
Stirling Council  Agenda Item No. 5 

Planning & Regulation Panel Date of 
Meeting:  2 February 2021 

Not Exempt 

Erection Of 117 Dwelling Houses, Formation Of Access, 
Open Space, Landscaping, Suds And Associated 
Infrastructure At Land At Cushenquarter Farm, Plean - 
Persimmon Homes East Scotland & Story Homes Scotland 
Ltd - 19/00086/FUL 

Purpose & Summary  
Detailed planning permission is sought by Persimmon Homes (East Scotland) Ltd and Story 
Homes Scotland Ltd to develop land on the south eastern edge of Plean for a residential 
development comprising 117 units with associated access, open space, landscaping and 
infrastructure.  

This application is a major planning application under the terms of the Town and Country 
Planning (Hierarchy of Developments) (Scotland) Regulations 2009. 

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

Recommendations  
Planning & Regulation Panel is asked to approve the application subject to: 

1. draft conditions set out in Appendix 1, and

2. a Section 75 Legal Agreement.

Resource Implications  
Not applicable. 

Legal & Risk Implications  
Not applicable  

1. Background
1.1. The site forms part of a Housing site (H069) allocated in the Stirling Local

Development Plan 2018. 



 

2. Considerations 
The Site 

2.1 The site extends to approximately 7.84 hectares and encompasses an area of 
agricultural land between Plean and Old Plean.  The site is of a triangular 
shape with the narrowest edge of the site bounding the Main Street of Plean 
(A9) to the west; open amenity land and Cushenquarter Drive/Torburn 
Avenue to the north west; the access track to the Waste Water Treatment 
Works to the north; agricultural land to the east and William Simpson’s Home 
to the south.  The site is level from the Main Street running back (eastwards) 
into the site before the land drops away on the northern side (towards the 
access track to the sewage works). 

The Proposal 

2.2 The proposal is for the erection of 117 residential units which will comprise 29 
affordable units and 88 private units.  The affordable units will be a mix of: 2-
bed terrace (11 units), 3-bed terrace (10 units) and 2-bed cottage flats (8 
units). The private units will be a mix of: 2-bed terrace (6 units); 3-bed terrace 
(6 units), 3-bed semi-detached (10 units), 3-bed detached (16 units); 3-bed 
townhouses (2 units); 4-bed townhouses (2 units); 4-bed detached (40 units); 
5-bed detached (6 units).  The vast majority of units, both affordable and 
private, are to be either a cream or white render with slate grey roofs.  The 
exception is a few units with a brick external finish dotted within the site and 
placed within the centre of the streets. 

2.3 The proposal includes a new access onto the Main Street (A9) and the ability 
to provide a secondary access linking with Bruce Street to the north of the 
site.  A main spine road is to be provided through the site with several roads 
branching off this main road.  The spine road will be traffic calmed by means 
of pop-outs with raised speed cushions.  Open space, amenity land is to be 
provided and will include the provision of an equipped play area.  There will 
also be a Sustainable Urban Drainage System within the amenity space.  The 
development will be set back from Main Street by an area of landscaped open 
space where, as well as footpaths, an electrical substation and an 
underground gas tank will be located.  

 

Previous History 

2.4 There is a planning application (19/00490/PPP) pending which seeks 
planning permission in principle for up to 500 housing units.  This application 
forms part of the larger, planning permission in principle site. 

2.5 A previous planning permission in principle application (17/00440/PPP) for 
‘Residential development of up to 500 units, erection of primary school, 
formation of access, landscaping, open space, SUDS and associated 
infrastructure’ was refused in February 2018.  The applicant appealed this 
decision (Appeal reference: PPA-390-2062).  The appeal was dismissed and 
planning permission in principle was refused by a Reporter in September 
2018.  The Reporter’s decision to dismiss the appeal was based on a lack of 
provision of an acceptable indicative road/junction design for the primary 
junction with the A9 and the secondary link to Bruce Street; alongside the lack 
of information demonstrating adequate public transport penetration 
throughout the site. 



2.6 A previous detailed planning application (17/00834/FUL) for the ‘Erection of 
198 dwelling houses, formation of access, open space, landscaping, SUDS 
and associated infrastructure’ was refused in February 2018. 

Consultations 

Roads Development Control: 

2.7 Roads recommended the inclusion of a number of conditions: Timing and 
provision of the access; Traffic Calming Scheme and the provision of a Travel 
Plan.  Road also recommended a financial contribution, agreed and secured 
under a Section 75 Legal Agreement, to address the development’s 
contribution to the cumulative traffic impacts within the area.  

Scottish Environment Protection Agency: 

2.8 Scottish Environment Protection Agency initially objected to this application 
however having received further information removed their objection to the 
proposed development. 

Environmental Health: 

2.9 Noted the submission of an Odour Assessment and had no comments to 
make.  Noted the submission of an Air Quality Assessment.  Suggested 
conditions relating to the provision of electric vehicle rapid charge points, the 
submission of a Dust Management Plan and external lighting.  

2.10 Acknowledged the submission of a Noise Impact Assessment and a Report 
on Site Investigations but wished the inclusion of conditions to ensure these 
matters were fully detailed and addressed within the development. 

Scottish Water: 

2.11 Water:  Sufficient capacity in the Turret Water Treatment Works. 

2.12 Foul:  Insufficient capacity at Plean WWTW to accommodate a development 
of this scale.  The developer is working with Scottish Water to agree a 
drainage strategy in line with wider plans for this catchment. 

Housing Strategy & Development: 

2.13 Housing confirmed that they were content with the proposed mix, type and 
location of the affordable housing. 

Children's Services: 

2.14 Acknowledge the contributions set out in the Draft Supplementary Guidance 
on Developer Contributions and the need to ensure that the utilisation period 
for the contribution is appropriate.  

Bridge and Flood Maintenance: 

2.15 No objection on the condition that evidence is submitted to the Council of a 
maintenance schedule for SuDS and the appointment of a factor to carry out 
the maintenance.  The site lies outwith the functional flood plain and parts are 
at low - high risk from surface water flooding.  It is noted that discharge is to 
be kept to the greenfield rate of 38.2l/s therefore Flooding has no objection to 
the application. 

Land Services: 

2.16 On-site children’s play provision would be the appropriate mechanism for play 
provision designed in line with guidance set out in SG02.  

 



NHS Forth Valley: 

2.17 No direct response received from a consultation on this planning application 
however discussion have taken place with Planning Policy regarding the Draft 
Supplementary Guidance on Developer Contribution. 

Planning & Policy: 

2.18 The proposed development has the potential to impact on previously 
unknown archaeological remains therefore it is recommended that a condition 
seeking a Programme of Archaeological Works is included in any permission. 

Representations 

2.19 Eight letters of representation, including 6 objections, have been received 
raising the following matters: 

2.19.1 Impact of development on road network and air quality. 

2.19.2 Opportunity to increase biodiversity within the development: creation 
of habitats, use of native plants. Need to ensure maintenance regime 
for landscaped areas is in place. 

2.19.3 Inadequate access to cater for the amount of vehicles that will be 
entering/exiting the site. 

2.19.4 Queries raised with regard to the adequacy of the proposed drainage 
within the site. 

2.19.5 Impact on local eco-system. 

2.19.6 Insufficient infrastructure capacity (school, health centre, sewage 
works) in Plean to cope with demand from this development. 

2.19.7 Effect of urban sprawl on the character and identity of Plean. 

Local Development Plan 

2.20 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: 

2.21 Primary Policy 1: Placemaking; Policy 1.1: Site Planning; Policy 1.2: Design 
Process; Policy 1.3: Green Infrastructure and Open Space; Primary Policy 2: 
Supporting the Vision and Spatial Strategy; Policy 2.1: The 5 Year Effective 
Housing Land Supply; Policy 2.2: Planning for Mixed Communities and 
Affordable Housing; Policy 2.3: Particular Needs Housing and 
Accommodation; 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; Policy 4.1: Low and Zero Carbon Buildings; Primary Policy 5: 
Flood Risk Management; Primary Policy 6: Resource Use and Waste 
Management; Policy 7.1: Archaeology and Historic Building Recording; 
Primary Policy 8: Conservation and Enhancement of Biodiversity; Policy 8.1: 
Biodiversity Duty; Primary Policy 9: Managing Landscape Change; Policy 9.3: 
Landscaping and Planting in Association with Development; Primary Policy 
10: Forestry, Woodlands and Trees; Policy 10.1: Development Impact on 
Trees and Hedgerows; Primary Policy 13: The Water Environment; Primary 
Policy 14: Soil Conservation and Agricultural Land. 



2.22 The Stirling Local Development Plan allocates this site for Housing (H069 
Cushenquarter) and it is included in the Schedule of Development Sites 
(Housing Sites H069 - Appendix A of the Plan).  

2.23 Supplementary Guidance: Flood Risk Management and the Water 
Environment. 

Other Planning Policy 

2.24 Non-statutory Supplementary Guidance - SG01: Placemaking; SG02: Green 
Network; SG04: Affordable Housing; SG06: Health Care Facilities; SG14: 
Ensuring a Choice of Access for New Developments; SG15: Education 
Provision; SG16: Developer Contributions; SG17: Low and Zero Carbon 
Buildings; SG19: Waste Management; SG23: Introduction to Archaeology in 
Stirling; SG26: Biodiversity Conservation; SG28: Landscape Character 
Assessments; SG29: Landscape and Planting Requirements in New 
Developments; SG31: Trees and New Development; SG32: Trees and the 
Law. 

2.25 Some of the Non-statutory Supplementary Guidance outlined above has been 
superseded by Draft Supplementary Guidance - Developer Contributions 
(supersedes SG04, SG06, SG15 and SG16); Transport and Access for New 
Development (supersedes SG14).  

2.26 Scottish Planning Policy (2014). 

2.27 Planning Advice Note (PAN) 51: Planning, Environmental Protection and 
Regulation sets out the Scottish Executive's core policies and principles with 
respect to environmental aspects of land use planning, including air quality. 

2.28 Planning Advice Note (PAN) 1/2011: Planning and Noise.  

Assessment 

2.29 This site forms part of a larger, strategic housing designation (H069) therefore 
the applicant has submitted a Masterplan to demonstrate how this site could 
be encompassed within a development for the whole H069 designation.  The 
full designation is also subject to a planning application by one of the 
applicants - Persimmon Homes (East Scotland) Ltd (19/00490/PPP).  Since 
this is a detailed planning application, it should be recognised that this 
permission can be implemented in isolation to the Masterplan or that it may 
be years before any development takes place on the adjacent land.  It is 
therefore important to ensure that this site is self-contained within the existing 
landscape and there is not a reliance of the adjacent site to provide the 
necessary landscaping. 

2.30 Open Space Provision:  As set out in Primary Policy 1 (Placemaking), 
development should contribute to the implementation of the Council’s Open 
Space Strategy and Green Network objectives. Policy 1.3 (Green 
Infrastructure and Open Space) requires new development to incorporate 
accessible multifunctional open space of the appropriate quantity and quality 
to meet the needs arising from the development.   The Policy also requires 
that the long term maintenance of the open space is secured. Policy 3.3 
(Developer Contributions) requires that contributions to off-site provision will 
only be sought where on-site provision is not appropriate. 

 

 



2.31 The Council’s Open Space Strategy requires developers to ensure that open 
spaces are integrated and planned in a development; that they are multi-
functional and connected.  Such an approach prevents the provision of small 
‘left-over’ areas of unconnected open space that offer little benefit to the local 
community.  The approach within the Open Space Strategy is embedded in 
SG02 (Green Networks) to ensure that developers fully consider open space 
in their developments. 

2.32 The site plan indicates a play area of at least 1500sqm with surrounding 
amenity space.  One of the drawings submitted (Drawing SC10191/01 by 
Kompan) provides a layout and details for the play equipment and a further 
document (Kompan sales quote) provides details of the costs associated with 
the play equipment.  It is therefore considered that the applicant has provided 
sufficient details of the play equipment, including build costs, to demonstrate 
that there is sufficient open/play space of sufficient quality.  Conditions are 
proposed to ensure that the timing of the provision of the play equipment is at 
an appropriately early stage in the overall development, that details are 
agreed for the long term maintenance of the play space and areas of 
communal landscaped ground and that the full package of landscaping is 
provided.  It is considered that this development complies with Primary Policy 
1 and Policy 1.3. 

2.33 Access/Transport:  Policy 1.1 (Site Planning) states that all proposals must 
be accessed safely and that all streets and open spaces should be designed 
in a manner so as to create safe, accessible, inclusive places for people, 
which are easily navigable, particularly on foot, bicycle and public transport.  
Policy 1.2 (Design Process) states that Masterplans will be prepared to 
provide a comprehensive approach to the provision, design and location of 
uses, open space and infrastructure.  Policy 3.1 (Addressing Travel Demands 
of New Development) seeks to ensure that accessible (walking, cycling, 
public transport and motor vehicles) developments are created.  This policy is 
supported by Draft Supplementary Guidance (Transport and Access for New 
Development) which sets out the requirements for new developments so that 
the Council can consider how access and transport issues are evaluated to 
ensure development occurs in an appropriate manner. 

2.34 The applicant submitted a Transport Assessment in support of the 
application.  The purpose of a Transport Assessment is to assess the impact 
of a development on the surrounding network and highlight mitigation 
measures that are required to ensure a fully integrated and connected 
development is delivered.  This site is part of a wider allocation and as such 
any transport submission needed to consider the cumulative impact of the 
delivery of the full allocation.  Roads were satisfied that the scope of the 
assessment was suitable.  The development will therefore be subject to a 
developer contribution towards the cumulative transportation impact.  
Transport Development’s concerns regarding this site were mainly related to 
the primary vehicle access junction and the need to provide a comprehensive 
set of measures to lower speeds on the A9, along the site frontage, to support 
the achievable visibility splays.  A Stage 1 Road Safety Audit was also 
submitted in support of the proposals outlining a traffic calming scheme to 
reduce speeds to within the posted speed limit.  On the basis of the Road 
Safety Audit, updated drawings and the inclusion of conditions, Transport 
Development are content that the proposed access arrangement is 
acceptable.  

 



2.35 The applicant amended the Site Plan to ensure that the road within the site 
extended to the site boundary to allow for a connection to a future road link to 
the north.  A Parking Plan was also submitted to demonstrate compliance 
with Stirling Supplementary Guidance (SG14: Ensuring a Choice of Access 
for New Developments).  Vehicle tracking had been provided for the site 
access using a 12-metre single decker bus and 12-metre refuse vehicle.  
Upon request Roads received further vehicle swept path analysis within the 
site layout, however this was for a 12-metre single decker bus.  Nonetheless, 
the routes analysed were extensive and demonstrated that a more onerous 
vehicle, such as a bus, can negotiate the proposed layout.  Transport 
Development therefore considered the provisions acceptable. 

2.36 The road and street layouts have been reviewed by both Transport 
Development and the Council’s Urban Designer to ensure that there is 
suitable connectivity between this development and Plean.  Amendments 
have been sought and achieved to ensure that footpaths have passive 
surveillance and link into existing routes in accordance with Policy 3.1 which 
seeks to ensure new development is safely and conveniently accessible by 
walking, cycling and public transport as well as by motor vehicles.  It is 
therefore considered that the proposal meets the requirements of Policies 1.1, 
1.2 and 3.1 with regard to transport matters.  Moreover, it is also considered 
that the submission has addressed third party concerns with regard to the 
impact that the development may have on the network and ensuring the 
safety of the proposed access. 

2.37 Affordable Housing/Mixed House Types:  Policy 2.2 (Planning for Mixed 
Communities and Affordable Housing) of the Development Plan requires that 
all new residential development schemes provide a range of housing of 
different types and sizes, as well as different types and tenures.  This 
proposal provides both a mix of tenures and a mix of house types and sizes.  
Of the units that are open market (88 in total) there is a mix of terraced (12 
units), semi-detached (10 units), detached (62 units) properties and 
townhouses (4 units).  Of the units that are affordable (29 in total), the mix is 
between terraced properties (21 units) and cottage flats (8 units). 

2.38 Initially the Council’s Housing Officers had requested that the applicant 
provides a commuted sum towards affordable housing rather than on-site 
provision or that the developer delivers 9 social rented housing units (7.5%) 
on site at nil cost to the Council.  The reasoning was that Plean is a lower 
priority for the delivery of new social rented housing and provision had been 
made in the Strategic Housing Investment Plan (SHIP) (key document for 
identifying strategic housing projects to assist the achievement of the Scottish 
Government’s affordable home completion target) for the development at 
Touchill Farm, Plean.  If Touchill Farm went ahead as programmed for 
2022/23, then no subsidy would be available for Cushenquarter.  However, 
the development of Touchill Farm did not take place when anticipated which 
meant it was unlikely to deliver the affordable housing until post-2027.  This 
meant that it dropped out of the SHIP horizon and allowed for the inclusion of 
the 29 social rented units at Cushenquarter instead.  The applicant proposes 
to provide 25% affordable units within the total number of residential units.  
Housing confirmed that they were content with the mix and type of affordable 
housing as presented within the application.  Housing considered that the 
location of the affordable units was advantageous in terms of access to the 
main road and services.  It was noted that the house type differed from the 
market homes but considered this to be normal and that the development 



effectively contains “streets” with a mix of market and affordable.  Moreover, 
the layout would make for ease of management once handed over. 

2.39 As per Primary Policy 2 (Supporting the Vision and Spatial Strategy) this site 
is identified for housing in the Local Development Plan and approval of this 
application will assist in ensuring that the Council continues to meet demand 
for housing within the area.  Furthermore, it is considered that the proposal 
complies with Policy 2.2 since the development incorporates a range of 
housing of differing types, tenures and sizes. 

2.40 Noise:  Noise is a material planning consideration and must be given due 
weight when determining an application.  The application was supported by a 
Noise Impact Assessment which sought to determine whether or not noise 
from road traffic and commercial sources was a constraint to the 
development.  The Noise Impact Assessment set out what mitigation 
measures were required to ensure that external and internal noise levels do 
not exceed the criteria.  Since further information on this matter is awaited 
from the applicant, conditions have been proposed to ensure that details can 
be agreed which ensure that the required standards are met at this site.   

2.41 Air Quality:  Air quality is a material planning consideration and must be 
given due weight when determining an application.  The planning application 
was supported by an Air Quality Assessment which quantified pollutant levels 
across the site, considered the suitability of the site for residential use and 
assessed potential impacts as a result of the development.  The Assessment 
considered that potential construction phase air quality impacts would be 
suitably mitigated by the use of good practice control measures.  Dispersal 
modelling was also undertaken to predict air quality impacts as a result of 
road vehicle exhaust emissions associated with traffic generated by this 
development.  The pollutant levels were below the relevant air quality 
standards and, as such, the location was considered suitable for residential 
use without the inclusion of mitigation measures.  The Assessment concluded 
that air quality issues were not considered a constraint.  It is therefore 
considered that the proposal complies with Primary Policy 1 (Placemaking) 
criteria (e), which seeks to ensure that developments have minimal impact on 
air quality, and that sufficient information has been submitted to address third 
party concerns regarding air quality.  

2.42 Odour:  Odour is a material planning consideration and must be given due 
weight when determining an application.  Given the site’s proximity to an 
existing waste water treatment works, located to the north east, there may 
have been concerns that odour emissions from these works could cause loss 
of amenity for future residents of this development.  The applicant undertook 
a Qualitative Odour Assessment to address these concerns.  Due to the 
prevailing wind direction (prevailing wind is west and south west), orientation 
of the site and nature of the potential odour releases (including operational 
measures implemented at the site) impacts were considered to be unlikely to 
result in any significant loss of residential amenity.  The Assessment 
concluded that applying the Institute of Air Quality Management (IAQM) 
assessment method indicated that the waste water treatment works was likely 
to have a slight adverse impact on the housing development and that an 
impact of this magnitude would not usually be considered significant whereby 
additional mitigation was required. 

 

 



2.43 Ecological Survey:  The application was supported by an Extended Phase 1 
Habitat Survey which considered the potential presence of relevant European 
Protected Species (bats and otters), badgers, water voles and potential 
breeding birds.  The surveys indicated that bats, otters, badgers and water 
voles were not an ecological constraint to development.  The site was of low 
potential value for breeding birds and breeding birds can be removed as an 
ecological constraint by undertaking site clearance and preparation works 
between late-July and mid-March to avoid the bird breeding season or an 
ecologist could undertake a site walkover before the commencement of 
works.  The possible impact on breeding birds has been addressed by the 
inclusion of a condition regarding the timing of the development or the 
requirement for a site walkover.  It is considered that the development 
complies with Primary Policy 8 (Conservation and Enhancement of 
Biodiversity) and, with the inclusion of the proposed condition, provides an 
appropriate level of protection to local biodiversity.  Moreover, it is also 
considered that sufficient information has been submitted to address third 
party concerns regarding the impact of the development on the local 
ecosystem. 

2.44 Flood Risk:  The application was supported by a Drainage Statement and a 
Flood Risk Assessment which took into account the risk of flooding of the site 
from two streams (one is a tributary of the Sauchinford Burn and runs close to 
the northern site boundary and the other is a tributary of the Plean Burn and 
flows along part of the southern boundary near the William Simpson’s Home) 
as well as from other sources such as surface water runoff, groundwater and 
local sewer system.  The Assessment found that the site was not at risk of 
flooding from the Plean Burn or Sauchinford Burn tributaries but that finished 
floor levels should be set and the development set back from the Plean Burn 
watercourse, which is already reflected in the site layout.  Furthermore, the 
site was not considered to be at risk of flooding from surface water runoff from 
adjacent land, groundwater flooding and it was not predicted that any water 
surcharging from the existing nearby sewer system would enter the site.  
Conditions have been recommended to ensure minimum finished floor levels 
and that there is a maintenance regime in place for the SuDS.  It is 
considered that this proposal complies with Primary Policy 5 (Flood Risk 
Management) in seeking to establish a precautionary approach to flood risk. 

2.45 Site Investigations: The application was supported by a Site Investigation 
report which assessed the ground conditions, the risk of contamination, gas 
emission etc.  The report was assessed by Environmental Health who noted 
that whilst these investigations were carried out, some further work was 
required before they were fully satisfied.  Conditions have therefore been 
recommended to address this matter.  It is considered that, with the inclusion 
of conditions, the proposal complies with Primary Policy 6 (Resource Use and 
Waste Management) criteria (e) which seeks to ensure that remediation is 
undertaken to a standard commensurate with its new use. 

2.46 Design:  The application was supported by a Design & Access Statement 
which sought to outline how the site fits into the vision for Plean and the wider 
setting, explain the principles to the physical characteristics of the scheme 
and the principles underpinning the design. It states that the “Vision for the 
area is based on the creation of a neighbourhood informed by the existing 
context, utilising the inherent assets of the area and its setting.  [The 
development] responds to and enhances Plean by extending the surrounding 
areas of woodland and vegetation to provide a sensitive south eastern 
expansion to the village.”  Since this is an allocated site, the acceptability of 



the principle of residential development in this location has already been 
established.  It is considered that the layout, building designs, linkages and 
planting are designed and sited to respect the character and amenity of the 
location and that the development creates a coherent structure of streets, 
spaces and buildings which complement and connect with the site’s 
surroundings.  Third parties raised comments with regard to the creation of 
urban sprawl and the effect that this may have on the character and identity of 
Plean.  It is considered that this development will provide an additional 
neighbourhood to the village which will integrate well within the landscape, 
providing a buffer strip with structural planting on the boundary with the 
William Simpson Home and beside the watercourse, structure planting, open 
spaces and footpath systems designed with external connections, as required 
under the Key Site Requirements set out in the Local Development Plan.  It is 
therefore considered that the proposal complies with Primary Policy 1 
(Placemaking) and Policy 1.1 (Site Planning). 

2.47 Infrastructure Provision/Legal Agreement:  Primary Policy 3 (Provision of 
Infrastructure) recognises that there will be significant infrastructure 
deficiencies as a result of the scale and location of development within the 
Plan therefore infrastructure provision and enhancement is likely to require 
input from developers.  Policy 3.3 (Developer Contributions) sets out that 
developer contributions will be sought where a development (or combination 
of developments) creates a need for new, extended or improved public 
infrastructure, facilities or services.  Developers will be required to make a fair 
and reasonable contribution, which is necessary and proportionate, to the 
scale and nature of the development.  The draft Supplementary Guidance on 
Developer Contributions (Feb 2019) recognises the additional pressure 
placed on infrastructure as a result of new development and that the 
development industry is required to provide mitigation through contributions.  
The draft Supplementary Guidance sets out the types and threshold of 
development for which contributions will be sought and the amounts payable.  
It should be noted that while the Supplementary Guidance sets out the 
amounts payable, such calculations were undertaken based on the 
information available at the time of drafting the Guidance.  During 
negotiations on any Legal Agreement it is likely that the contributions will be 
recalculated based on the most up to date information available.  
Nonetheless, the Guidance and the figures given below provide a reasonable 
overview of contributions.  It is considered that by ensuring the developer 
contributes to infrastructure provision, based on the scale of this 
development, any concerns third parties may have regarding this 
development contributing to infrastructure deficiencies have been addressed. 

2.48 Affordable housing developed by the Council or a Registered Social Landlord 
will not be required to pay contributions because their current funding 
arrangements do not enable developer contribution payments.  The developer 
is required to pay contributions on the market units only i.e. 88 units. 

2.49 As referred to within the above assessment, there are a number of 
infrastructure deficiencies that will need to be addressed through funding or 
provision set out within a Legal Agreement.  These will include: 

2.50 Primary and Secondary Education:  Securing developer contributions to the 
provision of primary and secondary education capacity.  The draft 
Supplementary Guidance on Developer Contributions anticipates the 
contribution to the mitigation for primary schools to be £6,288 per new house 
and the mitigation for secondary schools to be £5,254 per new house. 



2.51 Transport:  The City Area Transport Plan, within the Council’s Local Transport 
Strategy, identifies a package of essential measures which will mitigate the 
cumulative impact of development identified in the Stirling Local Development 
Plan 2018.  As a medium or large trip generating development, a financial 
contribution is required to address the development’s contribution to the 
cumulative traffic impacts within the area.  Given the information the applicant 
provided in the Transport Assessment and taking into account vehicles exiting 
the site to the south towards Falkirk, a developer contribution of 
approximately £16,375 has been calculated for this proposal. 

2.52 Health:  The draft Supplementary Guidance on Developer Contributions had a 
developer contribution of £2,078 per new house towards healthcare.  This 
figure was based on the cost of providing additional healthcare facilities in 
relation to the additional pressure brought by developments in constrained 
GP practice catchment areas.  More recently this contribution has been 
revised to £973 per unit. 

2.53 Waste: The draft Supplementary Guidance on Developer Contributions had a 
developer contribution of £60 per residential unit to the cost of receptacle 
provision and £42 per residential unit to the cost of the Household Waste 
Recycling Centre at Polmaise.  The overall developer contribution to waste is 
therefore £102 per residential unit. 

2.54 Affordable Housing:  The Legal Agreement will ensure 25% of the total 
number of units are affordable and will clarify what types of housing constitute 
affordable.  Whilst the Council has a preference for the provision of on-site 
affordable housing and this is shown on the plans, the Legal Agreement will 
ensure that, if for some reason such provision is not forthcoming, sufficient 
developer contributions will be secured to ensure the developer’s obligations 
are met.  

2.55 Open Space:  The draft Supplementary Guidance on Developer Contributions 
sets £1,000 per unit towards the off-site provision of open space.  This will not 
be a requirement in respect of this application since the developer has 
indicated their commitment to onsite provision.  Securing the onsite provision 
of open space has been addressed in the proposed conditions. 

2.56 In reviewing all the elements of this development it is considered that the 
proposal complies with the Development Plan, there are no material 
considerations that would weigh against it and the application is therefore 
recommended for approval subject to conditions and a legal obligation.  

 

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 19/00086/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 PL-01-003 
 

02D Site Plan PL-01-001 RevU 
 

03A General  
 

04A General  
 

05A General  
 

06A General  
 

07A General  
 

08A General  
 

09A General  
 

10A General  
 

11A General  
 

12 General  
 

13A General  
 

14A General  
 

15 General  
 

16A General  
 

17A General  
 

18A General  
 

19A General  
 

20A General  
 

21A General  
 

22A General  
 

23A General  
 

24A General  
 

25 General  
 

26A General  
 

27A General  
 

28 General  
 

29 General  
 

30A General  
 

31A General  
 

32A General  
 

33A General  
 

34A General  
 

35A General  
 

36A General  
 



37A General  
 

38B Details 18-166-30 RevB 
 

39B Details 18-166-31 RevB 
 

40B Details 18-166-20 RevD 
 

41 Landscaping 1092/03 
 

42 Details  
 

43 Details  
 

44 Details  
 

45A Site Plan  
 

46C Landscaping 1092/11 Rev F 
 

47C Landscaping 1092/12 Rev F 
 

48A Details 18-166-23 RevA 
 

48B Details 18-166-23 RevB 
 

49A Details SC10191/01 
 

50 Details SC10191/01 
 

51A Details 18-166-40 RevA 
 

52A Details PL-01-021 RevA 
 

53 General  
 

54 General  
 

55 General  
 

56 General  
 

57 General  
 

58 General  
 

59 Details TP258/SK/001D1 
 

60 Elevations  
 

61 Elevations  
 

62 Elevations  
 

63 Elevations  
 

64 Details Pl-01-004 
 

   

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

 

Erection of 117 dwelling houses, formation of access, open space, landscaping, SUDs 
and associated infrastructure at Land At Cushenquarter Farm,Plean - Persimmon 

Homes East Scotland & Story Homes Scotland Ltd - 19/00086/FUL 

 

Approve, subject to the following conditions:  
 
1. Timing and Provision of Access Prior to the occupation of any dwellings hereby 

approved, the vehicular access into the site from the A9 (Main Street) shall be laid 
out and constructed substantially in accordance with Transport Planning Ltd Drawing 
No. TP258/SK/001D (as set out in the Transport Assessment), or such other drawing 
as may subsequently be approved in writing by the Planning Authority. 

 
2. Phasing Plan:  Prior to the commencement of works on site, a phasing plan shall be 

submitted to the Planning Authority for written approval.  The phasing plan shall set 
out the programme of works and the proposed timing of each and all phases of the 
development.  It shall detail the provision of drainage, road construction, building 
construction (both market housing and affordable housing), play equipment 
installation, planting and other associated works for each phase of the development. 

 
3. Existing and Proposed Levels:  Prior to the commencement of works on site, full 

details of the existing and proposed ground levels, including details of any areas of 
ground retention, shall be submitted to the Planning Authority for written approval. 
 

4. Traffic Calming Scheme:  No dwelling within the consented site shall be occupied 
until a scheme of traffic calming, including relocation of variable message speed 
signage on the A9 along the site frontage, is laid out and constructed generally in 
accordance with Transport Planning Ltd Drawing No. TP258/SK/001D (as set out in 
the Transport Assessment), or such other drawing as may subsequently be approved 
in writing by the Planning Authority. 

 
5. Travel Plan:  Prior to the occupation of any dwellings hereby approved, a detailed 

Travel Plan for the whole development, which sets out proposals for reducing 
dependency on the private car, shall be submitted to and approved in writing by the 
Planning Authority.  

 
The detailed Travel Plan shall include: 
a) Measures for extending and/or increasing the active travel opportunities in the 

area; 
b) Details for the management, enforcement, monitoring, review, reporting and 

funding of these measures; 
c) Details of Residential Travel Packs to be distributed to each property on first 

occupation; and 
d) A system of management, enforcement, monitoring, review, reporting and 

funding arrangement to sustain commitments for the duration of the Travel Plan. 
 



The Travel Plan shall be implemented, as approved, from commencement of 
development to the date of completion of the development.  

6. Parking Requirements:  Parking requirements, including disabled spaces and cycle 
parking provision, shall be provided in accordance with Draft Supplementary Guidance 
‘Transport and Access for New Development’.  Driveways shall be dimensioned either 
3 metres wide x 5.5 metres long (single car) or 5.5 metres wide x 5.5 metres long/3 
metres wide x 11 metres long (2 cars) or a combination of the two to accommodate 
three cars.  Parking spaces within private car parks/parking courts shall be 
dimensioned 2.5 metres x 5 metres and be served by a 6 metre aisle width. 

 
7. Street Lighting:  No residential unit shall be occupied prior to the installation of 

operating street lighting and footways (where appropriate) serving that residential unit. 
 
8. Surface Water Drainage: The surface water drainage system shall be designed to 

the requirements and satisfaction of SEPA, The Water Authority and Stirling Council, 
taking account of the sustainable urban drainage (SUDS) principles and in accordance 
with the guidance given in ‘SUDS for Roads’.  The SUDS strategy will include details 
of measures to be employed during the construction phase of the project. 

 
9. Construction Traffic Management Plan (CTMP): No development shall commence 

on site until a Construction Traffic Management Plan (including a routing plan for 
construction vehicles) has been 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. 

 
10. Ultra-Low Emissions Vehicles (“ULEV”) Charging Strategy:  No residential unit in 

connection with the permission hereby approved shall 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:  

 

Thereafter, the agreed ULEV strategy shall be updated at regular intervals 
commencing from date of completion of the 100th residential unit and at 100 residential 
unit completions thereafter, until the completion of construction related operations. 

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



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

c) A timescale for implementation of charge points and associated infrastructure 
as it relates to the completion of development in each phase, sub-phase; and, 

d) Outline detail of a communication pack to be provided to each household on 
first occupation explaining how they can access electric car charging 
infrastructure. 

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

12. Provision of Play Facility:  Prior to the commencement of construction works on the 
44th market unit, the approved play facility (as detailed in drawing reference 
SC10191/01 – Drawing numbers 49A & 50) shall be completed in full and available 
for use. 

 
13. Broadband Connectivity:  Prior to occupation of the first dwelling on site, the 

developer shall install the necessary infrastructure to enable the houses to be 
connected to the existing fibre optic network, where available, and in accordance with 
the relevant telecommunications provider's standards. 

 
14. Landscape Provision:  All planting, as set out in the approved drawings (Brindley 

Associates, ‘Landscape Layout’, Sheet 1 of 2 and Sheet 2 of 2, Drawing No.1092/11, 
Rev F – Drawing numbers 46C & 47C), shall be in place before the occupation of the 
last private (market) residential unit. 

 
15. Landscape Maintenance:  Prior to the occupation of the first private (market) 

residential unit, full details of the arrangements for the factoring/management of the 
landscaped common areas and the equipped play areas shall be submitted to the 
Planning Authority for written agreement.  These areas shall be maintained thereafter 
as agreed. 

 

16. Programme of Archaeological Works:  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. 



17. Dust Management Plan:  Prior to the commencement of construction works the 
developer shall submit to the Planning Authority a Dust Management Plan, including 
the mitigation measures set out in Table 19 of the Assessment Report, for the 
Authority’s written agreement in consultation with Environmental Health.  

 

18. Noise Mitigation Measures:  Prior to the commencement of construction works the 
noise mitigation measures to be adopted at the site shall be agreed in writing with the 
Planning Authority, in consultation with Environmental Health.  The agreed noise 
mitigation measures must be fully implemented at the site before any of the permitted 
dwellings are occupied. 

 
19. Contaminated Land Investigation:  Prior to the commencement of any site works, 

the contaminated land investigation and any necessary remediation strategy for the 
site shall be approved by the Planning Authority in writing. 

 
20. 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. 

 
21. Confirmation of Remediation:  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. 
 

22. Unsuspected 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. 

 

23. Noise Mitigation:  Prior to commencement of construction the noise mitigation 
measures to be adopted at the site must be agreed in writing by the Planning 
Authority.  The agreed noise mitigation measures must then be fully implemented at 
the site before any of the dwellings hereby permitted are occupied. 

 

24. Traffic Noise:  The development must be designed and constructed to ensure the 
following noise level can be met at the site: 

Maximum Target Noise Levels 

Trigger Criteria (Free Field) Compliance Criteria  

55 dB LAeq,16h(07:00 – 23:00) 40 dB LAeq,16h(07:00 – 23:00) (Internal with Windows Closed) 

45 dB LAeq,8h(23:00 – 07:00) 30 dB LAeq,8h(23:00 – 07:00) (Internal with Windows Closed) 

 55 dB LAeq,16h(07:00 – 23:00) (External in private garden areas) 

 

 

 

 



25. Internal Noise Criteria:  The properties shall be designed and constructed to ensure 
the following internal noise levels are met within all homes built on the site: 

Compliance Criteria  

40 dB LAr, T (Internal with Windows Closed - Day) 

30 dB LAr,T) (Internal with Windows Closed - Night) 

 
For the avoidance of doubt, the above criteria relates to other noise sources which 
could have an impact on the site but excludes traffic noise.  

26. External Private Garden Areas:  The development must be designed and 
constructed  to ensure the following noise level shall not be exceeded in external 
garden areas during the day: 

Compliance Criteria  

55 dB LAr,Tr (External in private garden areas - Day) 

 
For the avoidance of doubt, the above criteria relates to other noise sources which 
could have an impact on the site but excludes traffic noise.  

27. External Plant:  No external plant (such as Air Source Heat Pumps) shall be installed 
at the site without the prior written agreement of the Planning Authority. 

 

28. Breeding Birds:  Any site clearance or preparation works such as vegetation 
removal or soil stripping, shall be undertaken between September and March to 
avoid the bird breeding season.  Where the aforementioned is shown not to be 
possible, the site shall be checked by an ecologist for breeding bird activity and 
appropriate buffer zones established around any active nests or areas with 
dependent young. 

 

29. Sustainable Urban Drainage System Maintenance (SuDS):  Prior to the 
commencement of works on site, details shall be submitted to the Planning Authority 
for written agreement providing a maintenance schedule for the SuDS including the 
appointment of a factor to carry out the maintenance. 

 

30. Minimum Finished Floor Levels:  The minimum finished floor levels shall not be 
less than those specified within Table 11 (Page 25) of the applicant’s Flood Risk 
Assessment undertaken by Kaya Consulting Limited and dated February 2019. 

 

31. External Lighting:  The external lighting associated with this development shall be 
designed and installed such that it will not cause disamenity due to light intrusion at 
surrounding residential properties. 

 

Reasons 

1. Timing and provision of Access: To ensure the development provides a safe and 
efficient vehicular access in a timely manner. 
 



2. Phasing Plan: To ensure agreement is reached between the planning authority and the 
developer in terms of the provision of certain aspects of the development. 

 
3. Existing and Proposed Levels: To ensure that up to date information on the site levels 

has been agreed since the previously submitted drawings detailing site levels do not 
represent the current housing layout.  

 
4. Traffic Calming Scheme: In the interests of road safety and the effective management 

of the transport network. 
 

5. Travel Plan: In the interests of sustainable transport and in order to reduce the impact 
on the transport network as a result of private motorised travel. 

 
6. Parking Requirements: To ensure that there is sufficient parking provided to serve the 

needs of all users within the development and that the parking is appropriately 
dimensioned. 

 
7. Street Lighting: In the interests of road safety and to ensure the provision of adequate 

pedestrian facilities. 
 

8. Surface Water Drainage: To ensure the treatment and attenuation of surface water 
within the development. 

 
9. Construction Traffic Management Plan (CTMP): To ensure the impacts of 

construction vehicles are fully understood and mitigated. 
 

10. Ultra-Low Emissions Vehicles (“ULEV”) Charging Strategy: 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. 

 
11. Ultra-Low Emission Vehicle (“ULEV”) Charging Points: 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. 

 
12. Provision of play facility: To ensure that the play facility is provided at an appropriate 

stage within the overall development. 
 

13. Broadband Connectivity: So that the necessary infrastructure to enable fibre-based 
high-speed broadband in new homes is available in accordance with Primary Policy 3 of 
the Stirling Council Local Development Plan 2018. 

 
14. Landscape Provision:  To ensure that the proposed planting is provided. 

 
15. Landscape Maintenance: To ensure that a long term maintenance regime is 

established. 
 

16. Programme of Archaeological Works: To safeguard and record the archaeological 
potential of the area. 

 



17. Dust Management Plan: To reduce emissions and contribute to better air quality by 
minimising dust during the construction, earthworks and trackout stages. 

 
18. Noise mitigation Measures: To ensure that the amenity of the residents of the 

proposed residential units is not adversely affected by noise. 
 

19. Contaminated Land Investigation: To ensure potential risks arising from previous site 
uses have been fully assessed and to ensure the proposed remediation plan is suitable. 

 
20. Remediation: To ensure the proposed remediation plan is suitable and to ensure the 

remedial works are carried out to the agreed protocol. 
 

21. Confirmation of Remediation: To provide verification that the remediation has been 
carried out to the authority’s satisfaction. 

 
22. Unsuspected Contamination: To ensure all contamination within the site is dealt with. 

 
23. Noise Mitigation: To ensure that noise issues are taken into account and that the 

amenity of future residents is not adversely affected by noise.  
 

24. Traffic Noise: To ensure that details can be agreed which ensure that the required 
standards are met at this site. 

 
25. Internal Noise Criteria: To ensure that details can be agreed which ensure that the 

required standards are met at this site. 
 

26. External Private Garden Areas: To ensure that details can be agreed which ensure 
that the required standards are met at this site. 

 
27. External Plant: Since no environmental assessment of such plant has taken place 

during the processing of the planning application and to ensure that the amenity of future 
residents is not adversely affected. 

 
28. Breeding Birds: To maintain a high due regard for the potential for breeding birds to be 

present within the application site and to ensure that breeding birds are not adversely 
affected by the development. 

 
29. Sustainable Urban Drainage System Maintenance (SuDS): To reduce the risk of an 

increase in surface water runoff from this site. 
 

30. Minimum Finished Floor Levels: To reduce the risk of flooding affecting the residential 
units hereby approved. 

 
31. External Lighting: To ensure that the amenity of existing residents is not adversely 

affected by the external lighting utilised in this development.   

  





Location of Development 
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