
Stirling Council  Agenda Item No. 9 

Planning & Regulation Panel Date of 
Meeting:  8 December 2020 

Not Exempt 

Conversion Of Existing Building To 12 Residential Apartments 
And Erection Of 14 Townhouses Within The Grounds With 
Associated Parking And Amenity At Royal Hotel, 55 
Henderson Street, Bridge Of Allan, FK9 4HG - 20/00363/FUL 
– HEARING

Purpose & Summary  
The proposal is being considered by Planning & Regulation Panel as the development has 
received more than five objections and requires determination by Planning & Regulation 
Panel in accordance with the Council’s Scheme of Delegation for determining planning 
applications. 

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

A Hearing request by Councillor Tollemache has been made within timescales according to 
procedure in order to have the opportunity to address the Panel. 

Recommendations  
Planning & Regulation Panel is asked to: 

1. be minded to approve the application, with the conditions listed in Appendix 1 and a
Section 75 Legal Agreement to secure contributions in lieu of affordable housing and
waste contributions.

Resource Implications  
Not applicable. 

Legal & Risk Implications  
Not applicable.  

1. Background
1.1. Not applicable.



 

2. Considerations 
The Site 

2.1 The site is located within the centre of Bridge of Allan, at the existing Royal 
Hotel, and the surrounding land.  The site measures a total of 0.42 hectares 
and is fronted by Henderson Street, Lesser Westerton woodland to the rear 
and dwellinghouses to the east and west.  The site is located within the 
defined network centre of Bridge of Allan, and is located within the Bridge of 
Allan Conservation Area.  The original section of the existing building to the 
front of the site is s category C listed building.  

The Proposal 

2.2 The proposal seeks permission for a change of use of the hotel to form 11 
flatted dwellings, the erection of 12 dwellinghouses with associated parking 
and amenity space provision.  

2.3 The existing hotel building will be converted from Class 11, as a hotel, to form 
11 flatted dwellings contained within the building.  The modern elements of 
the building to the west, such as the existing flat roofed restaurant area, are 
proposed to be removed to accommodate the development on site. 

2.4 A total of 12 townhouses are proposed within the site, 10 are to be located to 
form a rear building line behind the existing building.  Two townhouses are 
proposed to the east and west of the existing Royal Hotel building on site.  
The three storey townhouses to the rear will be finished with render, zinc 
cladding and a slated roof.  The two townhouses to the sides are three storey 
in height, and finished in a gabled end to the front with brick, render and 
timber cladding, as well as a slated roof.  

Previous History 

2.5 An associated Listed Building Consent (20/00364/LBC) is being considered 
under delegated powers, and relates to the internal alterations required to 
accommodate the proposed apartments, and the removal of the later 
additions at the west of the building.  

Consultations 

Housing Strategy & Development: 

2.6 Off-site provision was considered to be acceptable in this circumstance, if a 
full contribution could be provided.  The contribution rate was calculated by 
applying the required 33% percentage (as Bridge of Allan is considered a 
Highly Pressured Area), to the median house price of the housing market 
area.  This was then multiplied by 25% times of the total number of units 
within the development scheme.  This results in a contribution rate of 
£309,292 being required. 

Roads Development Control: 

2.7 No objection, subject to conditions. 

 

 

 

 



 

Children's Services: 

2.8 Education has been consulted on the proposed development, and confirmed 
that the site falls within the catchment of Bridge of Allan Primary School, 
where there are no known capacity issues, therefore no contribution would be 
required.  Education also confirmed that the site falls within the catchment of 
Wallace High School, and is close to capacity.  The proposed development is 
expected to result in three additional pupils.  The Education Authority is of a 
view that through efficient school roll management, there will be sufficient 
room at Wallace High School to accommodate the three additional pupils, 
thus will not seek a contribution in relation to education.  

Representations 

2.9 Twenty seven representations have been made in relation to the proposed 
development.  Seventeen representations have been made in objection to the 
proposal, and one objection from Bridge of Allan Community Council.  The 
majority of objections were received during the first notification period.  A 
second period of notification was undertaken, which expired on 27 November, 
to allow for members of the public to comment on the amended drawings.  An 
additional nine representations were made during this consultation period.  As 
such, some of the comments relate to elements of the proposal that was 
subsequently changed.  The comments are taken from all representations 
made, and are summarised below.  

2.9.1 Loss of the hotel. 

2.9.2 Response:  The principle of the loss of the hotel has been addressed 
within paragraphs 2.20 -2.27 of this report.   

2.9.3 Unsympathetic design of new buildings. 

2.9.4 Response:  The design merits of the proposed dwellinghouses have 
been addressed within paragraphs 2.28-2.34 of this report. 

2.9.5 Drainage and flooding. 

2.9.6 Response:  SEPA shows no evidence of flooding occurring on site.  
A SUDS scheme will be provided as part of the proposal, and a 
condition has been requested in Appendix 1 to secure this. 

2.9.7 Penthouse addition. 

2.9.8 Response:  In response to concerns raised by objectors and the 
Planning Department, the penthouse has been subsequently omitted 
from this proposal. 

2.9.9 Light and privacy impact. 

2.9.10 Response:  Residential impact has been addressed within 
paragraphs 2.35 - 2.38 of this report.  

2.9.11 Tree removal. 

2.9.12 Response:  Tree removal and its impacts has been addressed within 
paragraph 2.41 of this report.  

2.9.13 Impact on character of Conservation Area. 

2.9.14 Response:  The impact on the Conservation Area has been 
addressed within paragraph 2.32 -2.34 of this report.   

2.9.15 Insufficient public notification of planning application. 



2.9.16 Response:  Notification of this planning application has been carried 
out in line with legislation.  Two neighbour notifications have been 
sent, one during the initial advertisement of the application, and one 
after the amended drawings have been received.  A Site Notice has 
also been published in line with the requirements of Covid-19 
Emergency Legislation. 

2.9.17 Over-development of the site. 

2.9.18 Response:  In response to concerns raised by the Planning 
Department, the scale of the proposed has been reduced, and the 
number of units have been reduced. It is not considered that the 
proposals, as amended, result in overdevelopment of the site. 

2.9.19 Inappropriate height of the proposed buildings. 

2.9.20 Response:  The height of the proposed buildings are in line with the 
neighbouring building to the west. Impact on amenity has been 
addressed within paragraph 2.35-2.38 of this report.  

2.9.21 Traffic impact and lack of parking spaces. 

2.9.22 Response:  Stirling Council’s Transportation Development 
Management Team have been consulted on this application, and are 
content with the proposal in terms of traffic impact, safety and 
parking and cycling provision.  

2.9.23 Proximity of town houses to foot path. 

2.9.24 Response:  In response to the Planning Department concerns, the 
scale of the development was reduced.  This allowed the proposed 
dwellinghouses to be sited further back from the footpath than was 
originally submitted.  

2.9.25 Inappropriate material choice for dwellinghouses 

2.9.26 Response: A condition has been requested in Appendix A to allow all 
materials choice to be scrutinised to ensure their acceptability. 

Local Development Plan 

2.10 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. 

2.11 Primary Policy 1, Policy 1.1, Policy 2.2, Policy 2.6, Primary Policy 3, Policy 
3.1, Policy 3.3, Policy 7.2, Policy 7.3, Policy 7.4 and Policy 10.1. 

Other Planning Policy 

2.12 Supplementary Guidance 01: Placemaking, Draft Supplementary Guidance: 
Developer Contribution, Bridge of Allan Conservation Area Character 
Appraisal, Draft Supplementary Guidance: Transport and Access 

 

 

 

 



Assessment 

2.13 In connection with this application, the following documents have been 
submitted by the applicant, and their content is summarised in the following 
sections.  A number of the reports refer to 12 flatted dwellings and 14 
dwellinghouses, however this refers to the original proposal which has been 
amended following negotiation.  Through the assessment of the application, 
the design and scale has been altered to respond to concerns and objectors.  
However, the content of these documents remain valid.  

2.14 A Planning and Design Statement has been submitted stating the background 
of the hotel, and its viability, how the proposal fits in with the surrounding 
streetscape and the proposals impact on the wider character of the 
Conservation Area, and the historical integrity of the listed building.  

2.15 A Tree Survey has been submitted assessing the developments impact on the 
trees to the rear of the site.  It categorises the trees into A’s and B’s 
depending on their status, and which trees are highlighted as worthy of 
retaining.  The woodland to the rear is worthy of retaining, and the tree survey 
indicated that due to the topography and proximity of the developments and 
the trees, the roots of the trees are likely to lie outwith the development 
footprint.  

2.16 A Bat Survey has been provided which demonstrates that there is no 
evidence of bat roost being present within the building.   

2.17 Marketing information has been provided by the application, which indicates 
that the hotel has been on the commercial selling market since July 2018. 

2.18 A Transport Statement has been provided and it demonstrates that sufficient 
car parking can be provided for on site, and sufficient visibility splays can be 
maintained 

2.19 A Public Safety Audit has been provided and demonstrates that the proposed 
development will not have a significant impact on the road safety of the 
surrounding area. 

Principle of the Development 

2.20 This application is for planning permission for a change of use from a hotel to 
form 11 flatted dwellings and 12 dwellinghouses within the grounds of the 
Royal Hotel in Bridge of Allan.  

2.21 Policy 2.6:  Supporting Town Centres of the Adopted Stirling Council Local 
Development Plan 2018 states that town centres will be the preferred location 
for uses which generate significant footfall.  Change of uses to residential use 
will generally not be supported on the ground floor, and that all developments 
must have active frontages.  Within Bridge of Allan in particular, there is a 
presumption against the loss of all uses which contribute to its vitality and 
viability or serve an important community and/or employment functions.  

2.22 Primary Policy 3: Provision of Infrastructure furthers this, and reiterates that 
the loss of services through change of uses where they serve an important 
community or employment function will be resisted.  

 

 

 

 



2.23 As per the above policies, the retention of important community or 
employment functions is encouraged.  Given the hotels prominence within the 
Bridge of Allan town centre, commercial marketing information was requested.  
This was to demonstrate that the building has been unsuccessfully marketed 
for at least 12 months.  The documentation provided demonstrates that the 
earliest the hotel was advertised was in July 2018, which exceeds the 12 
months minimum.  As such, it is considered that a change of use from a hotel 
would be considered in line with the tests outlined in Policy 2.6.  Furthermore, 
it is also pertinent that the hotel is a commercial private enterprise and not a 
community facility and it is not in the Council’s control to maintain the viability 
or continued operation of the hotel, regardless of the granting of planning 
consent of this proposal.  After active marketing, it is concluded that the 
redevelopment of the site to provide town centre housing would also be 
consistent with maintaining the viability of the town centre.  

2.24 The introduction of town centre residential accommodation is actively 
encouraged with Scottish Planning Policy as a way to revitalise town centres.  
The central location of this site will help to introduce additional residents, and 
potentially provide an increase in footfall to nearby businesses.  The site 
would benefit from a number of local amenities, and would be an acceptable 
location for housing within Bridge of Allan.  

2.25 There are examples within Bridge of Allan that have residential 
accommodation on the ground floor, including dwellinghouses, such as the 
dwellinghouse directly west of the site.  As there is examples from nearby, it is 
considered that the provision of some ground floor residential accommodation 
is characteristic of this area.  As such, it is deemed to be acceptable in this 
circumstance.  

2.26 Overall, it is considered that the proposed change of use from a hotel to form 
residential dwellings will not have a negative impact on the wider town centre, 
and would comply with Policy 2.6. 

2.27 Furthermore, the utilisation of vacant or under-used land or buildings within 
built up areas is encouraged within Stirling Council’s Placemaking Policy, 
Primary Policy 1.  It is considered that the reuse of this site for residential 
development would be a sympathetic reuse of the development site.  

Design of the Development 

2.28 The change of use of the hotel also involves the removal of the later additions 
on the western elevation.  It is considered that these elements being removed 
will be a positive intervention, and enhance the visual prominence of the 
original building.  

2.29 Ten townhouses are located to the rear of the site, and are sited in a way so 
that they will not be prominently visible from Henderson Street.  The design of 
these townhouses are modern in style, incorporating render, zinc cladding 
and slated roof.  It is considered that, although a contrast from the 
surrounding area, they are of a high quality design, and will act as a 
complementary visual contrast with the surrounding area.  Although modern in 
overall design, there are features reflective of the locale, such as the 
incorporation of traditional materials in the roof.  The vertical emphasis of the 
buildings, which is characteristic of the area, is also replicated within the 
design, referencing its siting within the historic environment.  As such, it will 
inject sympathetic, yet contemporary, architecture into the Conservation Area. 

 



2.30 The two dwellinghouses to the east and west are different in style from those 
described above.  A more conservative design has been adopted, and will be 
a three storey building incorporating more historical architectural features, 
including a stone finished gable end projection to the front.  These dwellings 
will be more prominent within the streetscape, being further forward on the 
site, and the inclusion of more traditional style and elements is welcomed 
given the sites location.  Pitched dormers are also proposed, as well as a 
slated roof.  The pitched dormers help integrate the proposed building well 
with the surrounding buildings, and allows the proposed to integrate visually 
better with its surrounding.  Overall, although both are modern buildings in 
design, they can be interpreted as being sympathetic to the wider 
Conservation Area, through the integration of historical architectural features 
and sympathetic materials.  It is therefore considered that these two proposed 
dwellinghouses at this location are appropriate to its surroundings.  

Siting and Scale of the Development 

2.31 The additional dwellinghouses are to be sited behind the existing building line 
of the Royal Hotel, and the neighbouring buildings.  The proposed 
development is largely in line with the predominant development pattern 
within the area, and respects the existing building line of Henderson Street.  
The proposed dwellings to the rear of the site are discreetly located within the 
site itself, and will not be highly visible from public vantage points, limited to 
looking directly into the site.  The retention of the building line, and the 
placement of the two forward dwellinghouses to be located slightly behind this 
building line is welcomed.  This respects the prominence of the Royal Hotel 
building, and respects the strong building line which is present on Henderson 
Street.  The height of the proposed buildings are in line with the surrounding 
buildings, and will not be significant in terms of height within the streetscape.  
Furthermore, they are visually subordinate to the main Royal Hotel building, 
which will retain its prominence within the area, and respect its significance as 
a local landmark.  The Royal Hotel has large open areas to the east and west, 
which is largely uncharacteristic of Henderson Street.  The proposed 
development will introduce built elements into these areas, and as such, the 
development pattern of this site will be brought more in line with what is seen 
in the wider area.  As such, it is deemed that the proposed design, 
positioning, height and scale of the proposed buildings are appropriate for this 
location. 

Impact on the Conservation Area 

2.32 As discussed in the sections above, various elements of the scheme are 
considered to be sympathetic and acceptable given the siting within the 
Conservation Area.  The proposed new buildings to the front incorporate 
traditional historical architectural features and traditional materials.  Although 
the proposed buildings to the front of the site will be visually modern, the 
design references the areas historic features and characteristics.  The 
proposed buildings will be located on the existing building line, and it is 
considered that they will integrate well with the Conservation Area, and will 
not have a negative impact on its setting.  

 

 

 

 



2.33 The proposed buildings to the rear are located out of view from the main 
public vantage points across the wider Conservation Area.  As such, the 
impact on the wider character by these additions are minimal.  The design of 
these buildings are modern, but do still incorporate traditional and sympathetic 
material into the design.  As such, it is considered that the design has been 
influenced by its location within the Conservation Area, and due to its siting, 
will have minimal impact on its surroundings.  

2.34 The Royal Hotel building itself will receive minimal alterations.  The originally 
proposed penthouse apartment has been removed after negotiations between 
the Planning Department and the agent.  The more modern ad-hoc additions 
to the west of the site will be removed, which are considered to result in a 
positive enhancement of the Conservation Area.  The removal of the 
alterations enhances the status and prominence of the Royal Hotel, thus 
elevating its importance on the Conservation Area.  It is therefore considered 
that alterations to the existing hotel will result in a positive impact on the 
character of the Conservation Area.  

Residential Amenity 

2.35 The conversion of the existing hotel building is not considered to impact 
neighbouring properties provision of sunlight, privacy or daylight.  This is due 
to the footprint of the building not being altered and its proximity to 
neighbouring dwellinghouses remains unchanged.  

2.36 The proposed residential building to the west of the Royal Hotel is not going to 
impact on residential amenity.  The building will be sited within the existing 
building line, and there are no windows on the neighbouring dwellinghouse to 
the rest to result in an impact on privacy provision.  Due to the proximity and 
the relationship of the proposed buildings and the neighbouring 
dwellinghouses, there will not be a significant impact on daylight or sunlight 
provision. 

2.37 The neighbouring property to the east, No. 57 Henderson Street, is located at 
a right angle to the proposed dwellinghouse.  Based on the angle of the 
windows of No. 57 to the proposed dwellinghouses to the rear, there will not 
be a significant impact on privacy provision.  Due to the proximity and the 
relationship of the proposed buildings and the neighbouring dwellinghouses, 
there will not be a significant impact on daylight or sunlight provision.  

2.38 The buildings located to the north of the site will not have a significant impact 
on neighbouring residential amenity.  Due to the proximity of the proposed 
buildings and the neighbouring dwellinghouse, there will not be a significant 
impact on daylight or sunlight provision.  The nearest dwellinghouse to the 
west is located at a distance that exceeds the minimum 18 metres allowance 
from the proposed dwellinghouses windows.  Coupled with the angle of the 
proposed dwellinghouse with the neighbouring, there will not be a direct 
impact on the dwellinghouse in terms of privacy.  The vegetation present to 
the North West and North East of the application site will largely mitigate the 
effects of potential privacy loss.  The proposed dwellings to the east are 
similarly unlikely to impact the existing dwellinghouse, due to the angle of the 
windows to the proposed.  Again, some privacy loss will be witnessed, but the 
vegetation on this corner will mitigate the worst effects of potential privacy 
loss.  

 

 



Transportation 

2.39 After requested, a Transport Statement was submitted, and it concludes that it 
benefits from suitable footways near the site, local bus stops and the railway 
station reasonable walking distance, and as such, the site has a range of 
transport options, and would not solely be reliant on car travel.  47 car parking 
spaces in total are proposed across the site.  Stirling Council’s Supplementary 
Guidance on access arrangements for new development states that the 
minimum level would be 46, thus this proposal complies with this 
Supplementary Guidance.  It should be highlighted that the dimensions of the 
car ports fall short of the minimum size requirements expected, however it has 
been considered that they are sufficient and will be able to provide the car 
parking required with sufficient manoeuvrability space.  Furthermore, 16 cycle 
spaces have been allocated on site, which again meets the requirements of 
the Supplementary Guidance.  

2.40 A core path connection is proposed to the north, which would increase the 
permeability of the site, and will be a desirable element to include within this 
site. 

Trees 

2.41 Early discussion with the Tree Officer raised the concern over the proximity of 
the northern townhouses and the potential to impact the tree roots of the 
woodland to the north.  However, the Tree Survey details that due to the 
topographical difference and proximity of the proposed dwellings and the 
woodland, there will be minimal impact on the roots of these trees.  The Tree 
Survey also indicates that some trees are required to be removed as part of 
this development, but the Tree Survey indicated that replanting is 
encouraged.  A condition is recommended to ensure a full landscaping plan 
be submitted, which will include the position of the relocated trees.  The Tree 
Officer is satisfied with the content of the Tree Survey other than the initial 
concerns raised previously, and would not raise any significant issue to the 
proposal, other than additional conditions be attached to protect the trees 
during construction, which has been recommended in Appendix 1.  

Affordable Housing 

2.42 Policy 2.2 states that the area is within a Highly Pressured Area for housing. 
In this instance the requirement is 33% and Policy preference is for on-site 
contribution.  The revised scale of the proposals requires that 8 units would be 
required.  It has been indicated by the agent that on-site provision was not a 
viable option, given the constraints of the site in regards to the size of the site 
and density.  After discussion with Stirling Council’s Housing Team, it has 
been agreed that an off-site contribution would be accepted in this 
circumstance.  An on-site contribution was not pursued from Housing due to 
the number, location and housing type proposed.  Ideally, a single block of 
affordable housing would be provided, or appropriately accessible housing.  
However, not enough units could be requested within the Royal Hotel block to 
occupy it entirely, which results in management issues if mixing tenures, and 
the townhouses are not suitable for affordable housing due to their lack of 
accessibility and future adaptability capacity.  It was therefore considered by 
Housing that a full off-site contribution would be made.  

 

 



2.43 A total off-site contribution of £309,292 would be required to meet the 
contribution rate outlined in Policy 2.2.  The agent has advised that the client 
is satisfied with this level of contribution, and shall pay in full through a 
Section 75 Agreement which will be entered into between the applicant and 
the Planning Authority.  Therefore, the full developer contribution rate is to be 
provided, and thus demonstrates that the criteria of Policy 2.2 would be met.  

Developer Contribution 

2.44 As per the above, a Contribution is required for affordable housing to comply 
with Policy 2.2.  In relation to the wider Policy 3.3 on Developer Contributions, 
further payment is required based on the site, size and scale of the 
development.  A summary of the contributions that are required is provided 
below.  

2.45 Education – No contribution is required, as detailed within Paragraph 2.8. 

2.46 Transportation – No contribution is required. 

2.47 Affordable Housing - £309,292 is required. As detailed in Paragraph 2.44. 

2.48 Health Facilities – No contribution is required. 

2.49 Waste - £1,360 is required, based on the £60 per unit, as outlined in 
Supplementary Guidance: Developer Contribution. 

2.50 Open Space – No Contribution is required. 

2.51 In line with Policy 3.3, a total contribution of £310, 652 is required in order to 
comply with the relevant policies.  A Section 75 Agreement will be entered 
into between the applicant and the Council to secure this.  

Conclusion 

2.52 Overall, it is deemed that the redevelopment of the site is encouraged, as is 
the development of town centre housing.  Sufficient evidence has been 
provided to demonstrate that the site has been marketed.  The introduction of 
residential units within the town centre will enhance the vitality and vibrancy of 
the area.  The additional dwellings are considered to be sited and designed in 
such a way as to respect the character of the Conservation Area, whilst also 
preserving the historic integrity of the Listed Royal Hotel.  Adequate car 
parking space has been provided on the site, with a number of active travel 
opportunities nearby.  Although not provided on site, a contribution for off-site 
provision of affordable housing complies with the relevant policies.  It is 
therefore considered that the proposed development does comply with the 
Stirling Council Local Development Plan 2018 and is recommended for an 
approval subject to the conclusion of a Section 75 Agreement, with conditions.  

 

3. Implications  

Equalities Impact 

3.1 The contents of this report were assessed under the Council’s Equality Impact 
Assessment process.  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 within this report.  

Consultations 

3.5 As set out in Considerations within this report.   

 

4. Background Papers 
4.1 Planning Application file 20/00363/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  
 

07 Site Plan  
 

08 Floor Plans  
 

09 Floor Plans  
 

10 Floor Plans  
 

11 Floor Plans  
 

12 General  
 

13 General  
 

14 General  
 

15 General  
 

16 Elevations  
 

17 Sections  

 

5. Appendices 
5.1 Appendix 1 – Conditions and Reasons.  
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APPENDIX 1 

 

CONVERSION OF EXISTING BUILDING TO 12 RESIDENTIAL APARTMENTS AND 
ERECTION OF 14 TOWNHOUSES WITHIN THE GROUNDS WITH ASSOCIATED 

PARKING AND AMENITY AT ROYAL HOTEL,55 HENDERSON STREET,BRIDGE OF 
ALLAN,FK9 4HG - 20/00363/FUL 

 

Approve, subject to the following conditions 
 
1. Materials Details:  Prior to the commencement of development, samples or a 

brochure of all materials to be used on external surfaces, including the roof, in 
respect of type, colour and texture, shall be submitted for prior written approval of the 
Planning Authority. 
 
Reason:  In the interest of visual amenity. 
 

2. Bin Stores:  Prior to the commencement of work on site, plans and elevations of the 
proposed bin stores shall be submitted to and approved in writing by the Planning 
Authority.  

 
Reason:  To ensure that the bin stores are of a suitable size and are acceptable in 
appearance 
 

3. SUDS:  The principles of Sustainable Urban Drainage Systems (SUDS) for the 
surface water regime shall be incorporated into the development.  Details of the 
surface water management and SUDS proposals shall be submitted to and approved 
in writing by the Planning Authority prior to the commencement of work on site and 
thereafter implemented as approved. 
 
Reason:  To ensure that a suitable and sustainable surface water drainage system is 
in place for the commencement and occupation of the site. 
 

4. Landscaping Scheme:  Prior to the commencement of development, a scheme of 
landscaping indicating the siting, numbers, species of all trees, shrubs and hedges to 
be planted or replanted shall be submitted and approved in writing by the Planning 
Authority.  The scheme as approved shall be implemented the first planting season 
following the construction of development.   
 
Reason:  In the interests of visual amenity and to ensure a satisfactory standard of 
local environmental quality. 
 

5. Landscape Protection:  Prior to the commencement of development, details and 
specifications of all protective measures necessary to safeguard the trees, shrubs 
and other vegetation on the site during operations shall be submitted to and 
approved in writing by the Planning Authority.  Thereafter the protective measures 
shall be implemented throughout the building operations and be retained in a sound 
and upright position with no building materials, soil or machinery stored in or adjacent 
to the protected area, including the operation of machinery. 
 



Reason:  In the interest of protecting and retaining the long term viability of existing 
trees which contribute to the amenity of the proposed development and the 
surrounding area and to ensure that no unnecessary damage is caused to existing 
trees, shrubs and other vegetation as a result of the proposed development. 
 

6. Protection of Trees:  No trees, shrubs or hedges within the application site shall be 
topped, lopped, felled or uprooted, other than those specified within the submitted 
Tree Survey, without the prior written consent of the Planning Authority. 
 
Reason:  In the interest of protecting existing trees. 
 

7. Enclosure and Hardstanding Details:  Prior to the commencement of development, 
details of the location, height and materials of all new boundary fences, gates or 
other means of enclosure and details of all paving and hard surfacing materials shall 
be submitted for the prior written approval of the Planning Authority.  Thereafter the 
enclosures and hard surfacing shall be implemented in accordance with the approved 
details. 
 
Reason:  In the interests of visual and residential amenity. 
 

8. Residential Travel Plan:  Prior to the commencement of the development, a 
comprehensive Residential Travel Plan, including proposals to reduce the 
dependency on the private car and identifying measures to be implemented, the 
system of management, enforcement, monitoring, review and funding arrangement to 
sustain these commitments for the duration of the Plan, will be submitted to, and 
approved in writing, by the Planning Authority.  The Travel Plan shall be carried out in 
complete accordance with the approved details. 
 
Reason:  In the interest of road safety; to reduce the dependency on private vehicular 
travel. 
 

9. Cycle Parking:  Details of the cycle parking to be installed for the apartments shall 
be submitted, and approved in writing, by the Planning Authority.  The cycle parking 
shall be installed in accordance with the approved details 
 
Reason:  To ensure adequate cycle parking provision is provided.  
 

10. Vehicular Access:  The two vehicular accesses proposed shall be formed as 
vehicular footway crossings, whereby pedestrian priority is retained over the site 
frontage, with all works being carried out to the requirements of the Transport 
Development Team.  Similarly the existing access points which are to be 
permanently stopped up shall be reformed as footway with upstand kerb, to the 
requirements of the Transport Development Team prior to the occupation of the first 
dwellinghouse. 
 
Reason:  To ensure the footpath retains prioritised for pedestrian usage 
 

 

 



11. Visibility Splays:  That junction access visibility splays of 2.4 metres by 4.3 metres 
shall be maintained in both directions at the junction with the public road.  There shall 
be no obstacle greater than 1.05 metres in height within the visibility sightline splays. 
 
Reason:  To ensure safe access to and from the site. 
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