancement of existing habitats must also be put in place.  
Overall, through the proposed mitigation and enhancement there will be no 
significant impact on local ornithology and breeding birds from this 
development. 

2.202 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. 

2.203 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. 

2.204 Impact on Trees:  The EIA Report notes that the requirements to 
accommodate the proposed site layout will have the greatest impact on tree 
loss.   

2.205 This application includes a Tree Survey and Arboricultural Constraints Report, 
prepared by Alan Motion Tree Consulting Ltd, dated 14 July 2020.  This 
survey relates to 65 trees and groups within the site boundary to the north of 
the main Craigforth campus, comprising semi-mature, largely native woodland 
groups including alder, ash, birch, cherry, hawthorn, hazel, oak and rowan. In 
other areas there are Scots pine, Norway spruce, Sitka spruce, Norway Maple 
and Horse Chestnut trees.  There is one mature pedunculated Oak (category 
A), to the north-east of the site.  

 

 

 

 



2.206 As highlighted, the majority of this site is existing car park, currently very 
visible from the A84 in both directions.  Whilst the ethos seems to be to retain 
‘where possible’, proposed tree removals along the A84 frontage for the 
proposed new access point and building, are shown on Figure 7.6 of the 
EIAR.  The existing boundary screen/overgrown hedgerow planting, which is 
largely deciduous and provides little screening in winter, will in places also 
require to be removed to accommodate development.  The proposed 
replacement planting will take time (at least up to 10 years) to re-establish 
screening.  

2.207 The proposed building frontage has a very formal urban edge, with minimal 
screening. The Planting Strategy Plan, shows some supplementary planting 
along the A84 corridor, however this is all deciduous planting with no 
evergreen species.  These proposals will not adequately screen a potentially 
tall building (3 storeys approximately 16m in height) from the north and the 
proposed species are not suitable, as they will block natural daylight to the 
building and are likely to require regular pruning.  A wider strip of screen 
planting with narrower ‘fastigiate’ species is required, with a mix of evergreen 
and deciduous of varying heights to strengthen ‘the existing green buffer’. 
Screen planting at the point of the proposed new access will take time to 
establish and provide adequate screening of the extensive car park.  Although 
the proposed building will block some views of the car park, the opportunity to 
subdivide and screen the expansive car park, has not been taken and this 
should be reconsidered, should proposals progress.  

2.208 Planting Strategy drawing 5274-OOB-ZZ-00-DR-L-0031 P03 has been 
provided, which provides an outline of proposed planting.  However, no 
detailed planting plans with plant number and maintenance/management 
have provided. It is noted in the EIA Report (Non-Technical Summary) that a 
‘Tree Management plan’ is proposed for the north site prior to any 
construction works commencing, although this seems to consider biodiversity 
rather than tree management.  Given existing trees are being retained this 
should be taken forward for the wider area.  

2.209 Planting on the west elevation of the building appears to comprise of a single 
species and is more formally positioned.  Their ultimate height is 8-12m, 
ultimate spread is 2.5-4m, which will be smaller than the proposed building 
height. The adjacent proposed Office Garden, to the west, is almost on an 
‘island’ separated from the building by a car park and bordered on 3 sides by 
roads.  As highlighted, the approach to landscaping at this location is 
considered detrimental to the setting of the Listed ‘A’ Drip Bridge and Drip 
Bridge Conservation Area.  

2.210 Consequently, presently the proposals are considered to run contrary to LDP 
Policy 9.3: Landscaping and Planting in Association with Development and 
Policy 10.1: Development Impact on Trees and Hedgerows. 

2.211 However, on balance, it is generally considered that the proposed restocking 
and substitute tree planting (subject to conditions) would ensure that 
appropriate tree cover would be maintained across the site once planting has 
been completed.   

 

 

 



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

2.213 Impacts on Human Health: The EIA Report considers noise impacts in 
Chapter 14 (Noise).  The EIA Report is supported by the Noise Impact 
Assessment (NIA). Stirling Council Environmental Health have raised no 
significant concerns: 

2.214 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.   

2.215 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. 

2.216 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.  

2.217 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. 

2.218 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. 

Fairer Scotland Duty 

3.2 This section is not applicable.  

Climate Change, Sustainability and Environmental Impact 

3.3 An Environmental Impact Assessment is not required  

 



Other Policy Implications 

3.4 All relevant policies have been set out in Considerations of this report.    

Consultations 

3.5 As set out in Considerations of this report. .  

 

4. Background Papers 
4.1 Planning Application file 20/00427/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 1077.00(00)010 revA 
 

03 Site Plan 1077.00(00)110 revA 
 

04 Site Plan 5274-OOB-ZZ-00-DR-L-0011 
 

05 Floor Plans 1077.00(01)099 revA 
 

06 Floor Plans 1077.00(01)100 revA 
 

07 Floor Plans 1077.00(01)101 revA 
 

08 Floor Plans 1077.00(01)102 revA 
 

09 Floor Plans 1077.00(01)103 revA 
 

10 Elevations 1077.00(01)400 revA 
 

11 Elevations 1077.00(01)401 revA 
 

12 Sections 1077.00(01)300 revA 
 

13 General 1077.00(01)411 revA 
 

14 General 1077.00(01)410 revA 
 

15 Sections 1077.00(00)300 revA 
 

16 Sections 5274OOBZZZZDRL0041 P03 
 

17 Landscaping 5274OOBZZ00DRL0002 P04 
 

18 Landscaping 5274OOBZZ00DRL0031 P03 
 

19 Details 120369/7027 
 

20 Details 120369/8001 
 

21 Details 120369/8005 
 

22 Details 5274OOBZZ00DRL0021 P03 
 

23 Details 120369/7020 
 

24 Details 120369/7022 
 

25 Details 120369/7024 
 

26 Details 120369/7026 
 

27 Details 120369/7021 
 

28 Details 120369/7023 
 

29 Details 120369/7025 
30 Overall campus plan 1077.00(00)011 
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APPENDIX 1 

 

Proposed office development including new access, car parking, landscaping and 
associated infrastructure at Land And Buildings At Craigforth,Stirling - Ambassador 

LB Holdings LLP - 20/00427/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.  The approved detail shall then be implemented. 

 
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 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. 

 
12 Landscaping:  Prior to the commencement of development on site an updated 

landscaping plan including, details of all new planting proposals including all tree 
planting (including additional tree planting immediately to the north- and west of the 
building and beside the River Forth to mitigate the visual impact of the building when 
viewed from the Drip Bridge and 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. The approved detail shall then 
be implemented. 

 
13 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. 

 
14 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. 

 



15 CEMP Update:  Prior to commencement of works on site, an updated Construction 
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. 

 
16 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. 

 
17 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 include measures 
to improve biodiversity within the site, such as 'bio-retention' or 'swales'. The 
approved detail shall then be implemented. 

 
18 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. 

 
19 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. 
 
20 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. 

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

species survey/management plan, including biosecurity measures is to be 
undertaken 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. 

 
22 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, an up-to-date phase one habitat survey, Pre-construction 
surveys for beaver, otter and badger, no sooner than 2 weeks prior to works starting 
and a tree management plan must be produced and agreed with Stirling Council to 
ensure that ecologically valuable trees are maintained and that any trees to be 
removed are subject to detailed bat surveys. 

 



23. 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 
 

24.  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 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 the Condition 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 
i; 

c)  A timescale for implementation of charge points and associated infrastructure as it 
relates to the completion of development. 

The scheme shall be carried out in accordance with the approved details and 
implemented in line with the approved timescales. 

25. 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. 
 

26. New Access off the A84(T):  No development shall commence on site until the 
vehicular access into the site from the A84 has been laid out and constructed 
substantially in accordance with Fairhurst Drawing No. 120369/7020, or such other 
drawings as may subsequently be approved in writing by the Planning Authority.  Prior 
to works commencing on site a drawing is to be submitted for the written approval of 
the Planning Authority, which clearly sets out the substantial works to be undertaken.  

27.  Signage to restrict access from Craigforth Roundabout:  The office hereby 
approved shall not be occupied until the signage and measures necessary to restrict 
access from Craigforth Roundabout have been identified, designed, approved in 
writing by the Planning Authority and thereafter implemented. 

 



28.  Cycle Parking and Storage:  No development shall commence until the specification 
and details of cycle parking provision and storage have been provided in line with the 
standards set out within Stirling Council’s Supplementary Guidance: Transport & 
Access for New Development and submitted for approval in writing by, the Planning 
Authority in consultation with Transport Development.  The approved detail shall then 
be implemented. 

29. Construction Traffic Management Plan:  Prior to works commencing on site, a 
Construction Traffic Management Plan (including a routing plan for construction 
vehicles) shall be submitted to, and approved in writing by, the Planning Authority.  The 
approved Construction Traffic Management Plan shall be implemented prior to 
development commencing and remain in place until the development is complete. 

 
30. Travel Plan:  The office hereby approved shall not be occupied until a comprehensive 

Travel Plan has been submitted to and approved in writing by the Planning Authority.  
The approved Travel Plan shall then be implemented within the timescales to be set 
out within the proposed Travel Plan.  The Travel Plan shall review historic measures 
at the site, report on the successfulness and set out new proposals for reducing 
dependency on the private car, identify measures and commit to implement them 
including the delivery of safe and efficient cycle connectivity from the site to Stirling, 
the system of management, enforcement, monitoring, review and funding arrangement 
to sustain commitments for the duration of the Plan. 

 
31. Parking Requirements:  Parking, including disabled spaces and cycle parking 

provision, shall be provided in accordance with Supplementary Guidance Transport 
and Access for New Developments. Parking spaces within car parks shall be 
dimensioned 2.5 metre x 5 metre and be served by a 6 metre aisle width. 

 
32. Visibility Requirements:  Visibility within the site shall comply with Designing Streets 

Guidance.  A 2.4 metre x 25 metre minimum splay shall be provided at all internal 
junctions.  Forward visibility on the inside of bends should be a minimum of 25 metres 
(within these splays there should be no obstruction to visibility over 0.6 metres in height 
above adjoining carriageway level). 

 
33. Access Management Plan:  No development shall commence until an Access 

Management Plan (including details and of footpaths and cycle ways and lighting 
(existing, during construction and upon completion and information on temporary or 
permanent diversion or closure)) shall be submitted for the written approval of the 
Planning Authority. 

 
34. Restrict Office Floor Space at Craigforth Campus:  The level of occupation of the 

9,243sqm of Class 4 (Business) development hereby approved shall be reviewed by 
the Planning Authority to ensure that the cumulative total of Class 4 (Business) 
development to be occupied on the Craigforth Campus shall not exceed 16,132sqm. 
The Craigforth Campus is defined by approved plan 1077.00(00)011. 

 
35. Trunk Road Frontage Planting:  Prior to commencement of the development, details 

of the frontage landscaping treatment along the trunk road boundary shall be submitted 
to, and approved by, the Planning Authority, after consultation with Transport Scotland. 
 

36. Trunk Road Barrier Proposals:  Prior to commencement of the development, details 
of the barrier proposals along the trunk road boundary shall be submitted to, and 
approved by, the Planning Authority, after consultation with Transport Scotland. 
 



37. Drainage Connection Restriction:  There shall be no drainage connections to the 
trunk road drainage system. 
 

38. External Plant:  The details of any external plant proposed for use at the 
development shall be submitted to and approved in writing by the Planning Authority 
in advance of installation. 
 

39. Noise:  The proposed development must be designed and constructed to ensure the 
following noise standards are met within the building; 

 

 

Location 

 

 

Upper guideline indoor ambient noise level 
(daytime) 

Office: meeting room 35 to 45 dB LAeq, 8 hour 09:00-17:00 

Office: open plan 45 to 50 dB LAeq, 8 hour 09:00-17:00 

 
 
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 implementation of a bike hire scheme, as part of the approved 
development. 
 

12 In order to ensure this level of detail is provided for the proposed planting and to 
ensure it provides the necessary visual mitigation. 
 

13 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. 
 

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

15 In order to protect the ecology of the site and prevent environmental damage being 
caused to the River Teith SAC. 
 

16 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. 
 

17 In order to ensure the proposed SuDS design accords fully with SEPAs design 
requirements. 
 

18 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. 
 

19 In order to prevent harm to an EPS. 
 

20 In order to protect birds during nesting season. 
 

21 In order to ensure that this development does not spread invasive non-native 
species, in particular when moving soils and machinery off site. 
 

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

23 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. 
 

24 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. 
 

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

26 In order to ensure the access is substantially completed before works commence on 
site and that substantial is agreed in writing. 
 

27 In order to ensure this signage is fully agreed and implemented before the office is 
occupied. 
 

28 In order to ensure this detail is agreed and then implemented. 
 

29 To ensure the impacts of construction vehicles are fully understood and mitigated. 



30 In the interests of sustainable transport and order to reduce the impact on the transport 
network as a result of private motorised travel. 
 

31 In the interests of safe and efficient movement of motor vehicles within the application 
site. 
 

32 In the interests of road safety and the effective management of the transport network. 
 

33 To accord with Stirling Council’s Supplementary Guidance Transport and Access for 
New Developments, as a means of preserving pedestrian and cycle permeability 
through the site. 
 

34 To ensure that the scale of development does not exceed that assessed by the 
supporting Transport Assessment included within the Craigforth Campus, Stirling 
Environmental Impact Assessment Report dated July 2020, and to ensure that the 
scale and operation of the proposed development does not adversely affect the safe 
and efficient operation of the trunk road network. 
 

35 To ensure that there will be no distraction to drivers on the trunk road and that the 
safety of the traffic on the trunk road will not be diminished. 
 

36 To minimise the risk of pedestrians and animals gaining uncontrolled access to the 
trunk road with the consequential risk of accidents. 
 

37 To ensure that the efficiency of the existing trunk road drainage network is not affected. 
 

38 In order to ensure this equipment is to an acceptable design and noise level. 
 

39 In order to protect the occupiers from noise from the road.  

  



Location of Development 
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